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ForeworC

As a publlc service to assist local housing activitles through
cletrrer understanding of local housing market conditions, FHA
inttiated publication of its comprehenslve housing market analyees
ear[y in 1965. While each report is deslgned spectfically for
FHA use in administerlng 1ts mortgage lnsurance operations, it
is expected that the factual lnformatlon and the findings and
conclusions of these reports wtll be generally useful also to
builders, mortgagees, and others concerned with local houslng
problems and to others having an lnterest in [oca[ economic con-
ditions and trends.

Since market analysls is not an exact science the judgmental
factor ls funportant in the development of findlngs and conclusions.
There wlll, of course, be differences of oplnion ln the lnter-
pretatlon of avallable factual lnformatlon 1n determlning the
absorptive capaclty of the market and the requlrements for maln-
tenance of a reasonable balance ln demand-supply relattonships.

The factual framework for each analysls 1s developed as thoroughLy
as possible on the basis of inforrnatlon available from both local
and natlonal sources. Unless speclficaLly identifted by source
reference, all estimates and judgments ln the analysis are those
of the authorlng analyst.
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A}IALYSIS OF ITIE
WASHINGTON D. C. -MARYLAND -VIRGINIA HOUSING MARKET

45 Or DECqMBER. L. 1965

Summary and Concluslons

Itre Washington, D. C., Houslng Market Area (HMA) is deflned as belng
coterminous with the Washlngton, Dlstrlct of Columbla-Maryland-Vlr-
ginia Standard Metropolitan Statisttcal A::ea. Ttte selectton of the
present slte cf Washington had 11ttle to do trlth prosPectlve economtc
advantages, but wds based on polttical conslderatlone. The economy
of the WashingEon area remains, to thls day, overwhelmtngly lnfluenced
by the presence of the Federal Government. Ttrls ts true deeptte the
f act that the Federal employment level constltuted t':nly 30 percent
of the nonagrlculEural wage and salary employment ln 1954, compared
with 34 percent in 1957.

For the first ten months of 1965, there wag an average of 1,018,600
civilian workers employed in the Washlngton HMA, a gain of 38,300
(about four percent) over the level for a correaPonding perlod in
1964. In 1954, civillan employment averaged 984'000, representlng
an average galn of about 34,400 Jobs a year over the previous seven
years. Since 1957, the economy of the t{aehtngton area has exhlblted
uninterrupted growth, wtth galns ln total employment varylng from
2,400 during the 1957-1958 recesslon to a gatn of 6Ir300 workere be-
tween 1952 and 1953. In 1964, unemployment averaged 23,300, or 2.3
percent of the civilian work force. Although the number of unemployed
persons ln 1964 is only I,200 below the peak (24,500).recorded tn
1958, employment has grown rapidly tn recent years, and the 1954 unem-
ployment ratlo was the lowest recorded for any year over the entlre
L957 - 1954 period.

The current median lncome of all famlliee tn the Hl.lA, after deductlon
of Federal income taxes, ts about $9,225, and the madlan tncome of
ienter householdq of laoqgrore persons |C $7r9_0Qr_ By L967, Bedlafi afgr-
tax aonual. lrrcome ls expected to increa-ee to $,9r900--for ell famtLtesr--and
to $7,500 for renter households of 2-or-utore Per8ons.

The current fopulatlon of the Washington area ls about 2,499,000 per-
sons, representing an annual lncrease of about 87,725 stnce the Aprtl
1950 Census totat of about 2,OO2,000. Ttre population of the HMA le
expected to tncrease by about 95,000 durlng each of the next t$ro years,
to a total of 2,69L,000 tn December L967.

Households currently number about 756r300, repreBenttng an tncrease
of about 29,2OA a year 8lnce the 1950 Cen6ue enumaration. By Decenbcr
l, 1967, household8 are expected to total 8241300r an tncrcale of
about 34,000 a year.
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The housing inventory of the Washington HI"IA currently totals about
792r80O units, an increase of 30,800 unlts a year since 1960. I^lith
the exception of a decline ln 1960 and agaln Ln L964, the number of
private housing units auEhorized by buildlng permits has increased
steadily slnce L957. The number of units authorized in the flrst
eleven months indicates rhat 1965 will be the peak year for the past
decade and one-half. In eleven months, just under 50,200 units were
authorized, about 4,675 unit,s above the previous peak (1963). Nearly
two-Ehirds of the unlts authorlzed since 1960 were for multlfamily
units.

There are some 27,500 available vacant housing units in the Washtngton
HMA, an over-all net avaiLabl.e vacancy ratio of 3.5 percent. There
are about 6,650 vacant housing unit,s avallable for sale, a homeowner
vacancy ratlo of 1.9 percenE, and approximately 20r850 units are for
rent, a rental ratlo of 4.9 percenE. The homeowner vacancy ratio is
unchanged from 1950, but the rental vacaney ratio represent,s an in-
crease fron 4.3 percent.

During Ehe next tr^ro years, there is expected t,o be an annual demand
for about 41,350 units in the Washington HMA, including 14r300 sales
unit,s arrd 27,050 untts of rent,al housing. Of che total rental demand,
iL ls estimated that 21,300 units can be marketed annually at rents
achlevable with market interesE rate flnancing and 5r750-units can
be absorbed only wlth the aid of publlc benefit or assistance programs.
This demand excludes public low-rent housing and rent,-supplemenL
accormnodatlons. Sales and rental demand schedules are shown separat,ely
for each of the constltuent, areas comprlsing the Washington HltA (see
table of contenEs).

r
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ANALYSI S OF IIIE
WASHINGION, D. C..MARYI.AI{D.WRGINIA, HOUSING MARKET

AS OF DECB{BER 1, 1965

Houeing MarkeE Area

For the purposes of thts analysls, Ehe lilashlngton, D.C., Houslng
Mtrhet Area (Hl,lA) is defined as coextensive with the Washlngton,
Dlstrict of Columbla-Maryland-Virginla Standald Metropolltan
Statlstical Area, which includes the Dlstrict of Columbla, Prlnce Georges
County, and Montgomery County, Maryland, and Arllngton and Falrfax Counties,
and the independent clties of Alexandria, Falls Church, and Fairfax,
Vlrglnia (see map). The 1950 Census reported a populatlon of about
2rOO2,OQQ persons in the flashlngton SMSA, nlnth largeet .ln the Unlted
States.l/

Aside from the Dlstrict of Columbla and Ehe. three lndependent citlee ln
the Virgtnla porElon of the HMA, Ehere were only six citlee ln thc EllA
whlch had populations ln exceee of 1O,OO0 persons tn 196O. there rrere a
nunber of unlncorporaEed places ln the hlghly urbanlzed area contlguous to the
Dtptrlct of Columbla whtch are of signiftcant Blze, however. Based on
Ehe 1960 Gensus dellneatlon of unincorporated areas, there were six
unincorporaEed areas wlth populations l.n excess of lO,OOO Persons. the
three largest, Bethesda, Sllver Spring, and llheaton, had populations
exceeding 5OTOOO persons each ln 1960. All were located ln Montgomery
County, Maryland.

the Washington area is served by four Interstate rouEe6 and a complex
network of SEate and local highways. Twelve airlines offer a comblned
rotal of about 620 dally flights from the Washington Natlonal Alrport,
ten airlines offer about 19O daily flights out of Friendship Internattonal
Airport, and nlne airllnes offer a total of 1OO dally flights out of
Dultes International Airport. In addlElon, five rallroads offer Passenger
service in the trlashlngton Area

Large metropolltan areag nearesE Lo WashingEon tnclude Baltimore
(38 miles), Phlladelphta (142 mtles), New York (225 aLles), and Plttsbtrrgh
(23O miles).

Ll Inaemrch a6 the rural farm populatlon of the llashlngton area
constltuted only 0.7 percent of Ehe toEal populatlon ln 1960, at1
demographic and houslng daEa used ln thls analysle refer to thc tottl
of farm and nonfatm data.
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Econonv of the ATea

Character and Hlstory

ftre PoEomac River site of the Capital of the United States was chosen
by George llashlngton and accepted by Congress ln 1790, establlshlng the
Federal DisErlct of Columbia. the clty of $ashington is coextenslve
wlth the Distrlct of Golurnbla. At the tlme the site of thc Capttal
oi the Natlon rms selected, GeorgeEown was a busy seaport communlty of
algnlflcant eize. the cotrerstone of the Capltol bulldlng was eet ln
1793 and Congress moved frm Phlladelphta to the newly-g6rnpleted north
aectlon of the Capitol ln l8OO. The Presldentrs house was flrst occupied
by John Adams ln 18OO. In 1814, followlng the Battle of BladensburSr a
Brltlsh force entered gaahlngton, burned the Presldentrs house, the
partlally-completed Capitol, and other btrlldlngs. Reconstructlon work
began soon after the war and the rulned buildlngs were restored. Ttre
tem lttlhite Housetr datee from thle reconsEruction era when the flre-
blackened wa1ls were palnted wtrlte.

The selectlon of the present 61te of I{ashlngton had little to do wlEh
prospective economlc advantaSea, but was based on polltlcat conelderatlons.
lhe econony of the llashlngton area remalns, to this day, overwhelmlngly
lnfluenced by the presence of the Federal Government. Ihls ls true
desplEe the fact that the Federal employnent level constltuted 30 percent
of the nonagrlcultural wage and salary employment ln 1954, compared wlEh
34 percent tn 1957. Other capltal cltles such as London and Parlsr 8t€
lmportant tradlng and manufacturlng centers, 8s well as seats of the
natlonal government. In the llashingron area, however, manufacturlng
lndustrles have not ehown lndependent development of any elgnlflcance.
Baslc employment ln the llashington area oonsists of the clvl1ian enployees
of the Federal Government, milltary personnel statloned ln Ehe area, and
euployees of organlzatlone located ln the area because the Federal
Government has headquarters here. these lnclude the news medla, unlon8,
lobbytats, trade assoclaElons, nonproflt groups, forelgn representatlves
and thelr etaffs, rrtd those r*ro cater to the Eourtet trade. Changee ln
the level of employnent ln the Iaehlngton area, Eherefore, are detemined
largely by changes ln tha amploynent levels of the Federal Governnent.

Enplovment

Current Estimate. Accordlng to the UnlEed StaEes Employment Servlce,
there wa6 an average of 1101816OO clvilian workers employed ln the
Xarhlngton HMA 1n the flrsttcnmonths of 1965, a galn of 38,3OO (about
four percent) over the level for Ehr corr€spondlng pertod in 1964 (eee table
I). Ttre 1955 average lncludes 9I3,OOO wage and sa1ary r.rorkers and 1O5r5OO
other workers, lncludlng eelf-enployed, unpald famlly workers, domertlcs in
prtvate houeeholds, and fa'rm workers.
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Past Trend. The economy of the Washington area has experienced uninter-
rupted growth for a number of years. Since 1957 , employment gains in
nonagricultural wage and salary employment occurred for seven years in
succession, averaging 28,80O jobs a year from 1957 to 1964 (see table Il).
Gains varied from 6,400 during the 1951-1958 National recession to 42,10O
frcrm 1961 to 1962. The average number of wage and salary jobs in the first
ten months of 1965 was 38,300 (about four percent) above the average for
the corresponding period in 1964.

Distribu_tion bv -.!!e1g.I-_I_qdug.lly.. The relative insignif icance of manuf ac-

-uring industries in the Washington area has been suggested earlier, and

is exemplified by the fact that manufacturing employment. accounted for
only four percent of wage and salary employment in 1964. This proportion
remained virtually unchanged from 1957 to 1954, varying by no more than
one percentage point during the entire period. For the country as a

whole, manufacturing employment accounted for 30 percent of the wage and

salary employment in 1964.

In 1964, nearly 70 percent of the nonagricultural wage and salary employ-
ment was concentrated in three industry groups. Employment by the Federal
Government accounted for 30 percent of the 1964 wage and salary employ-
ment, followed by services (20 percent) and trade (19 percent). No other
single industry group accounted for more than eight percent of wage and

salary employment in 1964. Employment by State and local governments
accounted for eight percent of the wage and salary employment in 1964,
followed by construction (seven Percent), finance, insurance, and real
estate (six percent), and transportation, communications, and public utili-
ties (five percent).

With the exception of EransporEation, communications, and public utilities,
services, and Federal Government emplcyment, changes in the distribution
of employment by individual industry groups have been relatively minor
since 1957. Transportation, communications, and public utilities declieed
from seven percent of the wage and salary employment in 1957 to five per-
cent in Lg64, while the service industry increased in importance from 16

percent to 20 percent during the same seven-year period. Federal Govern-
ment employment accounted for 34 percent of the wage and salary employ-
ment in 1957, declining to 30 percent in 1964.

In the first ten months of L965, manufacturing employment was 2r200 (six
percent) above the average for a comparable period in 1964. From 1957

to 1964, gains in manufacturlng employment averaged about 1,050 jobs a

year, accounting for less than four percent of the growth in wage and

salary employmenE. r Nevertheless, manufacturing employment increased during
the 1957-t958 and 1960-19.61 recessions, two periods in which losses in
manufacturing employment charactertzed most other major metropolitan areas.
ln an area such as the Washington HMA, where manufacturing employment is
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relat,ively insignificant, it is likeIy EhaE the products of manufac-
turlng lndustries are consumed localIy; this ls confirmed by the fact
thaE most manufacturing industrles produce food products and buildlng
maEerlals. Most of the oEher lmportant manufacturers are ln Ehe pr,i-nt-
ing and publishing industry or are government contractors in fields
closely allied to natlonal defense. These, of course, serve a wlder
market, but their primary market is highly 1ocaI.

Historically, the basic source of economic growth in the washington
area has been the Federal Government and related functions. Conse-
quently, significant gains in nonagricultural wage and salary employment
have occurred principally in nonmanufacturing. In the first ten monthg
of 1965, employment in nonmanufacturing was 35,100 (about four percent)
above the average for a corresponding period ln 1964. From.1957 to
1964, nonmanufacturing exhlblted uninterrupted employment gains, addlng
approximateLy 27,750 jobs (about f,our percent) each year. The smallest
annual gain in nonmanufacturing employment occurred during the 1957-1958
recegslon when 5,800 jobs were added. The effects of the 1960-1951
Natlonal recesslon were hardly notlceable locally as nonmanufacturlng
lnduetrles added 22,3o0 jobs during the perlod. Reftectlng rhe general
prosperity which has characterlzed the Natlonal economy stnce 196I and
effects of the Vietnam confllct, nonmanufacturlng employment. has grown
by about 36,150 jobs a year over Ehe past Ehree full years.

The largesE single gain over the seven-year period occurred in the eervlces
lnduetry, in whlch an average of 8,875 workera rdere added each year, com-
prlslng 3t percent of the growth in wage and salary employment durlng Ehlsperlod. Although Ehe growth of employment in the servlces industry has
been slgnificant nationally ln recent years, the growth of thls industry in
the Weshington area reflects the attract.ion of the Natlonal Capital to tour-lsts and the lnflux and development of numerous research and development
ftrms, nonprofit. associatlons, and professtonal and business services flrms
whlch find it advantageous Eo be In dlrect contact. with the varioue agencles
of the Federal Government. From 1957 to L964, employment gains averaglng
5,325 (four percent,) a year occurred ln trade, accounting ior 19 percent of
the wage and salary growth. Retall trade accounted for the bulk of the
growth ln the Erade segment from 1957 Eo L964. Employment galns at the
Federal leve1 accounted f.or 62 percent, (4,850 jobs a year) of the growEh ln
government employment. and 17 percent of che wage and salary growth over the
seven-year perlod.

Other segments of the economy which ehowed significant employment gaine
from 1957 to L964 lnclude state and local governmenl (2,950 jobs a year),
constructlon (3r 475), and flnance, tneurance, and real ettate (z,o2i).
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Although the transportation, communications, and public utilities
industry exhibited a decline of 325 jobs a year Erom 1957 to 1961, this
segment grew by 970 jobs annually from 1961 to 1964. This industry
showed a general decrease in employment natlonally. It is likely, how-
ever, that the large increase in total employment in the Washington area
since 1961 has increased the demand for services, particularly in public
utilities. The transportation, communications and public utiIities
sector is composed of interstate railroads, transportation (excluding
railroads), and communications and public utilities. Erom 196I to 1964,
a gain of'3r100 jobs in the communications and utilities segment offset
a loss of 200 in the interstate railroads industry

Prlncipal Emplovers

There is no single dominat,lng manufacturing employer in Ehe Washington
area aE the presenE time. Local sources lndlcate no more than 20 mBDU-

facturlng firms with emplo)ment ln excess of [,0O0 each. Ihe lack of m4jor
manufacturlng firms in the fashlngton area reflects, to some ext,ent, the
proxlmity of the HI'IA to the lnduatrlally-orlented clty of Balttnore.

Ttre Federal Government is unquestlonably the leadlng employer in Ehe
llashlngton area as well as the baslc source of employment. Although
Federal employment declined ln relatlve importance from 1957 to L964,
it, out-ranked the next most lmportant industry group (services) by
more than 95,OOO jobs in L964. As table III shows, Federal clvillan
employment increased moderately by about 15r550 from June 3O, 195O to
June 3O, f95O. Since that time, however, Federal employment galns have
more Ehan doubled, totaling 35165O new jobs from June 3O, 1960 to
September 30, i955. This slgniflcant lncrease ln recenE years results
primarily from expansion in Executive Departments such as Defense, State,
Commerce, and Health, Educatlon and t{elfare.

Ttre Executive Branch of the Federal Government 1s the most significanE
employer ln the Federal system, accounting for over 9O pereent of the
total Federal employment. Employment levels ln this branch of the govern-
ment tend to fluctuate more wldely than elther of the remaining branches,
princlpally because of fluctuatlons in defense-orl,enEed agencies; In
September 1955, the number of civlllans employed ln the Department of
Defense constituted 3L percenE of the clvlllan emplolrmenE ln the Executive
Branch and 28 percent of the total Federal employment. ltre large lncrease
in Executive Branch ernploymenE fronr l95O to l95I reflecEs the outbreak of
the Korean tlar, followed by an abrupt decllne wlth the cessatlon of
hostlllties (1953). Slnce 1958, however, Executlve employrnent has been
trending upward steadlly. The galn ln recent years can be attrtbuted

a
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to the expanding Health, Education, and Welfare programs, and the build-
up of defense-connected agencies resulting from increasing hostilities
in Southeast Asia.

Mi litarv

Inasmuch as the washington HMA is headquarters for the Department of
Defense, uniformed military personnel and civilian employees of the Defense
DeparEment comprise a sizeable portion of the area employment. rt is
important to note that military personnel are excluded from employment
data reported by the United states Employment Service. civilians
employed at military installations are, however, included in the 'rFederal
Governmentrrclassification. In September 1965, military-connected civilian
employment constituted about eight percent of the total number of persons
employed in the Washington area. Reflecting Ehe internat,ional climate,
both uniformed military and military-connected civilian personnel
increased sharply during the Korean War period (l-950-1953), and
contracted abruptly soon after the Eruce ( 1953). Both groups have been
increasing in size steadily in recent years, in response to E,he increasing
Eenslons in Southeast Asia.

The most prominent Army facilities in the Washington Area lnclude the
Walter Reed Army Medical Center, Army Map Service, Arlington Hall, Fort
Belvotr, Fort McNair, Fort Myer, Cameron Station, and the Diamond Ordnance
Fuse Facility. Naval facillties are numerous in the Washington area. Ihe
most slgnificant include the Bethesda Natlonal Naval Medical CenEer, Naval
Ordnance Laboratory, NavaI Weapons Plant, David E. Taylor Model Basin,
Navy Securlty Station, Naval Air FaclIity, and the Photographic Center.
Ttre Air Force has two najor facilities in the l.Iashington HMA, Bolling
Air Force Base and Andrews Air Force Base.

In additlon to these operational installations, there is, of course, sub-
stantial employment of both military personnel and civilians at the Pen-
tagon and other Department of Defense headquarters locations in the area.
As table IV shows, the number of military Personnel in the Washlngton
tlMA has varled according to changes in international tensions. In recent
years, the mllitary in the HMA has undergone mocieraEe, but steady exPan-
slon.

Unemplovmen t

Untted States Employment Servlce data indicate that the number of unem-
ployed persons ln the Washington HMA averaged 23,300 during 1964' ot 2.3
percent of the civillan work force (see table I). Although the number of
unemployed persons in 1954 ts only t,200 below the peak (24,500) recorded
tn 1958, employment has Srorrn rapldly ln recent years, thereby reduclng
the unemployment ratto to the lowest recorded over the enttre L957'1964
pertod. The U. S. Department of Labor currently classifles the Washlngton
HMA as a ilBr area, tndlcatlng a low level of unemployment and an unemploy-
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ment ratio of 1.5 percent ()r more, but less than 3.0 percent. Based on
annual averages since 1,95-7, unemployment in the Washington area has ex-
ceeded 3.0 percent once (195S), reflecting the extreme stability of
the economy of the Washington area.

Geoeraphic Distribution of Employment

The United SEates Employment Service compiles separate daEa for the
District of Columbia and the Virginia portion of the HMA, as well as
the HMA as a whole. Employment data for the Maryland portion of the
HMA may be derived by subtracting District of Columbia and Virginia
daEa from the HI4A total (see table V). These data exclude Federal
Government employment, however, since the Civil Service Commission
reports employment by the sections of the ltashington area for Ehe month
of December only. In L964, the District of Columbia accounted for 54
percent of the total employment in the HMA, excluding Federal Civil
Service employees. The Maryland and Virginia portions accounted for 25
percenE and 20 percent, respecLively.

Since 1960, many (smal1) firms have heen attracted to the suburbs of
Maryland and Virgini.r bv the large tracts of l.rnd avaitabte, lower taxes
and tess traffic congestion. The resrrlt has heen a decrease in the pro-
portion of the total area employment in the District of Columbia. From
196O to 1954, employment ln the District of CoLurnbta declined from 59

percent to 54 pereent of the total. Employment in the Marytand ancl Vir-
ginia portions of the HMA harre lncreased ln importance in recent years'
althoughtheemptoyrnentgrowthhast'eenmoreextensiveintheMarvland
portlon of the HllA. .\s a proportion of all manufacturing employment
in the HI''I A, manufaeturing employment in the District of Coltrmbia declined
sharply from 77 percent in.1950 to 52 percent in 1964. From 1960 to
1q64, nonmanufacturlng in the District of Columbia also decreased as a

proportion of total nonmanufacturing employnent in the }ll'iA, though not
as rapidlv as manttfacturing emplovment.

The table on the following page illustrates Federal civilian employment
trends by major segments of the HMA. The proporEion of loca1 Federal
employment which is in the District of Columbia remained virtually unchanged
from December 1955 to 1954, accounting for about 7O percent of the total
over the ten-year period. From December 1955.to December L964, the number
of Federal employees in the Maryland segment of the HMA almost doubled
while Federal employment in the Virginia segment declined. As a result, Ehe
relative importance of Federal employment in the Maryland segment increased
from lo percent in 1955 to t6 percent in 1964, while the proportion of
employment in the Virginia segment declined from 18 percenE to 15 percent
of the tota1.
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Geoeraphic Dlstri bution o f Federal Civilian Emplovment€/
Washington. D.C.. Housing Market Area

December 1955-December 1964
(in thousands)

Marvland

22.5

Vi rginia HMAD.CDate

December 1955
r' 1956
I Lg57
ri l g5g
r 1g5g

'r lg5c
l' 196l
tt Lg62
r' 19 53
n Lg64

r63.3
155 .8
r54.7
L52.7
166.3
169 .0
172.t
179.9
L84.2
185. 2

23.
23.
27.
27.
30.
33.
37.
40.
42.

I
9
3
5
2
6

3
9
4

6
4
5
o
3
7
6
2

1

5

4r
42
36
38
37
36
37
38
38
40

227.5
23L.4
225.1
228.O
23L.t
235.9
243.2
255.3
263.2
268.r

2/ Excludes persons temporarily employed at the Post Office Department.

Note: components may not add to totals because of rounding.

Source: Civil Service Commission.

For a number of years Federal agencies (new and existing) have located
in the Maryland segment of the IMA simply because of the availability
of adequate sttes near existing and planned arterials. In addition,
existing agencies have moved some of their functions to the outlying
areas for pr:rposes of efficiency. Mequate sites within the District
of Columbia are scarce and many have been acquired only after exEen-
sive rehabilitation or demolition.
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Future Empiolnnent Prospects

The primary consideration regarding prospective employment in the l,lash-
ington area is the emplolment. outlook in t.he Executive Branch of the
Federal Government. The prospects are for some continued growth ln clvi-
lian employment, especially if tensions in Southeast Asia continue. A

negative factor in the Federal employmenE picture is the large number of
Federal employees who have taken advant,age of the recent reti-rement in-
centive program and the policy of eliminating these jobs as people have
retired. This program will undoubtedly have some dampening effect on t,he
level of Federal employment growth. The future number of military person-
nel station.ed in the Washlngton area will reflect changes in the interna-
tional climaEe.

The ouElook for civilian employment, other than Federal, is for continued
growth, but at a moderate rate. Local sources indicate that over the
December l965-December 1967 forecast period it is unlikely that the economy
of the Washlngron area will grow at the rate of the 1961-1964 period. As
in the past, trade and services are expected to account for a sizeable por-
tion of the projecEed employment.

On the basis of the factors discussed above, it is estimated that abouE
64,000 jobs (32,000 annually) will be created in the Washington HI'IA over
the next Ewo years. The projected Ievel of civilian employment is slighEly
below Ehe average increase of 34,400 jobs a year which occurred over the
1957-1964 period, but is about the same as the 321400 average annual ln-
crease which occurred from 1963 to 1964.

Income

Inasmuch as Federal employment is t.he nucleus of the Washington economy,
it would be more realistic to consider changes in the annual median salary
of Civil Service employees in the Washington area as indicative of income
trends rather than manufacturing wage rates which are considered to be the
best lndicator in mbst sections of the country. These data include only
those full-time employees in the Washlngton area who are subject to the
Classification Act of L949. This group comprlsed roughly Ehree-fourths of
all Civil Service employmenE in the Washington HI"IA ln 1965. The median
salary of $6,770 as of June 30, 1964 represents an increase of $11530 (29
percent) since June 30, 1959. Over 60 percent of the lncrease ln the annual
median salary occurred from 1962 to L964, reflectlng an increase in the num-
ber of employees in the upper lncome strata of the various Federal agencies
in the Washlngton area, resulting from promoLlons, increased hiring of per-
sonnel in Ehe hlgher pay grades and four increasea ln the salaries of Federal
employees.



. ll -

Avercge Annual Medlan Incone of Clvll Servlce -alloYeeS-
c t

June
lt
ll
lt
lt
ll

30'
r
ri
ll
ll
It

1959
r950
1961
L962
r963
r964

DaEe

Medlan
ealariy

95,24O
5,28O
5,82O
5,820
6,225
6,77O

. dl Includes only thoae enployeee subJect to the

. 
Claeetf,tcatton Act of 1949.

Source: Clvll' Qer-vlce Comlaelon.

?he eetfuiated current nedlan annu8l tncome of all famtliee tn the
I{aahlngton HMA, after deductlon of Federal tncome taxee, le about
$91225 and the medtan lncone of all rentcr houaeholds of Z-or-more
pergone ls about $7,000. By 1967, the nedlan annual after-tax tncome
of all faurllles ls expected to approxlmatc $9r900 and that rentcr
famlltee 1a expected to rlee to $71500. ltedtan tncomee ln the three
naJor Bectors of the II!1A are ehown ln the followlng table.

Dcoenbor 1065 Deceuber .1967

All
fanlltm

-

BGottr
leslrlsltle/

At1
fasrlllea

0 ,7;87s
10,550
10,700
9,900

Renter
houscholde

$6,575
7,975
8,075
7,500

il
Area

Dtstrlct of Colnubla
llaryland porttorr
Vtrgtnta porElon

HMA total

al Excludor one person r3nter houacholda.

Source: Eatlnated by Houctng t{aslot Analyst.

07,
9,

t0
I

96, l5o
? 1425
7,525
7r000

t2,
t50
000
225



L2-

Tables VI and VII presenE Ehe distributlon of all familles and renter
familles by lncome classes for 1965 and 1967. Approximately L2 percent
of all families and 21 percent, of rent,er households of 2-or-more persone
have after-tax lncomes of less than $41000. About 44 percent of all
families ar,d, 26 percent of all renter households have after-tax incomes
in excess of $101000 a year.

,



87,725 persons (3.9 percent) a year over
stantially above the average of 53,8OOrpe
each year during the 1950-195O decade.:'
HMA has experienced a galn of about 54'07
year since April 1950, accounEing fot 62
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Demoeraph lc Factors

Popu latlon

Current Estimate. The popul.atlon of Lhe l{ashingtoD, D.C., HMA totals
; .rti*.t"d 2,Z99rOOO persons as of December 1965. About 4O percent
(1,OO4,7OOof tire current populaElon resldes in the Maryland portion of
the HMA, 3l percenE (78O,OO0) lives ln the Dlstrlct of Columbia, and
the remaining 29 percent (714,3O0) Ilves ln the Virginia portion of the
HI'{A. Ttre populatlon of the tlMA and of selected comPonents is shown in
table VIII.

PasE Trend. The current populatlon represents an lncrease of about
the Aprll f96O total, sub-
rsons (3.1 percent) added
The Maryland portion of the
5 persons (6'4 percent) a
percent of the population

growEh. In the preyious decade, census data lndicate that the popu-
lation in the Maryland porElon gr'ew by about 34,OOO (5.7 percent) a

year. Since 1950, much of the growth in the Maryland segment has occurred
in areas contiguous to each other and the Distrlct of Columbia. Ttre popu'
lation of the Virglnia portion of the HMA has lncreased by about 30'825
persons 15.O percent) annually since 195O. Populatlon growth was

slightly lower during Ehe previous decade' averaging 23,650
a year ln the Virginia suburbs. Although the populatlon of the Dlstrict
of Columbia has grown at a rate of less than one-half percent a year (about
21825 persons) slnce Aprl1 1960, the net galn ln recent years rePresents
a reversal ln the populatlon trend of the previous decade when the clty
lost an average of over 3,8OO Persons a year. Ttre table below shows a
sunmary of population trends slnce 1950 and a two-year projectlon to L967.

L/ A11 annual average Percentage changee, as used ln Ehis report, are
to calculaEe the ratederlved through the use of a fotmula dealgned

of change on a comPound baels.



Date

April r95O
ApriI 1960
December 1965
ilecember 1967

'L4'
Population Growth Trends

Washlngtotr, D.C., HMA

April l95o-Decernber 1957

Population

I ,464,O99
2rool,897
2,499,AOO
2,5gl,ooo

Average annual change
from p6eceding date

Number9' Percent

53,8OO
87,725
96, ooo

3.1
3.9
3.8

a/ Rounded

Sources: l95O and 196O Censuses of Population.
1965 and 1967 estimated by Housing Market Analyst

Esti.mated Future Poo u lation . Based on past trends of employmenE,
population and migration, Ehe populatlon of the I,Ia

expected to lncrease by about 9610@ persons a yea
shington HMA is
r to a total of

ahout 2r6gL,OOO by December L967. The projected level of growth
represents an average &nnual rate of 3.8 Percent, virtually the same

raEe of population growth rvhich has characterized the Washington area
in recent years. The Maryland segment ls expeeted to grow by approxi-
mately 56,5OO persons a year (59 percent of the projected growth),
while the Virginla portion is expecEed to grow by 37r&OO annualIy. The

population of the DistricE of Columbla ls expected to increase by about
2,lOO persons a year, a leve1 of growth below that of the 1960-1965 perlod'

Natural Increase and Migratlon. Durlng the l95O-[95O decade, the net
natural increasu-(ffiffirrths ovei deaths) inthe lJashington Hl"lA

averaged 33,2oo annually whtle Ehe total population grev, by about
53,80O a year, indlcating an annual netin-migrati.on of approximately
20,600 persons into the area. The Maryland portion of the HMA had a

net in-migraEion of almost 22,4OO a year, conpared with 14rO5O ln the
Virginia segment. From l95O to 1960, the District of Columbia lost an

average of 15,85O persons annually as a result of out-migratlon. ln
addition to Ehe large number of persons who mlgrated from Pennsylvanla,
West Virginla and outlying counties of Maryland and Vlrglnia lnto the
Washington HMA during the 195O-1950 decade, the in-nigration experlenced
in the suburbs was affected strongfy by movement from the central elEy
(see table IX).
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since 1950, net in-migration into the tMA has averaged 48,375 persons
annually, more Ehan double the average in Ehe previous decade.
The level of in-migrat,ion into the Maryland suburbs of the tMA has
averaged 37,575 persons a year since 1960, a level 67 percent abovethat of the 1950-1960 pertod, while ln-mlgrarion in rhl virginia port,ion
increased to an average of 19,425 persons annually. out-migiation fromthe District of columbla has averaged 8,625 persons a year from l95o tothe present, about one-half of the 1950-195O level. The sharp reductionin out-migration from the District in recent years has enabled the
central city to exhibit modest, but posltlve population growth. New
housing in renewal areas, the growlng cost and inconvenience of commuging,
and the trend toward apartment llving have undoubtedly eontributed tothe substantial reduction in the level of out-migration from the Dlstrictof Columbia since i96O.

Pis9Sibutign.hy.Aee. A comparison of rhe population of Ehe HMA by agein 195O and t96O is presented in table X. Just under 60 percent of thetotal population growth durlng the ten-year period represlnted an increasein those less than 20 years oId, a reflection of the frign Uf.th rates of
the post-World fiar II and Korean Conflict periods. et the present time, some
persons in this age group are marrying and formlng new households, andare, in part, responslble for tke growlng demand for small apartments.
The post-war baby boom ls further feflected in the reduction in the median
age of the population of the Hl,lA from 3o.5 years in l95o to 2g.9 years in1960. The number of persons in the 20- through 2g-year age group
remained virtually unchanged over Ehe decade, reflecting it"-low birth
rates of the economically depressed 1930's.

!{hereas the number of persons ln age groups 2O through 49 years declinedin the Distrlct of Columbia, these groups exhlblted posirive gains in Ehe
suburbs from 195O to 195O, another reflection of the substantial our-
migration from the central clty.
Househo lds

Current Estimate. There are approxlnr,ately 756,3OO households (occupied
dwelling units) ln the t{aehington HMA as of December 1955 (see rable XI).
Currently, households ln the ltaryland segoent constltuEe 37 percent (278,8OO)
of all households, an increase from 32 percent in 195o. Households in
the Dlstrict of Columbla currently comprlse 35 percent (272,5OO) of the
total, represenEing a substantlal decllne from the 196o proportion of
43 percent. Ttre proportion of households ln the Virgtnia segment ls 27
percent (2o5,ooo) at present, up sllghtly from the 195o proportlon of
25 percenE.
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PasE Trend. The current number of households in the Washi ngton area
represent.s an average annual gain of about 29,2OO (4.4 percent) since
April I96C. The annual level of household growth in recenE years is 57
percent higher than in the previous decade when an average 18,55O house-
holds (3.8 percent) were added each year. A portion of the increment in
households over the l95O-196O period resulted from a change in census
definition from I'dweLling unitrt in the 195O Census to|thousing unittr in
Ehe L96O Census, whereby a number of small furnished-room type of
accommodaEions were classified as housing units and their occupants
as members of households for the first time in the 1960 Census. Parallel-
ing population gains, the most rapid household growth since 195O has
occurred in the suburbs. The number of households in the Maryland portion
cf the Hl,lA grew by 16,100 (7.1 percent) a year from 1960 to the present,
substantially above the averErge of about 9,125 (6.7 percent) added annually
during the p.revious decade. Growth in the Virginia segment of the HI'{A

averaged 9,5OO (5.4 percent) a year since 1960, compared with approximately
6,625 (5.8 percent) added each year over the l95O-1960 period. In contrast,
households in the District of Columbia increased by 3,600 (1.4 percent)
a year since 1960, up somewhat over the 2,8OO households (I.L percenE)
added annually between 195O and 1960. From 195O to 1950, the population
Ioss in the District of Columbi.a was offset by a sharp decline in the
average household size, enabling a modest, but posltive household growth
in the District of Columbia over the period.

Household Trends
llashington, D.C., HMA

ApriL 1950-December 1967

, Date

April 1950
Aprit 1960
December 1965
December 1967

al Rounded.

Sources: 195O and
1955 and

Househo ld s

4o5,111
59O,62r
755,3OO
824,3OO

Average annual change
from precedins date

Numbe#' Percent

18,55O
29,2OO
34,OOO

3.8
4.4
4.5

1960 Censuses of Housing.
1957 estimated by Housing Market Analyst.
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Future Household Growth. On the basts of anttcipated lncreases tn enploy-
Eent opportunltlee, populatlon galne, and a dectlne ln average houeeho [d
slze, the number of householda ln the t{ashington, D.C., HMA ts expected to
lncrease by approxlnately 34,OOO (4.5 percent) during each of Ehe next
two year6 to a Decenber 1957 total of 824r3OO. As ln the past, the bulk
of household growth wtll be concentrated ln the suburbs. Approxtnatel.y
17r8OO households are expected to be added annually tn the Maryland eegnent,
sllghtly above the level of growth whlch occurred fron l95O to 1955.
Households in the Virglnta segluent are expected Eo grow by about l2,2OO
a year, nearly 3O percent above the average annual experience gLnce 1960.
The number of houeeholds ln the DlsErlct of Columbia ls expected to
continue to increase by about 4,OOO each year over the forecast. period,
eltght[y above the 196O-1955 experlence.

Household Size Trends The average number of persono Per household
from 3.33 ln 195O to 3.26 in 1960, and to 3.20decllned rather sharply

ae of December 1.955. The decllne ln average household slze is partlally
attrlbuted to the ntgraElon of young Jobholders lnto the HHA' many
of whon are stngle, a8 well ae the creat.lon of a number of snall houeeholde
resultlng frorn the change in houeehotd deflnitton f rom trdwelling unl.t'r
to rhoualng unltrr between Ehe l95O and 196O Ceneuses. Average household
slze 16 expected to decline to 3.16 over the next tlro years.
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Houelng llarkeE Factors

Housing Supply

Current Estimate-. As of December 1, 1965, there are approximately
792,800 hous.ing units in the WashingEon area (see rable XII). The
current houslng.inventory represent,s a net addltlon of about L74,600
uniEs (28.2 percent) since Aprll 1960. The net increase in t,he sup-
ply of housing in Ehe Hl"lA resuLts from the construction of about 181,100
new houeing unit.s, net addltlons of about 21200 units Ehrough conversion
act,ivities, and a loss of about 8,700 units through demolition, fire,
catastrophe, and other causes. Currently the Maryland and Dlstrict of
columbia porEions of the HMA account for 37 percenE (293,200 units) and
36 percenr (284,500 unite) of the housing invenEory, respectively. The
remaining 27 percent (215,100 units) of the housing inventory is located
in the Virginia portion of the Hl'tA. rn 1960, 42 percent of the housing
inventory. was located in the Dlstrict of Columbia, compared with 32
Percent in the Maryland portion of the HMA and 26 percent, in the Virginta
portion. It is apparenE that residenttal bullding activity in the Mary-
land segment of the HMA since 1960 has exceeded that in the other major
subdivisions. The decllne in Ehe relative proporEion of the housing
supply in the Distrlc! of Columbia ls al-so indicative of the rather sub-
stantial number of demolitions of residenElal Btructures which have occur-
red in this segment of the Hl"lA slnce 1960.

Past Trend. From 1960 to date , the housing inventory of the WashingEon
HI"IA has increased by about 30,800 units a year. over one-half of the
annual increment occurred ln the l,laryland portion of the HI"IA, in which
an average of 17,000 units have been added to t.he inventory each year.
There has been an increase of 9,950 units (5.3 percent) a year since
1960 in the housing supply ln the virglnla portion of the HI"IA, equar to
slightly less Ehan one-thlrd of the totaL lncrement ln the Hl,lA. The
housing inventory ln the Dlstrict of columbta has gro\,rn by 3,850 units
(1.4 percent) a year since Aprll 1960, accounting for 12 percent of ghe
total inventory growth for the HIIA as a whoIe.

Durlng the 1950-1960 decade, the totaL houslng supply of the HI,IA grew ar
a much slower rate, lncreasing by about 19r850 units a year. part of thls
increase resulted, however, from the deflntEional change from rrdwelling
unlt" (1950) t,o t'houglng unltrt (1960). The houslng inventory in the
Maryland portion of the HI,IA had the most rapld growth, increasing by 9,525
unlts each year; in the Virginla portion of the HI"IA there was an average
increment of 7,025 unlLe a year. While there r^ras an average annual incre-
ment of 3,300 unite ln tl-.DleErlct of coLumbla, the city of washington
contained a much larger portlon of the untta of the type affected by the
change 1n cenaug deflnttton than dld thG reet of the Hl,lA and it te Judgedthet ihe average annuaL lncrcutnt ln the houslng suppLy of the centaal
clty wae actualLy lower durlng the 1950re than ln the perlod since 1960.

,
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Unlts ln Struc re. As shown in table XIII , approxlmately 55 percent of
the housing units ln the lfashingEon area are now in one-unit structures
(lncluding trailers), representing a sharp reductlon from the 1960 pro-
porEion of nearly 50 percent. Unlts ln two- to four-family structures
now comprlse over three percent of the total lnventory, lltEle changed
from about four percent in April 1960. Ttre proportlon of units in flve-
or flrore-family structures constitutes about 41 percent of the current
inventory, I relatively sharp increase from 36 percent tn 195o. Ttre
increasing proportion of the inventory ln multifamlly structures from
1960 to 1965, is a reflection of the exceptlonal volume of apartments
consEructed during the period. The trend has been simllar in each
segment of the HMA; the proportion of multlfamily units has risen markedly
in the Maryland and Virginia suburbs, whlle the District of Columbia has
experienced a relatively smaller increase in rnultifamily units. Although
the proportion of single-famity units has declined in eaeh of these
major areas since 1960, they sEill constitute a slgnificant portion of the
housing inventory in the suburbs, ranging from 7O percent in the Virginia
portion to 78 percent in the Maryland portlon.

Year Built. Based on the 1960 Census of Housing and estimates derived
from building permiE and demolition data, it is judged that 23 percent of
Ehe current housing stock in the Hl{A has been built since April 196O (see
table XIV). Approximately 29 percent of the housing inventory was builE
durlng the decade of the I95Ors end 2O percent r^7as built prior to I93O.
The rapid growth of the suburbs ls evidenced by the large proportion of
uniEs built in recent years in the Marytand and virginia segments of
the HMA. rn contrast, over 5o percent of the housing inventory of the
Dl s f ri n I nf Co 1 rrmhi a was cons tructed nri or to 1930

Condltion of the Inventorv. Presently, abouE flve percent of the houslng
lnventory of the Washington HMA 1s estimated to be dilapidated or lacklng
ia one or more plumbing facilities, an lmprovement over the l95O ratlo of Llslx percent and a marked lmprovement over the 1950 proportion of l3 percent.:'
Reflectinq the older housing lnventory ln the District of Columbiar approxi-
mately seven Percent of the housing unlts ln the central city are judged to
be substandard at the present time. In contrast, only about two percent of
the housing inventory in the Virglnia segment is judged to be substandard
at present and three percent ln the Maryland portlon of the HMA. In 195O,
nlne percent of Ehe housing supply ln t,he central city was substandard,
compared with four Percent in the Virginla portlon of the HMA and flve
percent. in the Maryland segmen!.

!/ Because the 1950 Census of Housing did not identifv I'deterioratingl
units, it is posslble that some units classified asrrdilapidatedn in
195O would have been claeslfied asrrdet,erioratingrron the basis of
196O enumeratlon procedures.
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Residential Buildine Activitv

Trends. Building perrnit data for the washington, D.c., wA lndicate
ilr, average of about 27rOCo new private dwelling units wereauthorized
annually slnce 1950. The lowest volume reported for the perlod was ln
1957, ,h.r apptoximately L2,g5O units were authorized; the peak has been

attained over the past eleven months when nearly 5O'2OO uniEs were
authorized (see table XV). From 1950 to 196O, an average of about 2Or75O

new dwelling units were authorized annually by buildtng permiLs. Since
1960, the average annual volume of uniEs authorized has risen 81 percent
Eo 37r55O a year. With the exception of modest declines in 196O and in
1964, the volu.rne of private uniEs auEhorized has been steadily increasing since
1957,, and the number authorized in fhe firsE eleven monLhs of 1965

is about ten percent above the previous peak recorded in the full year
of 1963

Since January 1950, an average of 13,15O single-family units have been

authorized annualty, slightty below the average of 14r550 authorized over
the previous ten years. The peak year for single-family authorizations
occurred 1n 195O when approximately 2Or7OO unlts were authorized' A low

of about g,725 single-family units were auEhorized during 1957, an

indication of the iecession period O957-f958) which was to follow. For
the most part, the level of single-family unlts auEhorized annually
has been iteady since January 1950. In Ehe first eleven months of 1955,

single-famity authorizations are stightly above (by about 7OO units)
the level for Ehe comparable 1964 perlod.

Buitding permit data indicate that Ehe number of prlvately-financed
two- to four-famlly uniEs authorlzed has been trending downward since
195O; from 4O5 units annually durlng the 195O Ehrough 1954 period to 95

a year from 1955 to 1959 incluslve' and to about 60 units authorized
annually from 1960 to date. Ttre number of privately-financed multtfamily
unlts (in five- or more-famlly strucEures) authorlzed by permits has

lncreased markedty ln recent years. From I95O to 1950, multifamily units
authorlzed averagld about S,SSO a year. Sln99 1950, the volume of
multlfamlly authJrizations has aveiaged, 24r3OO unlts e year. Wlth

the exception of a decllne from 1963 to 1964, the volume of multifarnily
unlEs auEhorized by permlts ln the trilashington IIMA has steadlly increased
slnce 1950, and thl number of multlfamily unlts authorized ln the flrst
eleven months of 1965 (36,I5O uniEs) is about 3,70O units (lt percent)
above the peak calendar year (1953). Because of the surge' of mult'i-
famlty unlEs authorlzed by bulldlng permlts ln recent years, the ProPortion
of muittfamily unlts to Eotal number authorlzed has lncreased rapldly since
t96O. In 1960, multifamlly unlte accounted for 45 Percent of the total
compared wfth il percent fn tgeg and 72 percent for Ehe flrst eleven months

of igOS. The apaitrnent rrboomrr ln the llaehlngton HIIA undoubtedly ref lects
the rapld lncrease ln employnent elnce 1960 and the subseguent ln-mlgratton
of a substanttal number of young Job seekera, the vaeE maJorlty of wtrom

seek tenant quarters lnit181lY.

,



2L

In addition to the privately-financed housing units, there also have
been about 1,55O pubtic housing units authorized in the area. Virtually
alt of the public housing units authorized since 1960 have been for
housing in the District of Columbia.

Since 1960, 62 percent of all permits for single-family units have
been issued in the Maryland portion of the HMA, 36 percenE in the Virginia
portion, and just two percent in the central city. One-half of all the
multifamily units (including two- to four-family units) authorized
since 196O have been in the Maryland segment of the HMA, 28 percent l^Iere

in the Virginia segment and the remaining 22 percent v/ere issued for
construction in the District of Columbia.

Units Under Construction. Based on building permit data, a postal
vacancy survey conducted in the Washington area, on other data obtained
in the area, and on the average time involved in the construction of
single-family homes, garden-Eype apartments, and high-rise apartment
projects, there are esEimated to be about 42r600 housing units currently
in some stage of construction ln the Washington HMA. Of these units,
about 5,1OO (12 percent) are single-family sEructures and 37,5OO are in
multlfamily projects. l,borit 58 percent of the single-family units and

54 percent of the multifamily units are under construction in the Maryland
portlon of the HMA.

Demolitions and Conversions. Approximately 8,700 housing units have been

removed from the housing supply slnce
projects, highway and street projects,
losses, and other changes in the inven

April 196O through urban renewal
housing code enforcement, fire

tory. During the same Period, a net
addition of about 2,2OO units to the houslng stock has occurred as a

result of conversion of nonresidential structures into roorning houses and
mulEifamily units. Nearly 6O percent (5,2OO units) of the losses took
place in the central city, primarily as a result of urban renewal programs.
Another 213OO units were demolished in the Virginia segment of the HMA,

the bulk of which occurred as a result of highway and street projects.
Losses to the housing supply ln the Maryland portion of the HMA totaled
abouE l,2OO unlts since 1960. Over two-thirds of the units demolished
in the HMA slnce 196O were ln structures containing more than one unit.

During Ehe two-year forecast perlod, approximately 5,OOO units are
expected to be demolished. Although this flgure reflects scheduled
demolitlons by various publlc agencies, it reflecEs also a small
allowance for fires and other trnonscheduledrr losses. Approximately
1,4OO units are expected to be demollshed ln the Virginia portion of the
WA, principally as a result of highway proJects and another 3,OOO

demolltlons are expected tn the Dlstrlct of Columbia, prlmarily as a

result of urban renev/a1 projects. The remainlng 6OO residential demoli-
tions are expected in the Maryland portion of the Hl4A,
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Tenure of Occuoancv

There is a total of aboul 756,3O0 occupied housing units in the Washington
area aL the present time, of which 34819OO are oh,Trer'occupled (46.1
percent of the total). The current owner-cccupancy ratio reflects a

ievereal in the trend of the 1950's when owner occuPancy increased from
42.6 percent in 1950 to 48.9 percent in 1960. As mentioned earlier in
thls report, the shift from homeorrrnership since 1960 may result in part
from expanding employment opportuniEies and the resultant in-mlgration
of young adulEs; this group is generally aparEment-oriented.

As might be expected, owner occupancy is highest in the Maryland (60.7
percent) and Virginia (5I.6 percent) suburbs. Since 1960, however,
t*rr.r occupancy has declined throughout the major portions of the HMA'

Ovirer.o""opi"d-units in the Virginia portion of the HMA comprised 55.3
percent of the total in 195O. ir, 1960, owner-occupied households accounted
ior 68.5 percent of all households in the Maryland segment. The relatively
rapid decline in the proportion of owner-occupied units in the Maryland
po.tion of the HMA is a reflection of the relatively large volume of
multifamily units built in the l"laryland suburbs'

t{ashin ton D. C. HMA

Total HMA occupied units 4O5.lft
Owner-occupied L72r7l8

Percent of total 42.67"

Area

DisErict of Colurnbia
Orrrner- occuPied

Percent of total

Maryland portlon
Owner- occupled

Percent of toEal

Vlrginia Portlon
Owner- occuPled

Percent of total

Apri I
r950

224,142
72,362

32.37"

96,063
59,441

61.97"

84,906
40,915

48,2%

Apri I
1960

590. 521
289,1O2

48.97.

252,066
75,532

30.o%

L87,428
1 28, 485

68.67.

tsl,127
85,O85

56.37.

December
1965

755,3OO
348,9OO

46.L7"

272,5OO
74,1OO

27.27"

278, 8OO

I69, rOO
50^.77"

2O5,OOO
1o5,700

5t.67"

Sources: t95O and 195O Censuses of Housing'
1965 esttrnated by Housing Market Analyst'

a
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Note that the decline in Ehe proportion of homeownershlp in aIl segments
slnce 1950 represents a reversal of the trends of the previous ten years.

Vacancy

LasE Census. As of April 1, 1950, there were about L9,O5O vacant,
nondilapidated, nonseasonal housing units available for sale or rent in
the HMA, for a net vacancy ratio of 3.1 percenE. Vacancy
ratios among the major segments of the IIMA were quite similar in 1960.
The Dlstricp of Columbia exhibited the lowest net vacancy ratlo with 3.0
percent, folLowed closely by 3.l percent in the Maryland portlon of the
HMA, and 3.3 percent in the Virginia portion of the area.

Of the total number of avallable vacancies in the Washington area,
approximately 5,450 uniEs vrere for sale, representing a homeowner
vacancy rate of [.9 percent, and about 13r5OO uniEs were for rent, a
renEal vagancy ratio of 4.3 percent. In 1950, the District of Columbia
exhlbited Ehe lowest sales vacancy ratio, at 1.2 percent. Sales vacancy
ratlos were identical in the Maryland and Virginia portions of the HMA

at 2.1 percent. The highest rental vacancy ratio in April 1960 was in
the Maryland portion of the H]IA, 5.3 percent, followed by the Virginla
segment, 4.8 percent. The lowest rental vacancy ratio hlas ln
the District of Columbia, 3.8 percent.

Of the available sales vacancies in the area in 1960, only two percent
(110) lacked one or more plumbing facilitles,.while 15 percent (2,O75)
of all rental vacancies lacked some or all pl-umbing facilities. Ttre
proportlon of substandard sales vacancies was low throughout the major
segments of the HI,IA tn f95O. In the Vlrginia portion, four percent of all
rental vacancies were substandard compared with five percent ln the
Maryland portion. In contrast, one-fourth of all rental vacancies in the
DlsErict of Columbia were reported ac lacking one or more plumbing
faci[1ties, a reflection of the signlficanLly older and poorer-qualtty
housing inventory of the central city.

PoetaI Vacancv Survev. Ttre resultg of a poetal vacancy,survey conducted
durtng January-February 1966 are shoun ln table XVIII.I/ The survey wa8
baeed on a Bample utrlch lnctuded Eoat areae wlthsubstantlal nuubere of
apartnente and approxtnately one-half of the other poctal routee served
by the cooperattng post offlcee. Slnce Ehe two categorles rrere sanpled
on a dtfferent baele, the euu of the trro Day not properly reflect Ehe
over-elt vacancy level. Vacanclea ln realdences numbered about 41575, or
1.8 percent of the reeldencee eurveyed, vhtle nearly 1l,7OO apartnent
untte were vacant, repreeentlng 5.I percent of the total poselble dellverles
to the aPsrtEente eurveyed.

Ll The lag betreen the date of thle analysle and the postal vacancy survey
reflecta the auount of tlne that sa8 neces8ary to set up a sample llst
of routee and Eo conduct the actual eurvey. It le Judged, however,
that thls lag doee not stgniflcantly alter the ftndtngs.
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It is important to note t.hat the postal vacancy survey daEa are not
entirely comparable with data published by the Bureau of the Census
because of differences in <iefinition, area delineations, and methods
of enumeration. The census reports units and vacancles by tenure,
whereas the postal vacancy survey reports units and vacancies by type
of slructure. The Post Office Department defines a "residencerr as a
unit representing one sEop for one delivery of mail (one mailbox).
These are principally single-family homes, but include some row houses,
duplexes, and sEructures with additional units created by conversion.
An 'rapartment" 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 con-
struction. Although the postal vacancy survey has obvious limitations,
when used in conjuncEion wit.h other vacancy indicators, Ehe survey
serves a valuabte function in the derivaLion of est,imates of 1ocal
market conditions.

Other Vacancy Indicators. In November 1965, FHA personnel conducted a
survey of approximately 49,750 rental units (by unit size) in the Wash-
ington HMA including only those units which have been completed and made
available for occupancy since January l, L962 (see table XIX). Of the
49,750 units in the survey, 13 percent were efficiency units, 37 percent
one-bedroom units, 43 percent two-bedroom units, and 7 percent three-
bedroom units. About,60 percent of the uniEs rented for $120 to $160 a
month. About lhree-fourths of the efficiency units enumerated rented for
$100 to $140 a month; 70 percent. of the one-bedroom units also rented in
this range. The most popular rental range among two-bedroom units (71
percent of the Ewo-bedroom units) was from $120 ro $tOO a month, while the
three-bedroom units were concentrated. (76 percenE) in the $160 to $200 a
month rent range. At the time of the survey, about 18 percent of the units
covered had been on t.he market for less than 6 months, 20 percent from 7 to
12 months, 31 percent from 13 to 24 monEhs, and 31 percent had been on the
market for over two years.

As of November 1, L965, there were 6,650 vacant units, representing 13.3
percent, of the total rental units covered in the survey. As might be
expected, a large port.ion (43 percent) of the vacant units had been on the
market for less than six months. About 20 percent of the vacancies were
on the market from 7 Eo 12 months, 24 percent from 13 to 24 months and 13
percenE were on the market for over 24 months. The relatively large pro-
portion of units vacant from 12 Eo 24 months reflects a rather large number
of vacancies i-n one-bedroom units available for rent from $100 to $t0O a
month. There were also a large number of two-bedroom units vacant and
available for rent from $140 to $160 a month. In those units which have
had ample time for occupancy (24 months or more), there were a toEal of
775 vacartcies, or 5.0 percent of the units enumerat.ed in this group. As
table XIX shows, the vacancy ratios in those units completed over 24 months
were lowest in efficiency units, an indication of the previously-mentioned
in-migration of one- and Ewo-person families.
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Vacanclee ln FHA -Insured Prolcctr . As shorn tn the follovtng table,
vacaucy rattoe were relatlvely low tn l{arch 1955, except ln the
Dlstrlct of Columbla. Included ln the March 1955 vacancy ratlo for
the Dlatrlct of Coluubta are unlt.e vhich were Juet conpleted, of wtrtch
788 rere vacant ae of the aurvey date. If thete unlte arc excluded'
the vacancy ratlo for the central clty drops to 3.! percent. The vacancy
ratloa for the Dlatrlct of Col.unbta, horever, have bcsn conrtttontly
larger than ln any other naJor setoent of the HllA slnce 1950. llote that
vacancy rattoe have cllnbed since 1963 when the Level of apartment con-
.struction began acceleraEing.

FHA Rental Proiect Vaeanelz Ratas

DlsErlct of Col
l{arch 195O-March 1955

+!s
1.3
1.5
1.3
1.O

1961

1.4
2.5
o.7
l.l

t962 1963 L964 1965

H}IA
DlsErlct of Golumbia portlor
Maryland portion
Vlrglnla portlon

lncresred fron 3.1
ratto for the Vlrg
ccnt, whlle ln the
3.3 percent. The
repreBents a ellgh

parcent tn 195O to. 3.8 percrnt at Present. The vccancy
lnta portlon lncrsered rodcrtty frol 3.3 percent to 3.4 per'
Dlstrtct of Col"tnbte, tbr lncraeao m. fro 3.O percent to

current .olG3 vacaner/ ratto tn thr Dlrtrtct of Colunbla
t lncreate.ovcr thc 196O ntto. lT-" sales vacanoy ratlos

I
2
I
2

3.1
5.3
2.O
2.2

1.6
3.6
0.5
1.. 5

9
5
L

3

4.9
9.1
1.9
3.1

Source: Dlstrlct of Colunbla Insurlng Office, Federrl Houclng
Admlnlstratlon.

CurrenE Ertlnate. On the baels of poetal vacancy survey reaulEe, 8urveye
conducted by vartoue organlzatlons tn the Hl{A (lncludlng the FHA), and on
peraonal observatton, tt tB judged that there are currently about 27r5OO
avallable vacant houslng unlts ln the Waehtngton arca, an over-al1 net
avaf,lable vacancy ratto of 3.5 percent. Of the total svatlable vacancieo,
51650 units are for eale, representlng a hoccorncr vacancy ratlo of 1.9
percent and 2O,85O untta are avallable for rent, trdtcattng a rental vacancy
rate of 4.9 percent. Ae ahown ln table X\[I, the current r€ntal vacancy
ratlo represents an lncrease frorn the L960 ratio, whlle t,he sales vacancy ratio
remalna unchanged. The lncretse ln rental vace$ctes reflecEs prlnclpally the
acceLerated level of apartnient const,ruction which has characterlzed the
I,Iashlngton area for the.past th19e ygars.

Conpared wtth 195O, Ehe ovGr-all nct vacrncy retlot tncnelrd ln aach of
the maJor segments of the HllA, noat notabl.y ln tha llarytand tegnent of the
Hl,lA. The over-all net vacancy ratto tn thc l{cryland Portton of tho Ht{A

a Insu
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declined slightly since 1960 in the Maryland .lnd Virginia suburbs. Except
for the Virginia portion, current rental vacancy ratios represent increases
over the 1960 ratios. The rental vacancy rate in the Vlrginia portion of
the HIIA remains unchanged from the ratio reported by the April 1960 Census.
The increasesin the rental vacancy rati6in the cenEral city and Maryland
porEions of the HMA reflect the extensive volume of new mulEifamily units
,,'rhich have been built in these tr,/o areas slnce 1960.

Approximately 15O of the currently avallable vacant Eales units and 1,55O of
Ehe avallable vacant rental units are judged to be substandard in that
they are dilapidated or do not contain aIl plumbing facil-ities. rhe
present proportion of rrsubstandardrr units is somewhat below that reported
by the 196O Gensus, refleetine the eliminationof a large amount of poor
quality housing through the demolltlon acElvity by varlous publie agencies.

Sales Market

Gene 1 Market Conditions . The over.all uarket for new and existing sales
area Ls flrm at the present time. The level ofhousing in the I{ashington

new construction of single-famlly units aPParentLy has kept pace with
demand in recent years as evidenced by the fact that the current sales
vacancy ratio is unchanged from the April t96O ratio. Ttre condition of the
sales market is reflected also in the fact that the number of single-
family units acquired by the FHA ls negligible at the presenE time.

UnsoId Invento of New Homes. Some indi cation as to the nature of major
subdivislon activity in t Bashington area can be gained from the January
1966 and January 1965 unsold inventory surveys conducted by the FHA (see
table XX). The surveys hTere conducted in subdivisions ln which five or
more houses were completed during the twelve months preceding the survey
dates.

Ihe January 1966 survey covered 183 subdivisions in lhe Washington area
in which about 81825 houses had been compleEed during 1965. Of that num-
ber, approximately 3,85O houses (44 percent) were sold before the start
of construction and the remainder were built speculatively. Of the specu-
latively-built homes, about L,L25 were unsold, a ratio of 22.9 percent.
The survey indicated that 38 percent of the unsold units had been on the
market for one monEh or less, 19 percent for two Eo three months, 17 percent
for four to six months, and 26 percent for seven to twelve months. The
comparab[e January 1965 survey covered 181 subdivisions with about 7,85O
houses completed during L964. Approximately 3,600 units (46 percent)
were sold prior to the start of construction and the remainder weEe specu-
latively buitt. Of the speculatively-constructed unlts, about 75O were
unsold (17.5 percent). Ttre 1965 survey showed that 27 percent of the unsold
homes were on the market for one month or less, 26 percent for two Eo
three months, 8 percent from four to slx months, 37 percent from seven
to twelve months and 2 percent had been on Ehe market and unsold for
more Ehan one year.
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A comparison of the two surveys suggests that the sales maiket has weakened
from January 1965 to January 1955, as evidenced by the lncrease in the
ratio of speculaEive units unsold to the total number of speculaEively-
built houses. The increase in the unsold inventory ratlo results from
the dlscrepancy between the volume of unlts bul1t speculatively ln the
past year and the corresponding sales of such unlts. Although the
number of sales of speculatively-$uilE houses lncreased (8.5 percent)
from January 1955 to January 1965, the volume of speculatlve construction
wae much higher (15 percent); Ehe net result tas an lncrease in the
number unsold. The lncrease tn che number of speculatlvely-bul1t uniEs
was the resulE of lncreased speculatlve conatructlon involvtng houses
priced at $3O,OOO and above.

The followlng table shows Ehat 38 percent of the 1965 complettons were
priced to sell at and above $3O,OOO compared lrlth 27 percent of the 1964
completions. About 48 percent of the 1955 complettons and 47 percent of
the 1954 compleEions were priced from $2O'OOO to $3O,OOO. Approxlmately
14 percent of alt 1965 conpLetions and one-fourth of the 1954 corupletions
wete prlced Eo sell beLow S2O.OOO.

Distributlon of New Houses Comoleted Sales Prlce
Washlnston. D.C.. Housing MarkeE Area

1954 and 1965

Percent of
total compleElons

Sales prlce 1964 1965

Under
$17,5OO

20,OOO
25,OOO
30, OOO

35,OOO

$17,5OO
- t9,999

,999
,999

- 34,999
and over
ToEa I

o.5
23.9
18. 7
29,6
15.3
l2.o

too.o

L4.
r5.
31.
15.
22.

100.0

24
29

1

7
5
5
2

Source: Federal Houslng Admtnistration.
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Rental MarkeE

General Market Conditions. Although the over-aI1 renEal market in the
Washington area is firm at t,he present time, there is evidence of some
sof tness in some parts of the HI'IA. The scaEtered market deterioration
is confirmed to some extent by the slight increase in the renter vacancy
ratio since 1960, an increasing vacancy ratio in FIIA-insured project.s and
the increased period of Eime required for absorption of relatively new
rental projects in the area. While the greaEest weakening has occurred
in those areas with an exceptional volume of multifamily construction
(e.g., the Maryland porEion of the HMA), Ehere is evidence of sofEening
in all Ehe major areas of the Hl,lA. In the District of Columbia, where
land is scarce and costly and subject to strict zoning regulations, only
high-density projects can be construcEed feasibly; these projects generally
require a greaEer length of time to be absorbed satisfactorily and vacancies
are expected to be higher for some ti:ne after the initial opening. Rental
project owners and managers in all areas expressed the opinion, however,
that the leve1 of apartment construction in recent years has not been geared
to the demand and that both walk-up and high-rise p=oject.s were taking longer
Eo be absorbed.

I'or the most part, the older rental projects in t.he area are faring quite
we11. A few rental property managers indicated that vacancies had in-
creased and Ehe rate of turnover had accelerated in recent years. Most of
the managers aEEributed the change to the ne\irer projecEs coming on the mar-
ket, but a few indicated that changing neighborhood influences were respon-
sible for the adverse effect. Those older projects which are well designed
and ideally located near major commutation arterials and public transportation
routes are having no difficulty maint.aining a satisfactory level of occupancy.

A survey of new rental housing as of November 1965 shows that for the Hl4A

as a whole, three-bedroom units were absorbed most rapidly. Of the Eotsal
number of three-bedroom units completed and available since May 1, L965,
only one-fourt.h remained vacant as of November 1, 1965. The slowest rate
of absorption during the same period occurred among efficiency units wiEh 45

percent vacant among those less than six months on the market. Of those
unit.s which came on the market between November 1, 1964 and May 1, 1965,
23 percent of the efficiencies were vacant as, of November 1, L965, com-
pared with 14 percent of the two-bedroom units, 13 percent of the three-
bedroom units and only 7 percent of t,he one-bedroom unj-ts. Among aparEment
units which became available beEween November 1, 1963 and November 1, L964,
there was very litt1e variation in vacancy rates. The lor^iest (10 percent)
was in one-bedroom uniEs and the highest (12 percent) occurred in the
efficiency units (see table XIX).
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To reiterate, the ov€r-zrll rental marketin the llashington area is firm
at the present time, but there is mounting evidence that vacancies are
lncreasing and that the nehter projects are taking much longer for
satisfactory absorption. There are also ftIny rePorts of increasing
turnover throughout the Washington area. In Ehe first eleven months of
1965, privarely-financed multifamily units authorized by building permits
wereabouE 9,4OO (35 percent) above the number for a comparable period in
Lg64, and higher than in any calendar year in the past decade and a half.
As these units are built, it is not unreasonable to assume a substantial
decline in the rate of absorption over the forecast period, particularly
in the latter half (November 1965 to November L967), and an increase in
Ehe number of vacant rental units.

Ren Eal Housine Under Construction. CurrenEly, there are about 37,5OO

multlfamily units in some g

including some 8,25O units
the llaryland portion of the
porEion (details wl1l be fo
areas).

tage of construction in the 't{eshington area,
ln the DlsErict of Colunbia, 2Or35O units ln
Hl,lA and about 8,9OO units ln the Virglnia

und ln the separate dlscussions of sub-markeE

Urban Renewal

As of December 1, 1.955, Ehere arc Ll urban rener6l prorecti ln the
Iashtngton, HMA, tncludlng elght tn the DlstrlCt of Columbla, three ln
the clty of Alexandrla, and tso ln the clty of Rockvllle, llaryland
(Montgomery County). Of the total number of proJects, nlne are ln the
execullon stage, and four are ln the plannlng Eta8e. In addttlon, Ehere
are currently trdo demonstration proJects ln the erecutlon stage ln the
DlstrlcE of Cotumbla. Slnce the inception of urban rencn.L ln the
!{ashington area, a total of about $28r907r7OO hae beendlefetsed for
the vaiious projects through June 1965, 95 percent of rtrlch was for
projects in the District of Columbia. A Eotal of about 4,650 families
have been relocated and some 74O acres of land have been cleared. At
the presenE tine, a total of nearly 6,800 housing units are Planned
for the urban renewal areas, of which some 3,25O unlEs have been compleEed.

Public Houslng

As of December 1, 1965, there are 9,5O4 public houslng units under manage-

ment in the l{ashl,ngton HMA, of which 8,496 are ln the District of Columbia,
943 in rhe city of Alexandria, Virginia and 65 ln Rockville, Maryland
(Montgomery CounEy). Of the total, 47O unlts are for elderly households.
tn addttion, there are 825 uniEs under construction in the area, including
735 tn the Dlstrict of Columbia and 9O in Alexandria. There are also
2,L25 units currently under devetopment ln the HMA. Of this number,

2,050 are planned for the District of Columbia (including 42O units for
the elderly) and 75 are to be butlE in Rockvflle.
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Demand for Housing

Quantitative Demand

Based on the expect,ed growth in the number of households during the
uexL two years (34r000 annually), on the anticipated leve1 of demoli-
tion activity, and on adjustments to creat,e a balanced market condition
throughout the HMA, denr,and for new housing units is expected to total
41r350 units annually over the forecast period, including 14r300 sales
uniEs ard 27 1050 units of rentaL housing. Of Ehe Eotal rentaL demand,
it is estimated that 21r 300 unlts could be marketed annually at rents
achlevable with market interest rate financing and 5,750 units could
be absorbed only at the rents achlevabLe with the aid of below-market-
inEerest-rat,e financing or assistance in land acquisition and cost.
This demand estimate does not include public low-rent housing or rent-
supptement accommodations. Conslderation is also given to the existing
tenure composition of households, t,o the recent shift toward renLer
status, to the number of units now under construction, and to the shift
of single-family houses from the sales invenEory to the rental invent,ory.

The annual demand for new housing over ttn next thTo years is somewhat
above the average of 34r400 unlts a yeaT authorized by buiLding permits
from 1960 Ehrough L964, but is substantiaLLy below the 55,000 annual
rate for permits in calendar L965. The projected l-eveL of sales housing
demand is in 1lne with trends of the past five years (1960-L964) during
which single-family permits increased from L1-r000 to 14r2OO a year, but
is somewhat below the 1965 total of nearly 151000. The projected demand
for rental housing is sLightly hlgher than t,he average of 24,300 units
authorized annually from 1960 through 1965, but is lower than the 33r750-
unit average of the 1963-1965 period, and is substantially below the 1965
Eotal of over 40r000 multifamily units. The projected annual demand for
ner^, rentaL housing in the Washlngton area refl-ects an all-owance for the
large number of mul-tifanlLy unlts now under construction, most of which
are expected Lo be on the market by the end of L966.
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The estlnated annuat denand for 4tr35O new houelng uniEs is dtstributed
by sub-market area and by tenure tn the followlng table.

Pro iected Annual Demand for New Houslne
Washi Market Area
Decem rl

Number of houst ns unl F-B

Area Sales unlta Rental untte Total

HMA total
Distrtct of Columbla
Maryland portlon

Montgomery CountY
Prlnce Georges CountY

Vlrginia portion
A Iexandria
ArllngEon County
Falrfax County 9/

14.399
300

8, 700
3,9OO
4,8OO
5.300

100
200

5,OOO

27. O50
5,7oo

1O L65O
2,650
8,OOO
9. 700
2,9OO
l,600
5, 2OO

41.350
7,OOO

l9, 350
5, 55O

12,8OO
15.OOO
3,OOO
1 ,80O

lo, 2oo

al Includes the tndependent cltteg of Fatrfax and Falle Church, Virginla.

The quallEattve demand for new prlvately-flnanced sales and rental units
may be found aE Ehe end of each suumary report for the indlvldual sub-
market areas. For the Distrtct of Colurnbla, eee page 39' Mont.gomery
County, page 48, Prince Georges County, page 55,'Alexandria City: PaSe
64, Arlington County, page 70, and the Fairfax CounLy portion of the HI"IA ,

page 77.

to Decem r1
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Summa for the DistrlcE of Columbla Por tion of the HMA

Population

currently, there are 78O,OOO inhabitants in Ehe Dlstrict of columbia,
represenLing an average annual increment of approxlmately 2,825 persons
(O.4 percenl) slnce Alril f95O. Ihis modest level of population growth

represents a reversal of the trend of the f95O- 195O decade when the popu-

lation of the city decllned by over 3r8OO persons (o.5 percent) a year'
By December L967, the populatlon of the District of columbla is expected

to increase Eo aborrt Zbe+'ZCO rePresenEing an average annual lncrement of
2,1O0 persons (O.3 percent).

I Inc e e and ation. From 1950 to 1960, net natural increase
(excess of births over deaths) in the District of Columbia averaged 12'000

Pe rsons annually, but' as a re sult of the net out-migration of 15,850

Per sons annuallY, the citY showed a loss of over 3,800 Persons a Year'
In the five and two-third years since ApriI 19 60, the level of ouE-migra-

tion dectined sharply to approxlmately 8,625 pe rsons a year. It is
I ike ly that neighborhood .improvemenEs in the cen Eral city as a result
of urban renewal, and the rising cost and inconvenience of commuting to

and from thd suburbs has conErlbuted toward the substantial reduction
in the level of out-migration from the central ci ty to the suburbs

Househo lds

Ttrere are about 272,5OO households in the Dlstrict of Columbia at the
present time, representing an average increAse ofabout 3r5OO a year

"irr". April 1950. Between 1950 and 1960, households ln the Dlstrict
increased by 2,8OO a year, part of which ls attrlbuted to the trdefinitional
lncrementrr referrea to in the main body of thls report. Average household
slze in the District declined from 3.19 ln tg50 to 2.87 in i960, and is
judged to have decllned further to 2.71 at Present. Inasmuch as the

irojectea annual leve1 of population growth is expected to be somewhat

"Uo.r. 
that which occurred from 195O to the'present, and average house-

hold size ls expected to decline sllghtly to 2.64, househ6ld growth
in the District of Colurnbla w111 lncrease to about 4rOOO a year and will
reach a total of 28or5oo by December 1957.
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Hous ing Supp lv

At Ehe present time, the housing invenEory ln the District of Columbia
toEals abo,rt 284,5OO unlts, an lncrease of some 21r85O units since
April 1960, or an average of about 3,850 a year. During the l95O-

1-960 decade, Ehe housing inventory in the District of Columbia grew by

about 3,3OO units a yea;. Ttre housing inventory in the District of Columbia

is comprised primarily of strucEures with flve or more units (see table
XIII). AE the present time, structures hrith five or more units constitute
57 percent of the housing supply, compared with 6 percent for structures
witir two to four family units and 37 Percent single'family houses' A

comparison of the current distribution of the housing lnventory by type
of structure with the t95O houslng supply reveals a slight increase in
Ehe proportion of unigs in structures wlth flve or more units. It is
likeiy lhat this increase would have been substantially higher had it
not been for a substantial number of multifamity units which were

demolished, principally as a result of urban renewal'

Based on the 1960 Census of Housing and esElmates derived from buitding
permit and demolition data, it is iudged that just over one-half the
housing inventory in the ctty of washington r,ras bullt prior to 193O.

About one-thlrd rras constructed between 193O and 1950, 15 percent between

195O and April 1960, and 9 percent was built from l95o to date.

Resi.lential tsui ldi.ne Activity

The an*,-':rl volurne of private residential building activity, as measured
by buildi-ng permit authorizations. has averaged 5,400 units a year in the
District cf Columbia since January 1960. From a low of 2,475 units
authorized in L961, the number has steadily increased to a high of 8,075
trnits in 1964. The number r.lf units authorized in the first eleven months
of f965 is about 150 above the total for the first eleven months of 1954,
indicating that 1965 wi1I be the peak year since I958 for urrits iruthorized
by building permits in the city of Weshington. I,Jith the exception of a
relatively sharp increase from 300 units in 1963 to 400 in L964, the level
of single-family rrnits authorized has been steady, averaging about 300
units each year from 1958 through 1963. From January 1, 1960 ttr date,
the number of multifamily units authorized has averaged about 5,100,1.
year. With the exception oE a slight decline from 1950 to 196I, the
annual volume of privately-owned multiEamily units has steadily increased
and the nr:mber of multifamily units authorized for Lhe first eleven
months of 1965 exceeds the volume in the comparable 1964 period by about
275 units.

Based on brrilding permit data, the postal vacancy survey conducted ir
Washington, and on data gathered from local sources, it is estimated
that there are appr')ximately 8,600 residential units currently under
construction in the District of Columbia, including 8,250 muLtifamily
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units and 150 single-family units. Most of the rental units n,rw under
c()nstrur:t j.on in the central city are in high-rise structures. Approxi -
mate ly 735 prrbl- ic hous ing uni ts are inc luded in the total nttmber of
rental units under constru(:tir)n. While the bulk of uni-ts now lrnder con-
structiort.rre in Northwest Washington, there are il Iarge nttnlber of units
(approximately 2,25O) nearing completion in the Southwest Washington
Urban Renewal Area.

As a result of urban renewal programs, highway construction and other
losses, approximately 5,2OO resi{ential units have been demoLished
in the District of Columbia sinc{ January 1, 1960. About Ehree-fourths
of the units removed from the hor{sing inventory were multifamily units,
many of which \^7ere removed as a desulE of the comprehensive Southwest
Washington Urban Renewal Area. Demolitions are expected to be somewhat
higherover the next two years, withabout.3rOOO unlts expected to be
demolished for various reasons.

Tenure

O.arner-occupied units in the city of Washington currently comprise 27.2
percent of the occupied inventory, dor.,n from 3O.O percent in April 1960,
and 32.3 percent in April 1950. The decline ln owner occupancy
since 1960, reflecEs principally the substantial volume of apartment
construction in the central city. It is likety thaE the decline in the
proportion of owner-oceupied units would have been more pronounced had
it not been for the substantial number of demoliEions of renter-occupied
(multifamily) units in the District of Columbia in recent years.

Vacanclz

According to 195O Census daEa, a total of 7,850 dwelling units were vacant
and available for sale or rent, representing an over-al1 net vacancy ratio
of 3.O percent. Of Ehe total number of vacant available units, nearly
9OO were for sale, representing a homeoqrner vacancy ratio of 1.2 percent
and 5r95C were for renL, a rental vacancy ratlo of 3.8 percent. Only 25
of the vacant sales units lacked one or more plumbing facilities, while
approxlmately 1,75O (25 percent) of the rent.aL vacancie6 were classified
as subsEandard units.

rn the January 1966 sample postal vacancy survey, l74,2oo totaI possibte
deliveries were enumerated ln postal delivery areas within the District
of Columbia, equal to 61 percent of the current housing inventory.
vacancies in resi'lences totaled 9oo, or I.4 percent of Ehe 64,8oo resi-
dences surveyed and apartment vacancles totaled 3,55O unlts, or 3.4
perceqt of the lO9,4OO aparEmenEs surveyed.
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Tre EllA-insured projects in Ehe District of Columbia hirve done well
thus far, in spite of the increasing vacancy ratios since 1960 (see
main body of this report). The upward trend in the rental vacancy
r:atio, particuLarly since 1963, resirlEs from the active participation
of the FHA in high-rise luxury-type rental accomrnoriations. At the
tim,: the srlrveys were conducted in M.rrch 1964 and March 1965, a number
of these projects had just been completed, thereby increasing the over-
all rental vacancy ratios for these two years. In those FHA-insured
projects which have been completed for some time, vacancies were much

lower. In nine of the projects (1,600 units), the vacancy rate was

less than two percent i;r March 1965. Most of these projects had been
on the market for cver a.vear and one-half and had ample tj-me for
satisEactory absorption. Another I,600 units which had been on the
market for over a year had a vacancy ratio of 3.1 percent in March
1965. Trus, it is apparent that the high vacancy ratio in FHA-insured
projects in recent years is atEributable Principally tr: the newer pro-
jects which have been on tht: rnarket f or a relatively short time.

Based on available information, it 1s estimated that Ehere are now
9r3OO houslng unlts in the District of Columbia which are available
for sale or rent, equal to 3.3 percent of the available supply. Of
this total, about l,lOO units are available for sale and 8r2OO are
available for rent, representing homeowner and renEal vacancy ratios
of 1.5 percent and 4.O percent, respectively. The current sales and
rental vacancy ratios represent slight increases over the vacancy
ratios reporEed by the April 196O Census. The increase in vacancies
reflectsto some extent the Ievel of out-migration of population since
1960, and the subsEantial volume of new apartments constructed in the
central city since that time. As a result of the various urban renewal
programs and various highway and street projects, it is judged that the
number of substandard sales vacancies in the District of Columbia is
negligib!.e, while some 9O0 rental vacancies are estimated to be lackins
one or more plumbing facilities

Even ef Eer ad justment for Ehe fact that only a sanple of the Eotal nunrrr:r
of housing unlts were included in the survey, the current estimaEe
indicates thaE the number of vacancies ls somewhat above the total indt-
caEed by Ehe posc office vacancy survey. this reflects the tendency of
postal carriers Eo miss vacant. uniEs i.n the Eany strucEures converted to
multifamlly use a6 rrell as tn apartment houses where mail is left at a
control desls for distribution.

Sales Market

The current 1.5 percent homeowner vacancy ratlo ts sltghtly above thatwhich represents a balanced demand-supply relatlonshtp in a modestLygrowlng area such as the DisErict-of_columbia. For tire most part, the



36

slight excess has resulted from the continuing out-migration of families
to the suburbs and a number of sales units which are deterioraEed and in
marginal locations. Land available for new single-family construction
is diminishing rapidly in the District of Columbia; consequently, most
new construction is done on a contract basis. The FHA-insured high-rlse
cooperatives and condominium torrm houses have done well in the Southwest
Urban Renewal Area.

Rer-rtaI Market

Tle current rental marl<eL in the District of Columbia is firrn as t:eIle'.:t*rj
., n t-1rtl l.orv rental vacancy ratio of 4.C perlent. There is some t:vidence,
hrtwever, that the high-rise, lrtxrrr:y pr,.rlec ts which have come on the marke r-

i,r the past two years are being absorbed rather slowly. A survey con-
dr-rcted tor iire W,:shi.rgtt>n Board of Realtors sLroweC a higher vacancy
ratio jn elevator projects than in watk-up projects even f i>r t'ttlse uni ts
compl:terl prior t,r l95li. In adCition, the vacancies shor^rn in table XIX

were consistently higher in the District of Colurnbia f r>r all- rrni l s'i zes

r-han in any other sub-metrket area. Even f or uni ts rvhich have been on the

market Eor over t\'ro yi)ar:s, l-'1e !/3cancy ratios were relatively higher: in
Lhe central city. l.r vievr of the high land costs inherent in central-
r i. 1-.., I o,:-rt i- r)ns , the on 1y type of housing rvhit:h ian be brri I t prof i tably
is hJgh-,lr:nsity housing, su:h as that for.rnd in high-rtje srructures'
Since .1 Iarge ngmber ,lf tirese 'riri ts hetrre been bui lt within ir relatively
shttrt time ( since 1960) in Washingtcn, tilt: absorption hirs been sorrr--'wlL:ri'

; l..rr"r.

There appears to be a
t,he central city such
National Hcusing Act.
nirmber of demo I i tions
city since 196O. The
rii;icliy anC vacancies

very strong markeE for moderate-income houslng in
as Lhat provided by Section 221(d)(3) of the
This marl<et has been created by the substantial

which have occurred in low-income areas of the
projects buitt rrnder Ehis program have been absorbeo
have been nonexistent.

Urbr.,n Renewa I

There are eighE urban renewal projects in the District of Columbia,
six in the execution stage and two in the planning and survey stage
fhe available data on these projects are summarized below:

Tire Southwest Urban Renewal Area is comprised of three
passing a total of apprcxlmatety 550 acres. This area
rr>ughly by l4th Street on Ehe west, Independence Avenue
South Capital Street on the east, and P Street and the
on t.he sou th .

projects ! encom-
is bounded
on Ehe north,

I.lashington Channe I
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All of the land in Ehis area has been cleared and some 4,500 families
have been relocaEed. The area is being redeveloped primarily for
residential, conmercial,and insEitutional re-use. As of October l, L965,
there are some 2,450 new residential units completed in Ehis area,
including some 1,9OO in high-rise projects and about 55C units in row
houses and walk-up projects. There are reporLed to be some 2125O units
in some stage of construcEion, lrSOO of which are in elevator projects'
There are an additional 1,O75 residential units for which construction
is pending (85O units in high-rise structures). This urban renewal
project is scheduled for completion in [968.

ct s a 9 5 - ac r:e pro j,ec t l>rltluded by t{o r: ih
Ca1>i:'ll Stceet, Massachusetts Ar/errt.re, Second StreeE, antl l'trr:t'r.Jersey and

New York Avenues. As of Oc L'rbet: l9b5, 43 percent ol the parcels h,r'ze

been .rcquired anC 175 f ami. Iies have been relocated. When complet':'l , !-ri:r
i.r,r'::r w1ll:ontain sornt: 1,500 trew divell-illg urtLts, incluCing coopc:':ative
srlles units, housing for moderate-incolitc gi')L1P.r, .-rn:l pi.r'rli: holrsing units
to be constr:ucterl by the Natioqal capi tat IJotrsl-ng Authority.

Northeast Proie ct No. 1 (D.C. R-2) is an 82-acre tract, generally
bounded by G Street, North Capitol and N StreeEs, and the B. & O.
Railroad tracks. This area is being redeveloped for commercial and iight
industrial use. Atl the land in this project has been cleared and some
875 families have been relocated. This project is scheduled for completion
in Late 1958.

Adams-Mcrsan (D.C. R-9) is currentl y in the planning stage. This project
includes abcut 243 acres of land in Northwest Washington. The area is
bordered roughly be Connecticut Avenue, Rock Creek Park, Calvert Street,
Columbia Road, l6th StreeE,and Florida Avenue. Tentativeplans call for
comprehensive conservation and rehabilitation of existing residential
structures in the Adams-Morgan projecE. The Adams-Morgan urban renevnal
project will be the first comprehensive residenEial conservation and
rehabilitation project in the District of CoLumbia.

No. f (D.C. R- )i

Columbia PLaza (o. c. R-7)
25th, and G Streets andV
the "Foggy BoEtornt' (north
cleared and 135 fainilies
dential urrits currently u
for tlre si.:3, es ,/elL ar't

L,2'25 r,ehj,:1es.

is an l8-acre project bordered by 23rd, E,
irginia Avenue. This project is located in
west) area of Washington. The land has been
have been relocated. In addition to 800 resi-
nCer cr>nstr:uction, a 400-room htttel is planned
r shopping plaza and trndt:cgrt)ilY)d parki-ng for
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Anacostia-Bolllng (D.C. R-11) ls currently ln the survey and plannlng
lon that approxlmately 585stages. TLre plan is based on the aesu'npE

acres of land, now a part of the Anacost,la Naval Statlon and Bolling
Air Force Base, will be declared surplus by the Federal Government,
and wl11, therefore, be avallahte as a posslble site for low-rent
houslng, light lndustry, new public facllltles. and a waterfront park.
Ttre project area also includes 44. BCEeE;e€.Ehc.adJacont Potomae Rlver. A
contracE for funds to finance the plans necessary to determlne the
feasiblltty of the project has been,executed with the urban Renewal
Agency and lnitial plannlng studles are ln process.

Public Housin€

As rrf Oc toire r 1 , 1965, the National Capital Housing Authori ty was
operating sorne 8,496 low-rent apartments in the District of Columbia,
oE whi:h 470 units were allocated Eor the elderly. In addition, there
are about 735 public housing units under construction. An additional
2,050 units are currently under development, including 420 units for
the elderly.

Denand for Housin

Quantltative Demand

Based on the expected lncreaee ln householde durlng the t,wo-year forecast
pertod (4,OOO annually), the current vacancy level, and the number of
houelng unlte expected to be loet fron the lnventory through denolltlon,
there wllt be about T,OOO new prlvate houstng unite ln denand durlng each
of the next two years ln Ehe Dlstrict of Colunbla, lncludlng about 3OO

untts of galee houelng and 617O0 unlts of rental houslng. Of Ehe annual
rental demand, about 1,7OO unttr a year can be abeorbed only at the lower
rent levele achievable wlth below-narket-lnterest-rate financing or
agalgtance ln land acquisltlon and coat, excludlng publtc low-rent housing
and rent- supp lement accontrodattonr.

Frou a low of 2,150 unlts tn 1.96I, nulttfanlly c,.rnetructton voluue has
lncreaaed rapldly to over 8,OOO unltr ln 1955. The proJected annual
denand for 5,7OO rental untEs 1r belw the 1,964-[955 average of about
7r8OO unlta a year, but cubrtantlall.y htgher than any previous year ln
the 1958-1965 pertod.
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Al.though the rental vacancy raf io ls retatively Iow (4.0 percerrL ) aI
lhe present time, there is evidence to substantiate a stower rate of
absr:rption of the newer rentaL pr.rje,lts tn Ehe cenEral city in recent
yuarr. lf the level of apartment construction continues al the rlie
.r the 1963-1965 period (7,550 rrrrLLs annu4[ly), it i$ likety that s'rme

over-suppty cor.rld materialize r.rpi,dty r:ver l.lre lrlF?c8st period; ne\^,

r:n j- Ls in aclrJition to those now trnder ;ot1sl:ruction may result in a

continued sl.:wi.rrg oI Ehe rate of absrlrptlon '

Qrrs1. :i t 1ti ve 
-Qe,qa.ng

Sales Housing. Base,J on cUrrent f amily income in WAslr'i tgl:rrn arrd orr

;i[i ptl""lo income ratlos typical in the 3EQ4r demand for new s'1les

houses is expecte,i lo apf)r:)ximate the Pattern presented in the following
tahle.

El ri-qelgd -Aeq,gel -De,qqnCjo#.-:8te.g jl.lgs-i,.rlg -ira-lqice , claqg
Di qtr,iq! -ef. -Qelu.qbi.g

&.,:e tnb e.LL -L9-6-X - !o- .D-qc 3 qbgr-L.-Lsg

$17,500
2i), ()()D
25,000
30,000
35,C00

.- $19,9?9
- ?!t,999
- 29,999
- 34,999
and over
Total

SaLq.g_pttgq
Nunrl ,e r of
_ -qnll,B_-

30
IOC
90
l5

_15
300

Pe rcen t
pf" fo.!a.l

27
33
30

5

5

t00

Rental Housing, The morthly gross rentals at wlrtch the anri.ral demand

f or r-, , /J0 pri vate Iy-owned rental trni ts might best be absrrrbed b-v the

rental market are indicated for various aize units in the folLowirg
table. These net additions may be aecompltshed by either new constr:':-
Liitrr r'rr r,:itabi I i tation at the spec tf ie<l r:ental wi th or wi thout ptrlrl i'q

benefits or assisfance through subsidy. tax ilh;lt:eme:ttr 'lr aiC in
f inancing or land '-tcrltti siti':n.

Under current cos ts, mirimum rents ( inelUdtng utll.i ties ) at wtrj-':h new

privately-owned rental. i1'ri:s ::an he pr'lduced in the area with market

interest rate financing are aPproximately $90 a month F'rr efl'iciencies'
$ll5 f or one-betlroo'o, yiit., $tlS tor twr:-bedroom unit$, and $I55 tor
three-becirr>orn i.tnlEs ll et and abo're Ehese minimum renLs, there is a

prospective annual demand f or approxlmately 5r00t) r-rri. Es ' At the l"lwer

rentssghiglrablewiEhsrlnefrrrrrtrfpl.l|licbenifitsoras$tsEance,an
addi tional I ,700 private ly -owr,ei,i :trti ts ir. year probably can be absorbed '
ex;:luding prrblic ior-r"nt h.using and rent-supplement accommodations'

Calculated on the bas
percent interest and

is
1,h

LI

these aseumpEions wll1

of a long-Eerm morcgage (40 years) at 5t
perqent lnltiaL annual curtail; changes in

affect minimum ren!$ accardingly,
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Dt.t

Slze of un 1 t
ilonthly

prost rent a/ Efftctency
One

bedrooo
Tro

bedroou
Three

bedroon

350
330
315
300
290
275
250
L75
L25
50
25
lo

$7s
80
85
90
95

too
105
rlo
115
120
125
130
135
140
r45
r50
155
150
170
180
190
200

and
ll

ll

l!

ll

lt

tl

ll

ll

ll

lt

il

ll

ll

It

tl

il

ll

ll

r
tt
r

over
,t

il
lt
It
ll
lt
ll
il
tl
ll
r
lt
tl
tt
ll
lt
il
ta

It
ll
,r

1 ,55O
1,425
1,300
L,225
I, too

900
750
675
625
550
475
400
325
250
r25
50
25
10

2, 95O
2, 700
2, 550
2,375
2,225
L,975
L,725
1,575
L,475
1,4OO
l,3oo
1,175
1,O5O

925
700
550
350
150

925
800
6so
500
375
250
125

I ,85O
1,7OO
I ,5OO
1,5o0
1,4OO
L,3oo
L, 175
1 ,05O

al Gross rent ls shelter plus the cost of utllltles.

Note: The above figures are cumutative, 1.e., the columns cannot be
added vertically. For example, demand for one-bedroom unlts at
from $115 to $125 a month ls 500 unlt,s (2,225 mlnus L,725).
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Ttre preceding distrlbutlon of average annual demand for new apartmentg
ls baeed on projected tenant-famlly lncome, the slze dlstrlbution of
tenant households, and rent-paying propensltles found to be typlcat
ln the area; consideratlon ls also given Lo the recent absorption
experience of new rental houslng. thus, lt represents a pattern for
guldance in the productlon of rental housing predicated on foreseeable
quantltatlve and qualltative conslderatlons. Speciflc rnarket denrand
opportunities or replacement needs may permlt effectlve marketlng of
a slngle project differing fron thls denand dlstrlbutlon. Even though
a deviatlon nay experlence market success, lt ehouLd not be regarded
as esEabllshlng a change ln the proJeeted pattern of denand for con-
tinuing guldance unless thorough analyrlr of all factors lnvolved
clearly conflrms the change. In any cEBe, partlcular projects must
be evaluated ln the llght of actuel rnrkct perfonance ln speelflc rent
ranges and nelghborhoods or rub-narkets.
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Summarv for the Monteomerv Coun tv Portion of the HMA

Popu lation

the current population of Montgomery County is about 446,8OO ( L8 per'
cent of the tlMA Eotal), representing an average annual gain of about
18,575 persons (4.8 percent) since April 1960. Reflecting the sub-
stant,ial in-migration wtrich occurred during the 195O's, the population
grew by 17,550 (7.2 percent) annually from 1950 to 1960' Itre bulk of
thls growEh represents an extension of the radial population growth
patEerns, whlch over the years, have rrspilled-overrr the designated
boundary of the DistrlcE of Columbia into the suburbs in MonEgomery
County. By December L957, the number of residents in Montgomery County
is expected to total 488'4OO persons, an average annual increment of
about 2O,8Op' or 4.7 percent each year. Most of this growth is expected
Eo occur beyond the rrsuburban fringerr areas of Montgomery County which
currently abut the boundary of the District of Columbia, since the
lmmedlately contiguous areas are almost completely developed. Inasmuch
as employment opporEunities have been lncreasing ln outlying portions
of Montgomery County (Rockvllle, Galthersburg, and near Gernantown) along
Ehe Interstate 7OS corridor, subsequent population growth is expected
to oceur ln nearby areas whlch are predominantly rural in nature at the
presenE tlme.

Isr_a-1_Lncre-aee and Ht8ratlon. Durtng the 1.95o-1950 decade, net
naturit-tncreaaE (Ercerc of reatdent btrthe over resldent deathe)
tn llontgonery County averaged approxinately 51225 Per3ons a year.
Comparcd wlth the over-all populatlon increment of 17155O persone
added each yoar, the dtfference of 121425 PerEons a year represants
net tn-Ettratlon. The level of net tn-nlgratlon lnto Monrgmery
County hae relalned the rane ln the 196O-1955 perlod.

Houleholde

Ttrere are approxtnateLy l24,7OO houeeholdo now tn Montgomery County,
whtch tndlcater an averate annual tncrenent of about 5,7OO (5.3 percent)
tlnce the 195O Censu6. Durlng the prevtoue decade, the nunber of
houacholds grGI{ by 4,725 (7.1 percent) a year' a portlon of whlch waa

attributed io the change lo ceneue concept. Inacuuch ae the suburban
countle. had relatlvely few restdencea of the type affected by the
change, the trdeflniEtonal lncrenentrr ln MontsoEery Counfy ehould have
bccn snal.l. As a result of the large nunber of growlng fantlleg who

ntgrated to the euburbe durlng the 195Or3' average houeehold alze ln
l{ontgouary County tncrealed fron 3.54 pereone tn 1950 to 3.55 persone
fn ti6O. Slnce that EtEe, the Dtgratlon of hone-purchaelng fantlles
tr Jud3cd to have decttned, frlIe lncreaaed apartoent con8tructton has

a!-tracLed srpaller househol-ds, thereby reducing the average household
slzg Lq about 3.55 pgrsons aL PresenE. on the basis of the trend in
average houqghold size--Aince April 1960, it i-s judged that the average
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slze household may decline furbher to aPProxlmately 3.50 by December

Lg67. On t,he baels of the proJected populatlon growth and t'he assumed

household slze, 1r ts esLimaEed that householde ln l'lontSomery County
will grow by about 6,800 a year (5.5 percent) to Eotal L38,300 by
December L967.

Houslns Marke t Factors

Ilous lng SuppIv

The current houslng supply ln MonEgomery County totala 130,700 unLts,
representing an .r-t"gl-annual lncrement of about 5,900 (5.3 Percent)
slnce Aprll 1960 (see table XII). The net lncreaee in the houslng
supply in Montgomery County slnce 1960 resulte from the completion of
s*rl 

-33,900 
resldenElal unlta and a lose of eo6re 300 unlts through

demolition. During the 1950-1960 decade, the houelng lnventory Srew
by about 5,000 unlts (7.3 percent) a yeax, a 8xnatl Part of which is
aEtributed to the change ln ceneus deftnltlon.

About three-fourths of the houslng stock in Montgonery County conslsts
of slngle-famlly units. Thls proportlon represents a substantial decllne
from 1i60 when 82 percent of the houslng lnventory was ln single-famlly
houees (see table XIII). Although the conatrucElon of single-fanrlly
unlts has been steady ln recent years,multlfamily constructlon has

lncreased rapidly, thereby reducing the relatlve importance of single-
famlly struclures in the total houelng lnventory.

AbouE 26 percent of the current houslng tnventory of llontgomery County
has been bullt slnce Aprl1 1960, 41 percent vrae bul1t between 1950 and

1960 and 25 percent between 1930 and 1950. 0n1y elght Percent was bullt
prlor to 1930 (see table XIII).

ResldenElal Bulldlne Actlvltv

The volume of new prtvaEely-ftnanced regldentlal congtrucElon, as lndl-
cated by butldlng permlt data, haa been trendlng upward ln Montgomery
County "it"" 1958. A low of 5,450 unlta Ir.8 reported ln 1960; the hlgh
(12,600 unlts) was rePorted for the flret aleven montha of 1955. The

number of unlts authorized thue far ln 1965 exceede the prevloue peak

year (1963) by 75 percent (5,400 unlts). The number of untts authorlzed
ir,cr.aeea r"piaty i18 percent) frou 5,500 1n-1958 to 6,475 ln 1959, only
to decllne ln rhe followlng year by 18 perceit to 5,450. New iesldenttal
consEruction increaeed sEeadlly over the next three years to 5,550 ln
1961, 6,475 ln 1952 and 7,200 ln 1963. The annuat volume decllned sllghtly
to 7,150 ln 1964.
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The number of single-family houses aut,horized in Montgomery Count,y
was rather steady from 1958 t.o L964, but Ehe volume has increased
in the past 23 months. Single-family units authorized ranged from
a low of 3,200 in 1960 to 4,075 La L964. The number authorized thus
far in 1965 (4,050) is six percent above the 1964 peak.

Over the past eight years, multifamily volume has been trending
upward. From 1958 to L959, the number of multifamily units author-
ized increased by 54 percent. The level increased sharply (87 percent)
from L96I to 1963 and dropped off slightly in the subsequenE year. In
the first eleven months of 1965, some 8,550 multifamily units were author-
Lzed, 5.,675 more than the number issued in the first eleven months of L964
and 4,575 units above the 1963 peak year. The substantial gain in multi-
family units auEhorized thus far ln 1965 results from the large number of
permits issued for "apartmenE-hotels'r under the Montgomery County zoning
regulations which permit the consEruction of high-densiEy apartment pro-
jects on land zoned for commercial use. Under the present zoning code in
Montgomery Count.y, commercial strucEures are allowed considerably more

density than conventional aPartment projects; consequently, the apart-
ment-hoteI structures authorlzed, ln the pasE eleven months in Montgomery

County contain an unusually large number of residenEial units' The

Maryllnd National Capital Park and Plannlng Commission has recommended

u rr", zoning classificatlon for llgh'denslEy aPartments (including
apartment-hotels) in buslness districts, but the Montgomery County
Council has not responded as of thls date.

At the presenE time, there are judged to be some 1O,5OO dwelllng units
under construction in MonEgomery County, including 1,75O single-family
residences and 8,750 multifamily residences. MosE of the units are
under construction in areas close to the Distrlct of Columbia, notably
in and around Silver Spring, Rockville, Chevy Chase, and Bethesda.

There has been little demolition activlty In Montgomery County. Slnce
1960, about 3OO resldentlal units have been removed from the housing
inventory. Over the forecast period, demolltlons in Montgomery County

".. .*p"tted to be higher (about IOO units annually) as a result of
hlghway projects throughout the county and urban renewal activity ln the
city of Rockville.
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Tenure

Of the total number of oecupied dwelllng units in Montgomery County
at the present time, it is judged that 68.5 percent are owner-occupied.
Ttrls ratio represents a Cecline from the 196O ratio and a reversal of
Ehe trend which occurred during the previous decade when owner occupancy
increased from 68.7 percenE in 1950 to 73.3 percent in 196O. The
decline in the proportion of owner-occupied units results from increasing
construcEion of multifamily rental structures in Montgomery County since
t960.

Vacancv

The April 1950 Gensus enumerated a total of 2,9O0 available vacant
dwelting units in Montgomery Counry of whlch 1r375 nere
available for sale (a homeowner vacancy ratio of 2.O percent) and 1,525
were avallable for rent (a rental vacancy ratio of 5.8 percenE).

A postal vacancy survey conducted ln late January 1956 in ]'IonEgomery
County covered a total of some LO3r6OO residences, equal to 79 percent
of the current housing stock. A total of 3,675 vacancies were enumerated,
indlcating a vacancy ratio of 3.5 percent. Some 1,575 residences were
reported vacant, or 2. L percent of the 78r45O residences counted, and
2rOOO apartments were vacant,7.9 percent of the 25r1OO apartment units
surveyed. In addition, there srere 6ome SrOOO dwelling units reported to
be under construction, lncluding sone 1r75O residences and approximately
6r25O apartment unlEs.

Baserj on ghis pogtal vacancy survey conducted in the latter part of Jan-
uary, on dlscussions with various realLors, and on other vacancy indicators
available in the area, it is judged Ehat there are noh, Eome 1,750
avallable sales vacancles and 2,5OO available renEal vacancies in
l.lontgomery County, vacancy ratios of 2.O percent and 6.O percent, res-
pectlvely. Ttre sales vacancy ratlo remalns unchanged from 196O; the
rental vacancy ratio represents a slight increase over the 1960 ratio
as a result of the relatl*tly large volume of apartments which have
come on the market ln the Past few years.

Sales l"larket

1'[re sales market in MonEgomery County is quite flrm at Ehe present Eime

despite the relatively high sales vacancy ratio. lJith a rate of household
grosrth exceeding flve percent a year since 195O, the current sales vacancy
ratio in Montgomery CounEy cannot be regarded as excessive. this is
confirmed further by the fact that the ratio remalns unchanged since L96O

in splte of the exceptlona[ly high level of single-famlly construction in
the past 23 months (see table XVI).
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The most recent FHA survey of houses compLeted in subdivisions r^rith five
or more completions during the year covered a total of 2,875 units
completed in Montgomery County in t965. Of the total, l,6OJ were specu-
latively-buiIt and the remainder were sold before the start of construction
Of the speculative starts, 55O (34 percent) were unsold at the end of
Ehe year. The survey of houses completed during 1964 reveals a Lotal of
21275 units, of which some L,275 units were built speculatively. About
31O (24 percent) of Ehe speculatively-built houses were unsold at Ehe
time of the survey. In addition, there were four houses which had been
completed and unsotd for over one year. Of the total units completed
in 1965, about one-half were priced to sell above $35,OOo,compared with
one-third of the units completed in 1964. Of the unsold houses in Ehe
January 1966 survey, 37 percent were in the $35,OOO and over price range,
compared with 45 percent in January 1965 survey.

Rental Market

At the present time, the rental markeE in MonEgomery County is sound.
The increase in the renLal vacancy ratio represents a substantial number
of apartmenE units which have come on the merket very recentty. The
increased rate ofconstruction has generated a slight backlog in the
number of vacant rental units, particularly among the newer projects
which have not had time to be absorbed satisfactorily. Although the
rental vacancy situation is not serious at the present lime, it is likely
that it will become so if the construction of such units continues at
the rate of the past eleven months. Thus far in L965,27 permits have
been granted for apartment-hotels and another l5 applications are pending,
representing a potential of 14,O0O units. If all of this housing is
buitE, it is iikely that the rental market will be affected seriously
over the next two years.

Urban Renewal

fnere are two urban renewal projects in Montgomery County, both located
in Rockville.

Mid-City (Md. R-15) is a 46-acre project currently in the execution stage.
As the name implies, the Mid-City urban renewal project is located in the
downtown business district of the city of Rockville. The bcundaries which
roughly delineate the area are Viers },lill Road, Jefferson Street, Perry StreeE,
East Montgomery Avenue, North Washington Street and East Middle Lane.



As of this date, 79 percent of the 95 parcels of land have been acquired
anddemolltion activity has just begun. A total of 11O residential units
are slated for demolitlon and some 5O famllies have been relocated. Re-use
of the land will be mixed in naEure, including street and highway projects,
commercial, and public facilities. lttere ls also a 37o-unit high-rise
project planned whlch will be the sole residentlal re-use'

Junipr Colieee (Md. R-33) is a l5-acre tract bordered roughly by the
B. & O. Railroad Eracks, Maryland route 355, the southwest line of
Norris Street and the Montgomery County Junlor Co1lege. The Junior
College project ls sEill in Ehe planning stage andtentaEl"ve re-use will
be instiEutional in nature, expanding the campus of the Junior College.

Publlc Housinp

At the present time, the Rockville Housing Authority manages a total
of 65 pubtlc housing uniEs. None of the unlts is deslgned specifically
for the eIderly. The city of Rocl<ville has another 75 units which have
bet:n appr,)V€d, but which are not under constructton as yet.

Dernand for Housins

Ouantitative Demand

Based on Ehe expecEed growth in the number of households during Ehe

next two years (6,800 annually), on the number of houslng uniEs
expected to be demolished, and on adjustments to create a balanced
market condition throughout MonEgomery County, the demand for new pri-
vately-financed housing is expected to t,otal 6r550 units a year over
the nexE L$ro years, i-ncluding 3,9OO sales uniEs and 2,550 units of rental
housing. Of the 2,55O units of rental housing, it is judged thaE 450
units could be narketed only aE Ehe renLs achlevable wtrth Ehe atd of below-
Earket-tnterest.rate ftnanclng or agsl6tance ln land acquleltton and coet,
excludlng publlc low-rent housing and rent-supplenent accommodatlons'

The estimated annual demand for new sales housing over the next EhIo

years is slightly above the average of 3,5OO units authorized each year
by building permits between 1958 and 1963, but is below the annual average
of 4,225 vilts authorized in 1964 and 1965. trlith the exception of 1958 and

1951, the suggest.ed annual demand for new rental construction is far below
the number of multifamily units authorized far any slngle year in the past
eight years. The substantial reduction reflects the excessive number of
multifamily units now under conatruction, a large Portion of which may

well have to be absorbed over the thro-year forecast perlod. Based on the
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Bubstantial number of applicatlons for permits for multifamiLy construction
in Montgomery County, it is evident that the proposed changes in zoning
regulations for apartment construction haveresulEed in increased efforts
on the part of buiLders to acquire permits early as a hedge against
possible approval of the recommendations of the l'Iaryland National Capital
Park and Planning Comrnission. Inasmuch as the issuance of these permits
has gone unchecked thus far, it is likely Ehat the construcEion of
aparEments will continue to increase ln Montgomery County. Any large
volume of units built,in addition Eo those now under consEruction,will
only increase the difficul,ty of maintaining stable rental market con-
ditions.

Qualitative Demand

Sales Housinq. On the basis of current family after-tax incomes, on
typical ratios of income to purchase price, and on recent market experience,
the annual demand for 3,9OO sales units in Montgomery County is expected to
be distributed by price as shor^rn in the following table.

Estimated Annual Demand for New Sales Housinp bv Price Class
Coun Ma land

Decem er 1. 1965 to December I t967

Sales price
Number

of uniEs

t90
390

l,600
900
820

Percent
of totai

5

10
4r
)1

2l

$l7,5OO
20, OOO

25,OOO
30, OOO

35 , OOO

- $19, 999
- 24,ggg
- 29,999
- 34,999
and over
Total 3, 9OO loo

Rental Housing

The monthly rentals at which Ehe annual demand for 2,650 privately-owned
rental units might best be absorbed by the rental market are indicated
for various size units in the following table. These net additions
may be accomplished by either new construction or rehabilitation at
the specified rentals with or wlthout publlc benefits or assistance
through subsidy, tax abatement, or aid in flnancing or lanC acririsition"

Under currenE costs, mlnlmum rents (including utilities) at which new
privately-ovmed renEal units can be produced in the area at malket
inEeresE rate financing are approximatety $9O a month for efficiencies,
$115 for one-bedroom,pniEs, $135 for two-bedroom units. and $15i for
Ehree-bedroom uniEs.l/ lt and above these minimum rents. therc is a
prospective annual demand for about 2,2OO units. At the lower renls

/ Calculated on the basis of a long-Eerm mortgage (40 l"ears) at 5L

percent intei:est and ll percenf iriiLial annual curiaili changes

in Ehese assumptions will af f ect minimum renEs acc.,i..diI18 i.) .

1
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achievable with public benefits or assi.stance in financing and land
acquisition, an additional /+50 units a year probably can be absorberl,
exclrrding prrblic low-rent horrsing and rent-supplement acconmodations.
However, the location factrtr is of especial importance in the pr:ovi.sion
oE new units :rt the lower-rent levels. Families in this '.tser.Ar')Llp ilre
not as mobile as those ir oEher economic segments; they are less able
or willing to break with establ'i shed sor:iaI, church, and reighbor:h,rt>d
r,=lationships, and proximity to place of work frequently is a governirg
consideration in the place of resj,dence preferred by families in this
group. Thus, the utilization of lower-priced land Eor new rental horrsi,'-rg

i.n t>utlying lccations to achieve lower rents may be self-defeating unless
the existence of a demanC potential is clearly evident.

Estlnated .\rrn!ral Dernand f-ar New Rental Houslgg
Montgonery 9qqqtv. Marvland

Decembe r l. 1965 to December l. l96i

Size of unit
Monthly

grossJeEt a Efficlency

250
235
220
200
190
180
170
r60
1.50

140
130
110
90
6s
,?

One
bedroosr

975
950
925
9m
875
775
575
600
500
425
225
50
25

Two
bedroon

Three
bedroom

$7s
80
85
90
95

100
ro5
lto
115
t20
r25
!30
135
140
r50
150
170
180
190
200

and
ti

lt

ll

ll

I

tl

lt

tl

r
rl

rt

It

il

ll

lt

lt

ll

ll

t,

over
il

tt

lt

il

tt

It

il

ll

ll

,t

ll

n

ll

It

'l
ll

,t

ll

lt

t,oro
l. ,025
I,OOO

975
950
900
850
700
500
400
300
200
too

375
350
325
300
250
t75
150
too

75
50

al Gross rent ls ehelter rent pluc the co.t of utllltlec.

The flgures above are cuuulatlve, that, le, the columns .:annot be
added vtrtically. For exaaple, the denand for one-becrcoro unlts
at from $12O to $140 ls 350 untrs (775 atnue 425).

Note:
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the precedlng dlstributlon of average annual demand for new apartments
is baeed on projected tenant-farntly income, the size distrlbution of
tenant households, and rent-paylng propensities found to be typlcal
in the area; consideratlon ls also given Lo the recent absorptlon
experlence of new rental houslng. Ttrus, lt represents a pattern for
guldance in the producElon of rental housing predlcated on foreseeable
quantltatlve and qualitaEive conslderations. Individual projects may
dlffer from the gencral pattern ln response to speclfic neighborhood
or sub-market requlrements. It 1s evldent from Ehe precedtng table
that demand falls sharply ln the hlgh rent levels associated wlEh
hlgh-rlse luxury apartments. Continued construction of a large nunber of
hlgh-rise unlts at hlgh rents would create an unfavorable competltive
sltuatlon.
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Summarv for the Prince Georges Countv Portlon of Ehe HMA

Population

There are currentty 557,9OO persons reslding ln Prince Georges County,
equal to 55 percent of the populatlon in the Maryland portlon and
22 percent of the total populatlon of the H!IA. Since 1950, the rate
of population growth has been higher ln Prtnce Georges County than in
any oEher sub-market area, averaglng 35,4OO (7.9 percent) a year (see
table VIII). Ttris galn represenEed about two-thlrds of the population
growth ln the Maryland segment durlng Ehe perlod. the rapld rate of growEh
in Prlnce Georges County ls ln response Eo the substantlal volume of new

apartments constructed in thls segment of the H!,lA ln recent years.
Between 195O and 1950, the populatlon lncrement ln Prlnce Georges County
exceeded 15,3OO persons (6.1 percent) annually, most of which occurred
in the northern half of the county. In recent years, however, there has
been rather substantial growth ln the southern half of Ehe countYr Par-
ticularly in and around Lhe unlncorporated areas of Suitland, Sllver Hl11,
and Oxon Hl11. By December 1967, the populatlon ln Prince Georges CounEy

is expected to increase by abouE 3Or70O Persons (5.4 percent) a year to
a toEal of 629,3OO The bulk of thls growth is expected to occur along
the main arterlale which make longer commutation dlstances feasible.

ural Increase and Mtsratlon. Over the l95O-195O period, Ehe excess
restdenE births over re8 ldent deaths (net natural increase) averaged

6,350 pereons a year ln Prlnce Georges County. When thls increment ls
compared with the populatlon growth of 15,30O persons 3 yelr' an
average annual net ln-mlgraEton of atmost lO,OOO persorls te lndtcated.
Slnce 1960 the annual level of neE ln-migration lnt',r Prtnce Georges
County has been about 2L tfioes that of the prevlouB decade, averaging
about 25,I5O persons a year. In-mtgratlon lnto Prlnce Georges County
accounted far 57 percent of the total tn-mlgratlon into the l'laryland
portion of the tlllA ln recent yeart, cornpared with 45 percent in the
prevtous Een-year Perlod.

Households

Ttre number of houeeholde in Prlnce Georges County is about 154, IOO at
the present, ttme, an lncregse of about 1O,4OO (8.5 percent) a year
over the Aprit 195O Censrrs total. Paralle1lng population growth trends,
houeehold grohrEh in recerrl- years has been more rapld ln Prlnce Georges
County than ln oEher subareas of the HtlA. The tevel of household
growth slnce 196O ts ahncsr 135 Percent above the 4,425 (6.3 percent)
iaa"A each year durtng the L95O-t95O decade, reflecting the rather
;rtbsE,:rnttaI ln-rnigratlon whtch has occurred durlng the most recent
perlod. Over the l950-196O decade, the trdeftnitlonal Incrementrl
Jlsc,rssed ln this report had vlrtuall.y no effect on Lhe level cf trouee-
hold growth tn Prtnce Georgee County elnce there l^tere few structures of the
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type affected by the change. Average household size ln Prlnce Georgeo
county lncreased only sllghtly fron 3.64 tn 195o to 3.55 tn 1960, bur
is Judged to have declined to about 3.55 at present because of the
exceptlonal volume of new apartEents bullt ln recent years and the
subsequent formatton of nuueroug one- and two-person houeeholds. on
the basls of a level of populatlon growth aomewhat bel.ow that whlch
occurred ln recent years, and a contlnued decllr're in sverage houeehold
slze to abouE 3.5[ persons, househol.ds ln Prlnce Georgee county are
expect,ed to gro$, by about ltrOOO a year to total 176rl.OO by Decenber
1967.

Houstng Market Factors

Houslng Supply

Ttre houstng supply in Prlnce Georges county currently toEals lpproxt-
Eately 152,500 unlts, equal to 21 percent, of the total lnventory tn the
HI'{A. The houelng lnventory gre}, nore rapldty in prlnce Georges county
than in any other eub-rlarket area, averaging sone ll,1oo unrts (8.7
percent) a year frou the 1960 total of 99r5oo. Ttre galn ln prlnce
Georges County since 1950 accounted for 35 percent of the growth in the
Eotal lnventory of the HMA. The net gain ln Prlnce Georges count,y
reeults fron the constructlon of 63,80O new houslng unlte and the loee
of eome 9oo unlts through denolltlon, ftre, and other cauaeg. Durlng
the prevlous decade, the houslng suppLy tn Prlnce Georges County increased
by about 4,525 (6.1 percent) each year.

slngte-family units constltute 6l percent of the current inventory, a
etgnificant decllne fron the ratlo of 73 percent reported in the Aprit
1960 Census. Ttre change reflecte the subetanttal gain ln the nunber
of nultifamlly unlt,s bullt and occupled elnce 1960.

Reflecting the signlflcant, grovth ln Prlnce Georges county aince 1950,
39 percent of the current houstng stock ta Judged to have been built
slnce that clme, 32 percent between 195o and Aprll t96o, and 22 percent
between l93o and 1950. only eeven percent rras constructed prtor to
1930 (see table XIV).

si tlal Bui ldl Ac tlvl

Fron 1958 to date, the volume of private reatdenttal eonetructton tn
Prlnce Georgea county noved generally upward. Ttre towest volume
recorded for the pertod occurred tn 1958 rhen sone 4,97s unlta were
authorlzed by butLdlng permltr. Ttre hlgh war recorded in 1953 when
19'75O untts were authortzed. From 1958, the level of new conetructton
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nearlydoubled to 91725 unltr tn 1961. lhe rate of tncreare conttnued
tn thc t96l-1962 perlod rhen tho voluoc of ncs conatructlon tn Prtnce
Georgec County lnereased by anothor 33 percont to 12,950 unttg. Ttrlg
rae followed by an lnercale of 53 parcent to the 1963 peak of 19,750
untts. Voluae droppcd rharply to 12,90O ln 1964, but the t5,5OO unlre
authorlaed tn the ftrat eteven nonths of 1.965 le 29 percent above the
conparable pertod tn 1964.

Stngle-fautly volune averaged 3,385 untts a year tn thc f95E-1960
pertod, equal to 58 percent of totaI unltr authortzed by pernlta.
l{hll.e volune lncreared tn tho followtng tuo ycarr, to a peak of 5,115
etngle-fantly untts authorlzcd by bulldlng pernttB ln 1962, nulttfantly
volune tncreaeed much nore rapldly, and rtn3Ic-fcltly housee conotltuted
Just 43 percenc of the total ln thore trro y.ar.. ln the 1953-1.965
pertod, stngle-fanll.y volulc hag cveragcd tbout 41825 unlt: a year, about
29 percent of the total.

Ttre annual voluue of nultlfantly untte authortzed hag been trendtng
upward ln Prlnce Georgeo County atncc 1958. Ihe levele varted fron a
low of 1,625 authortzed ln 1.958 to r hlgh of nearly I5,OOO unlta
authorlzed ln 1963. Fron an averatc ofabout 2,45O lultlfantly unlre
a year tn the 1958-1960 perlod, the nulber of uultifaotl.y untta authorlzed
Junped ro 5,050 tn 1951,7,825 tn 1962, and to I5,OOO tn 1953. Itre
volune dropped to 8,125 unttr ln 1964. In Ehe flrat eleven Eontho of
1965, nultlfantly unlte authortzcd nunberrd 1l,OOO, about 3,30O (43
percent) above the couparable perlod tn 1964. Ttre hlgh rate of nuttt-
fantly conatructlon ln Prtnce Gcorger County tn recent years reflectr
prlnctpally the relatlvely lnexpcnrtve rttcs uhlch are avallable for
ncw apartaent con.tructlon ln the county.

Tenure

At the preeent ttue, 54.3 pcrcent of the oceupled tnventory ls owner-
occupled. thle ratlo rcpresentr a tharp dcclt.ne fron the Aprli 196O
ratto of 53.9 pcrcent and tt rcpr...nt. a r.ver.al tn the Erend of the
prcvloue dccade wtren ouner occupaney tncrearod fror 55.E percent ln
Aprtl 1950. thc ehtft tonrd r.ntGr rtatu. ref loctr the tnereaaed
conltructlon of nGw apartlant untEa ln Prlncc Gcorgec County slnce 1.960.

Vacancv

In Aprll 1950, the cenaue reported that therc were 3,[O0 avatlable vacant
unttc ln Prlnce Georgee County, equal to 3.1 percent of the net avalLabl.e
lnvcntory (eee tabl.e XVII). Includcd ln thc total nunber of vacancler
werc 1r35O aalct unlte (a honeomer vacancy ratlo of 2.2 percent) and 1r750
rental untta (a rental vacancy ratlo of 4.9 percent).
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The postal vacancy survey coniu()';ed in Prince Georges County in January
1965 covered a total of some 74,8OO dwelling units, equal to 46 percent
of the housing invenEory, ,rf which 3,575 units (4.8 percent) rrere vacant..
Of the 36,950 resldences enumerated, 725 were vacant at the time of the
aurvey, indicating a vacancy ratio of 2.0 percent. Some 2,850 apart-
ments were reported vacanr, equal tc 7.6 percent of the 37,850 apartment
unlts surveyed. In addi:ion, there were 7,3OO dwelllng units reported
Eo be under consLrr.rcEi.r:n in Prince Georges County, 850 residences and
6, 450 apartneil Es .

Bss,:d on the posEal vacancy survey conducted in laEe January t965
adjusted to a complete coverage basis and on oEher vecancy lndicators
from local sources, lE is estinated thac the level of available
vacancles has risen since 1960 to about 5,1)i) units 1t present, indicating
an over-al1 vacancy ratio of.4.2 per,::e:rl- Ihere are currently some 1,7OO
sales vacancles and 5rIOO rental vacancies, revealing a homeorrmer vacancy
of 2.0 percent and a rental vacancy ratlo of 6.8 percent. The exceptional
vol,r,n.. rf ne;r 3partments constructed in the county in recent years has
generated an excess number of rentaL vacancles.

Sales Market

The sales market is essentially sound at the present time, as reflected
by a slight decline in the homeowner vacancy ratio from 2.2 percent in
196O to 2.O percent at the present time. Noteworthy is the fact that
the sales vacancy ratio declined in spite of the upward trend in n6w

singLe-family construction. Single-famity uniEs authorized by building
p.r*its averaged about 4,850 a year from 1961 to date, compared with an

.r.r".ug. of approximately 313'75 authorized each year from 1958 through
1960.

The FHA survey of houses completed during 1965 covered a total of
approximaLely 2,925 housing units in 39 subdivisions in Prince Georges
County. Of the toEal number of completions, I,8OO were sold before the
start of consLruction and lrI25 were built specuLatively. Some 39O (35

percent) of the speculatively-built units were unsold at the end of L965,
the bulk (78 percent) of which had been on the market for less than
three months. The survey of units completed during 1964 covered a total
of 50 subdivisions in which some 2r45O units were enumerated, including
lrO5O houses which were sold prior to construction and 1r4OO speculativeLy'
built houses. Of the speculatively-built units, 22O (16 percent) were
unso ld
The most recent survey r,iveals that 40 percent of the houses completed
during 1955 wer,: prir:ed to sell for $25,OOO and up; the previous survey
indicates that 15 perceat of Ehe units completed during 1964 were priceci
to sell for $Z5,OOtl or more. The limited market for higher priced sales
units in Prlnce Georges County is furEher reflected by the fact thal 77
per.:enE of uhe unlts unsold at the end of 1965 were offered for sale for
$25,OtO arrd rrp. In contrast, 30 percent of the uniEs unsold at the end
of L954 were in this price grouP.
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There are currently estlnated to be eome 121800 dwelllng unlts now under
constructlon ln Prlnce Georgea County, nost of whlch are ln the southern
haLf of the county ln and around the untncorporated areas of Sultland,
Hlllcrest Helghts, and Oxon H111. Included ln Ehe unlts under conetruc-
tlon are eome 1,200 stngle-fanily recldences and 11,600 multlfamlly unlts.

Denolltlon actlvlty has been llght ln the Prtnce C,eorges County portlon
of the HMA, amountlng to some 900 units elnce January 1, 1960. The unlts
denollrhed were about equally dlvlded between elngle-fanlLy unlts and
multlfa"nlly structures. Denolltlons ln the county have resulted from
hlghway constructlon for the most part. Over the ttilo-year forecast perlod,
demollttons are expected to total 400 unlta ln Prlnce Georgea county.

RentaL Market

The rental market tn Prlnce Georgea CounEy hae weakened sllghtLy alnce
1960. Thle ls reflected ln the lncreale tn the rental vacancy ratlo
from 4.9 percent tn L960 to 6.8 percent at the present tlme. In the
Llght of the 8.6 percent, a year growth ln the number of houeeholde
slnce 1960 and the fact that 34r000 untrs have been authorlzed by build-
lng permits in t,he past three years, the lncreaee ln the vacancy ratlo
cannot be vlewed a8 an indlcatlon of srarket deterloratlon. Contlnuetlon
of the rate of constructton at the current rate, however, couLd result
ln an over-eupply of rental houelng. Note that 11,500 unlts are eetlmated
to be under constructlon at the preaeBE ElBe.

Denand for Houatnr

Quantlt,atlve Demand

on the basle of the expected lacreage ln houaeholde (11,000 annually)
durlng the two-year forecaet pertod, the number of untts expected to be
lost from the lnventory througti demolltlon and on the current tenure
compoeltlon of houaeholde, therc w111 be about 12r800 new prtvate houelng
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unLts ln demand durlng each of the next trro years ln Prlnce Georgec County.
Conelderation la al.eo gtven to the current vecency levele end thc nunbrr
of unlta now under constructlon. IE ls expected that 41800 unlte wlll
represent demand by owner-occupants and 8,000 unlte demand by rentcra.
Of the 8,000-unlt annual rental demand, approxlmately 11600 can be abaorbed
only at the lower rente achlevable wlth publlc beneflts or asalstance tn
flnanclng or land acqulsltLon, excludlng publlc low-rent houaing and rent-
aupplement accomodatlons .

The proJected annual demand for new aetes houees ta altghtly below the
average number of alngle-farnlly unlt,g authorlzed for constructlon by
butldlng permlts during the 1960-1955 period (4,550 unlta). The pro-
jected'annuat rental demsnd la rltghtly below the annual average of
8,400 mul.tlfamlly unlts authorlzed slnce 1960, but le aubstantlally
below Ehe annual average of I1r700 unlts glnce 1963. The proJected
deurand for rental untte reflecte the large number of rental unlte now
under conatructlon ln Prlnce Georgee County, many of whlch w111 have
to be absorbed over the forecaet perlod"

Qualltattve Demand

Salea .Houslng. On the baels of current fanlly after-tax incomes, on
typlcal ratlos of lncome to purchaae prtcc, and on recent market exper-
lence, the annual demand for 41800 ealeg unttr la expecEed to be dlgtrl-
buted by prlce as ahown ln the followtng tablc

Eatfunated Aonual Demand for Ncw Selqs Houelns bv Prlce Clase
ount land

De

$u,
20,

500
000
000
000

25
30
35

Salea prlce

34,999
,000 and over

Total

Nuurber
of unlts

1,2b0
1,440
1, 250

480

Percent
of total

$le,
24,
29,

9
9
9

99
99
99

25
30
26
10

9
100

430
4,800

Rental Houstnt. The monthly rentalr at whlch Ehe annual demand for 81000
prlvately-owned rental unttr nlght bcet be abcorbed by the rental market
are lndlcated for varloue ctge uattt tn thc following table. Theee net
addltlona nay be accourpltehcd by Glth.r ner con8tructlon or rehabllttatlon
at the rpeetfled rentala wlth or wtthout publlc beneftts or atelstance.
through rubsldy, tax abatctr nt, or 8td tn ftnenclng or land acqulaltlon.

erI
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Under current costs, minlmum rents (tncluding utilities) at which new

privately-owned rental units can be produced in the area at market
interest rate ftnanclng are approxlrnately $gO a month for efficiencies,
$115 for one-bedroom,pnlts, $135 for two-bedroom units, and $155 for
three-bedroom uniEs.J At and above these minimum rents, there is a

prospective annual demand for about 61400 units. At the Lower rents
achievable with some form of public benefits or assistance, an

additional 1,600 unlts a year probably can be absorbed, excluding public
low-renE housing and rent-supplemen! accommodations. However, the location
factor is of especial importance tn the provision of new units at the
Iower-rent levels. Famllies ln this 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 governing conslderation
in the place of residence preferred by familles in this group. Thus,
the uEilization of lower-priced land in ouE-lying locations Eo achieve
lower rents may be seLf-defeating unless the exisEence of a demand

potenEial is clearlY evldent.

/ Calculated on the basis of a long-term mortgage (40 years) at 52
percent interest and 1l percenE initial annual curtail; changes
in these assumptions will affecE minimum rents accordingly.

I
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I Dernand for New Rental H 1n

Prlnce Georges County, Maryland
Deceober 1, 1965 to Decernber 1. 1967

Slze of unl t
Monthly

grose rent a/
One

bedroom
Trro

bedroom
Three

bedrooroEfftciency

750
725
700
57s
550
625
500
550
525
500
475
450
400
375
325
275
225
150

75
25

$zs
80
85
90
95

too
to5
110
r. t5
120
125
130
135
140
145
150
r55
163
170
180
190
200

and
ta

lt

ll

ll

ll

lt

lt

ll

ta

ll

ll

il

ll

la

ll

la

t,

'l
il

ll

tl

over
tl

ll

ll

ll

ll

tl

ll

ll

tl

t,

ll

ll

lt

ll

il

ll

il

lt

ll

'l
ll

3, 2OO

3, 1OO

3,OOO
2,9OO
2,775
2, 600
2,425
2, 150
1,9 75

I,8oO
1r550
l,5oo
1 ,300
1, Loo

750
400
100

25

3, O75
2,95O
2, 850
2,7@
2,55O
2,425
2,25O
2,O73
1,875
I,575
1 ,500
1, lOO

700
300

75

975
900
825
750
57_5

600
525
400
275
150

50
25

al Gross rent ts shelter rent ptua the cost of utllltles.

Note: The flgures above are cunulatlve, that ls, the colunns cannot
be added verEicalty. For example, the demanC for one-bedroom
units at from $115 to $130 ts 525 untts (2,775 lolnus 2,15O).

The preceding dtstribution of average annual demand for new apartments
ls based on projected tenant-famlly income, the slze distrlbution of
tenant households, and rent-paylng propenslties found to be typical in the
area; conslderation is also glven to the recent absorptlon experlence of
nes, rental housing. Thus, tt represents a pattern for guidance in the
production of rental houslng predlcated on foreseeable quantitatlve and
qualltative conslderatl,ons. Indivldual projects may differ from the general
pattern ln response to speAlflc nelghborhood or sub-market requiremenEs.
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Summary for the Alexandria Citv Portion of the Hl{A

Popu lation

Ihe current populat.ion of the city of Alexandria, Virginir: is
115rOOO, representing an average annual increment of approximately
4,40O persons (4.3 percent) since April 1960, when the population
Eotaled 9l,OOO. The population increment in recent vears is substan-
tially above Ehat of the t95O-196O period, when 2,925 persons (3.9
percent) were added annuallv. By Deeembev 1967, the population of
Alexandria is expected to total 1"26,4OO, an increese of about 5,2OC)
(4.5 percent) a year over the present population.

NaturaL Increase and Migration. From l95O to t96O , net natural increase
(excess of births over deaths) averaged abouE 2,025 persons a year, while
the total population grew by approximaEeLy 2,925 persons annually, indi-
cating a modest level of in-migratlon of around 9OO persons a year. Since
1950, however, it is estimated that the level of in-migration into
Alexandria has increased to about 2, IOO persons a year, reflecting the
increased number of new aparEment units built in the last five and two-
thirds years.

Households

There are approximatety 36,900 households ln the city of i\lexandri.r at
the present time, constituting about 18 percent of all households in
the Virginia portion qf the HIl,\. The current number of horrseholds in
.\lexandria represents an average annual gain of ahout 1,475 (4.6 percent)
since r\pril 1960, slightly above the 1,025 (4.5 percent) added each vear
from 1950 to 1960. Inasmuch as the city of Alexandria contained a number
of residential struetures of the type suhJect to the change in census
concept between 1950 and 1960, a portion of the household increment is
attributed to the definitional increment onlv and the difference belween
the rate of growth in the 1950-196O period and 3rowth since 1960 is
probably greater than appears from the above data. The number of house-
holds is expected to increase bv about l,8OO (4.9 percent) a year to a
total of aborrt 40,5O0 by December 1967. Average household size in the
eity of Alexandria declined from 3.29 persons in l9s0 to 3.15 persons
in 1960, trnd to irbout 3.11 at the present time. rt is anticipated that
average household size witl conttnue to decline sLlghtly in Alexan<lria
to trbout 3.Oq nersons by 1967.
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Housing Supply

The current housing inventory of the city of Alexandria totals abouE
38,8OO housing units, an increase of 9,050 units since April 196O, when
the Census of Housing reported about 29,75O housing units in Alexandria.
The net addition of 9,O5O housing units resulted from the completion
of an estimated 9,650 new units, and the loss of approximately 6O0
housing units through demolition. The gain ln the housing inventory
from 1960 to date represents an average annual increment of about lr600
units. During the I95O-1960 decade, the number of housing units in
the Alexandria inventory rose by about lrlOO units a year.

As shovrn in table XIII, the currenE housing inventory in Alexandria ls
rather evenly split between single-family units (46 pereent) and
struct.ures with five or more units (49 percent). Structures with two
to four units comprise only about five percent of the current housing
supply in the city of Alexandria. A comparison of the current dis-
tribution with that of April 1960 indicates a sharp increase in the
proportion of structures with five or more units, reflecting a sharp
increase in the number of apartments constructed since 1960.

Despite the historical background of Alexandria, 25 percent of the current
housing supply was built since Aprit 1960, 20 percent qras constructed
between 1950 and L955,25 percent was constructed beEween 1940 and 1950,
and only 14 percent vras construcEed prior to l93O (see Eabie XIV).

Residential Bui ld ang Activitv

Ihe annual volume of new residential construction, as measured by building
permlt authorizations, is presented in table XVI.\The volume of units
authorized increased sharply from about 5IO units-in 1960 to 3,I75 units
in t952, declined in the following two years, and rose again to 3,O25
for the first eleven months of 1965. Since 1950, fluctuations in the
level of residential building activity have reflected changes in the
volume of multifamily construction; construction of single-family houses
remained at a fairly level volume, averaging about i4O units a year
during the l960- 1965 period.

At the present time, there are about 3rO50 multifamllv units rrnrl er rton-
structlon tn the city of Alcxandrla. A survey of recently-bulIt rental
houslng revealed that, for some 11625 two-bedroom units in Alexandrla,
the mlnlmum monthty rental waa $tZO; for 33O three-bedroom units, $140
a month was the minlmum rental charge. Ttre number of slngle-famlly units
under construction in the clty of Alexandrta 1s negliglbte. Based on
lnformatton provided by the Alexandria Department of City Ptanning, there
rrerc approxlmately 6OO houslng unlts demollshed ln the city of Alexandrla
from January 1, 1950 to date, primarlly as a result of urban renewal
activity and street proJects. I?re bulk of the unlts demolished (about
34 percent) were ln multtfamity structures. Over ttre two-year forecast
period, ilernciltlcn acttvlt'y 1s expected to total about 2O0 r,rni.ts a 1'q61-
princlpally as a result of cleararlce f or urban reneh,€rI"
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Sales Market

The market for new sales houses in the city of A

the present time. Sit.es are scarce for new sin,
in Alexandria and bui,lders are very selective af
deslgn of the uniE. As a result, there is no
The bulk of new sales units are constructed,on
prlce ranges of $3OrOOO and up.

Because of the lack of suitable land, the sales
reflecEs primarily the market for existing house
data available regarding the resale of single'f
city of Alexandria, discussions with local. real
homes are on the market a shorE tlme only before they are sold.

Rental Market

I
I
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Gadsbv ComrnerciaL Phase I ( Va. R-32) covers about 4.9 acres bordered
roughly by Pitt, King, Cameron and Fairfax Streets. The Land has
been cleared and development has begun on the proposed commerciaL re-use
plan. A totat of 38 residential structures were demolished and 26

families have been relocated. Gadsby Phase I ls expected to be completed
by the end of 1966.

Gadsby (Va. R-14) the second phase of the over-all Gadsby project, is
bordered roughly by Saint Asaph, Prince, Fairfax and King Streets- At
Ehe present time, the structures in this 4.7'acre project are in the
process of being cleared. Practicatly all of the land will be used for
conunercial and street projects. ltrere have been 45 residential units
demolished since the start of execution and 16 families have been
relocated. This project is tentatively scheduled for compleEion in 1968.

Mudtown (Va. R-33) is bordered roughty by Quaker and King Streets and
Chinquipon ViILage. This 27-acre project is in the final stages o

completion. A total of 47 dwelllng units have been removed and 54
families have been relocated. A toEaL of 29 singte-family houses have
been constructed on the site and sold at an average price of around
$15,5O0. The houses were offered initlstly to former residents of the
urban renewal area, and the remaining units were sold on a rrfirst come,
flrst servedrrbasis. A public high school alto has been compteted on the
siEe and $ras open for the first time thls year.

Public Housing

Currently, the Alexandrla Redevelopment and Houslng Ar-rthorlty manages
a total of 943 units in seven projecta. Whtle construction ts Just about
to get started on a 9o-untt publtc housing proJect ln the city of Alex-
andria, there are tenEative plans for the demolition of Chinquipon Vil-
tage, a project totallng 165 unltg. In additlon, there are 135 unlts
for whlch an annual contributtons contract hae been executed, but which
are not yet under constructlon. No units- in the above projects are allo-
cated or designed specifically for 'the elderly.

Demand for Houslns

OrantiEative D emand

Based on the anticlpated lncrease in households during the two-year
forecast period (1,8oo annually) and on the number of housing units
expected to be removed fron the housing lnventory through demolition,
there will be a dorand for approximately 3,OOO new private housing units

f
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tn the clty of Alexandrla, tncl,udlng lOO eales untte and 2,9OO rental
units. Of the Eotal rental deruand, tt is estlnated that l,O0O units a
year may be absorbed only aE the rents achlevable wlth the aid of
below-narket-interest-rate flnancing or asslstance in land acqulsitlon
and cosE,, excluding publtc tol-rent houelng or rent-supplenent acconno-
dations.

Qualltatl ve Demand

qs!"_s- Housing. On the baeis of recent rnarket experience, demand for tOO
new sales houses a year ts expecEed to fall prinarlly tn prlce rangee
above $3O,OOO. As mentioned previously, Ehe lack of land in Alexandria
has necessltated the constructlon of new sales houslng on[y on a contract
basis. It is judged that few eales untte can be butlt profitabLy at
lower prices in Alexandrta.

Rental Housin
additions to E

. The monthly rentals aE which privately-owned net
he aggregate rental housing inventory mighr best be absorbed

by the rental market are indicated for various size units in the following
table. These net additions may be accomplished by either new construction
or rehabilitation at the specified rentals with or without public benefits
or assisEance through subsidy, tax abatement, aid in financing or Land
acquisition. The production of new units in higher rental ranges than
indicated below may be justified if a competitive filtering of existing
accommodations to lower ranges of rent can be anticipaEed as a result.

Under eurrent costs, minlmum rents (including utlllttes) lt whlch new
prlvately-onrned rental unlEs can be produced in the area aE market tnterest
rate flnancing are approximaEely $9O a month for efflclencies, $115 for one-
bedrr-rorn rrnlts, $135 for Ewo-bedroom units, and $t55 for Ehree-beCroou units.
At and above theee minlmum rents, there is a prospective annual demand for
about l,9OO units. At Ehe lower rent rangee achievable wlth publtc
benefits or aegietance, ln financing or land acqutsltion, excluslve of
public low-rent houetng or renE-suppIement acconnodaElons, an additlonal
1,OOO unlts probably can be absorbed.

L/ Calculated on Ehe basis of a long-term mortgage (40 years) at 5t
percent inEerest arrd lLz Percent initial annual curtaill changes in
these assumptions will affect minimum rents accordingly.

LI
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Estlmated Annual Demand for New Rental Hoirsin s
Alexandrla Clty. Vlrclnta

December !- 1955 to Decenber 1 1967

Size of uni t

$7s

Month ly
groEB rent a/

and over
80
85
9)
ct5

1f,C
115
l. [o
tt5
120
t25
130
135
r40
L45
t50
155
r6f,
'.70
13)
190
20c

Efflclency

350
335
330
32s
310
300
290
275
255
235
2LO
190
165
135
100
50
25

One
bed room

Trro
bedroou

Ttrree
bedroom

lr
il

,l

ll

il

It

r
tt

ll

lt

'l
ll

ll

ll

tt

'l
u

il

ra

7l

t,

'l
tt

rl

,l

I

'l
ll

ll

ll

ll

il

ta

'l
ta

ll

ll

il

ra

rt

ll

ll

L ,225
I, t5O
L, too
1,O25

975
900
825
775
725
550
600
500
450
400
350
300
225
150

1 ,025
875
700
575
415
400
350
300
250
225
200
L75
150
L25
100

300
285
270
255
240
220
200
185
175
150
L25
100

al Gross renE is shelter rent plus the cost of utilities.

Note: The figures above are cumulative, that is, the columns cannot
be added vertically. For example, the demand for one-bedroom
units at from $125 co $145 ls 225 urriLs (825 minus 600).

The preceding disrribuEion of average annual demand for new aparEments
is based on projecEed tenant-family income, the size distribution of Een-
ant households, and rent-paying propensities found to be typical in the
area; consideration ls also given to the recent absorption experience of
new rental housing. Thus, it represenEs a pattern for guidance in Ehe pro-
duction of of rental housing predicated on foreseeable quantiEative and
qualitative considerations. Individual projects may differ from the
general patEern in response to specific nelghbor.hood or submarket requiremeuts.
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Summary for the ArlingEon Coun tv PorEion of the HI.{A

Popu lation

At the present time, the population of Arllngton County, Virginia totals
about I82,OOO, equal to 27 percent of the Eotal populaEion ln the Virginla
segment of the HMA. Although the level of population growth was higher
in recenL years (3,275 persons annually) than during the previous gBe-year
period (2,8O0 a year), the rates at rfiich the population grew q,ere about
the same (see table VIII). Arlington County was a part of the original
Itten-mile squaretr of the DistricE of Columbia and resembles Ehe presenu
District of Columbia ln that tE is a highly urbanlzed area of mixed
residentlal and commercial sEructures. Much of the county resembles
a naturaI rrover-f lordr from Ehe present, Dlstrlct boundarles.

The population of Arlington County ls expected to reach l87,6CO persons
by December L967. The anticipated increment represents an annual gain
of about 2,8OO (t.5 percent) a year over the presenE total, somewhat
below the t96O-1965 experience, but identlcal to the level of growth
which Eook place from l95O to 1950.

Natural Ihcrease and Migration. Between l95O and 1950, the excess of
births over deaths (net natural increase) in Arlington County averaged
3,225 a year. llhen compared with a population increase of 2,8OO a year,
an average annual net out.-migratlon of about 425 persons a year is evident.
Because of a number of new apartments consEructed in Arlington County ln
recent years, lt is estlmated that the out-miSration has ceased, and a
modest level (5O a year) of in-mlgration has occurred slnce t950.

Households

Occupied dwel1lng units (households) in Arlington number currently around
64,4OO, representing an increase of 1,750 (3.O percent) annually since
1960. Between 1950 and 1960, households in Arlington County grew by an
average of 1,450 (3.1 percent) a year, a small portion of which was
atEributed to the census change of dwelllng unlt concept. For over a
decade and a half, the average household slze in Arlington has been
declining. Average household size was 3.2O persons ln 1950' decllning
to 2.9O in 1960, and to 2.74 persone at the present time. As in the
District of Columbia, Ehe average household slze in Arllngton is relatively
smal1, a reflecEion of the heavy concentraEion of apartment dwel'lers. It
is anticipated that, over the forecast period, households ln ArLlngton
County will grow by about l,4OO (2.2 percenE) each year to a toEal of 67,2OO
by December 1967. The projected level of household growEh is substantially
below the growth which occurred from 196O to the presenE, but is about the
same as that of the I95O-1950 perlod. ltre projected household growth in
Arllngton is based on an anEiclpaEed decline in the average size of house-
holds Eo 2.71 persons, and Ehe declining rate of population growth which
is expected Eo occur.
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Housin Supp ly

At the present time, the housing inventory of ArlingEon County totals
approximaEely 66,800 housing units, or about 31 percent of the total
invenEory in the Virginia portion of the HMA. The current hcusing
inventory represents an increase of 9r85O housing units over the April
1960 level, or about 1,75O units annually. During the 1950-196O decade,
the housing supply in Arlington County grew by about l,600 units a year,
although a porEion of the increment during Ehis period was the result
of the change in definition from rrdwelling unitil in l95O to rrhousing
unitrr in 196O (see table VII).

Table XIII shows that the current housing inventory by type of structure
in Arlington is comprised primarily of structures with five or more
units (5O percent), although single-family units also constitute a size-
able portion (45 percent). Structures with two to four uniEs comprise
the smallest portion (five percent) of the current housing supply. A
comparison of the present compositlon of the inventory in Arlington with
April 1960 Census data indicat.es a raEher sharp increase in the propor-
tion of structures with five or more units, a reflection of the number
of apartments constructcd throughout the Washlngton area ln recent years

Since much of Ehe popuLation growth of Arlington County has occurred in
the past fifteen years, a large portlon of the housing inventory has
been constructed during this period (see table XIV). Approximately
45 percent of the current housing suppty was built since [950 and 34
percent was constructed between 194O and 1950. About 13 percent of the
invenEory was built between 193O and 1939 and only 8 percent was built
prior to I93O

Residential Bui ldins Activity

Table XVI shows thaE the trend ln volume of new prlvate residential con-
structton has been somqrhat erratic Bince 1958, varying from a high of
41050 untts authortzed ln 1959 to a low of 1,175 units in 1963. Slngle-
famlly constructlon has been trendtng downward slnce 1950, and has been
of minor lnportance, averaging about 27O uniEs a year. Fluctuation tn
the over-a1[ leveI of prlvate constructlon iE attrlbuEable to a varylng
volume of new multifamlly uniEs authori,red. Since 1958, the volume of
nulElfanily unlts aut,hortzed has reeched aa htgh as 3,7OO units ln t959
and as low as960 units ln 1951. Multlfantly unlEs auEhorized fn the
ftrst eleven mont-hrr of t955 are 46 percent below the nunber for the comL
parable 1964 pertod. Fron l96O to date, nultifamlly const.ructlon averaged
L,525 unite each year. MulEiiamily unics have accounted for 86 percent
of the total elnce 1950.
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Currently, there are approxlmatety 780 unlts ln some stage of const.ruction
in Arllngton County, includlng 725 multifamtly unitg pnd 55 single-family
houses. A large portion of the multlfarnl[y units'under construct,ion are
ln high-rise sEructures scattered throughout the county.

The volume of demolition activity in ArlingEon County has been relaEively
moderate. Slnce 1960, approxlrnately 5oo residential units have been
demolished. About 75 pereent of the unlEs removed from the housing supply
were multifamiLy unlts. Over the Ewo-year forecast perlod, approximateLy
4OO residenees are expected to be demollshed, princlpally as a result of
highway and street projects.

Tenure

As a result of the increased construction and occupancy of new multifamily
units in Arlington since 1950, ohrner occupancy has declined sharply as a
proportion of total occupancy. Currently, iE is judged that owner-occupied
units comprise 35.2 percent of the occupied inventory, compared wirh 4t.5
percent in Aprir l95o (see table xrr). or.rner occupancy also dectlned
from l95o to 196o, but much less rapidly than in recent years. rn April
1950, 42.2 percent of all occupied unlts Lrere owner-occupied.

Vacanev

Accordlng to census reporEe, abouE 2ro5o housing units were vacant and
available for sale or rent ln Artington County in Aoril t96O, representing
a net availablc v&cancy ratto of 3.6 percent. The v&caney raElos tn sales
and rental housing were 1.1 percenE and 5.3 pereenE, respectively.
Vacancies lacking one or more plumbtng facilities were negltgible in
t96o; there were 25 rental units and virtually no sales uniEs in this
category.

The postaI vacancy Burvey conducted by the Arlington County Post Office
ln January 1966 covered a Eotal of eome 45,15O dwelling unlts, equal to
59 percenE of the current housi.ng invenEory, made up of I Bampte deslgned
particularly to obtaln representatlon for apartuen!-type dwel[lng unltsin
,\rllngton County. Of the dwelllng unlts covered by the Burvey, 1,5OO
were vacant, an over-al1 vacancy ratto of 3.3 percent. Vacancles in
regidences numbered 18O, or L. I percenE of the 16,4O) regidencea covered
by the survey, and vacancies ln aparEmente totaled 1,325, equal to 4.4
percent of the 29,75O apartment untta surveyed (Bee table XVLII).

IE is Judged that the current over-alI level of vacanE avail,able units
in Arlington remains about the sarne as the 196O level; the sales vacancy
ratio has risen sllghtly Eo 1.3 percenE and the rental vacancy ratio is
esEimated to'have decllned to about 4.O percent. There are currently about
3OO uni,ts avallable for sale and 1,75O unlts available for rent. Only 35
avallable rental vacancies are judged to be substandard (tacking one or
more ptumbing facilltles) h,tllle none of the sales vacancies are in thls
category.
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Sales Market

The sales market of Arlington CounEy is sound, although the volume of
consEruction of single-family houses has been st,eadily declining ln
recent years. The decline in single-famlly const.ruction is attributable
primarily to rapidly dimlnishing sites availabIe for the construction
of single-famlly houses. As a resuIE, land costs are dlsproportlonately
high and singl-e-family houses are constructed primarlly on a contract
basis priced to seLL for $35,OOO or more

Rental Market

Ihe over-all markeE for new rental housing Is sound in Arlington, as
substantiated by the decline ln the rental vacancy ratio from 5.3 percent
in t96O Eo 4.O percent at Ehe present time. Practically all the new
apartment project.s consEructed in Arlingtcnslnce 1960 have been conventionally-
financed. A substantial portion of the nerrer projects have provided luxury
accommodations in high-rise buildlngs. l'lost of the garden aparEments are
renting well, including the old FIIA projects which were insured under
Section 6O8 in the early 1950's. I{hlle these older projects do not offer
the amenities found in the newer garden aparEments, Eheir lower rentals
are attractlve to lower-income groups, princlpally milltary personnel
statloned aL the Pentagon and Fort Myer, and elderly persons. The
gxperience of FHA-lnsured project6 in ArllngEon is good. Of 4,80O units
surveyed in March 1955, l4O were vacanE, I vacancy ratio of 2.9 percent.
Although Ehts vacancy ratio represents an tncrease from 2.O pereent from
the March 1964 survey, the vacancy ratlo for FHA-lnsured projecEs in
Arlington has never exceeded 3.0 percent in any of the March surveys
since 1960.

Demand for Housing

QuantlEative Demand

Based on the expected lncrease of l,4OO a year in the number of households ln
Arllngton durlng the two-year forecast perlod, and on Ehe estinated number of
housing uniLs which wl1l be demollshed by varlous publlc agencles, there
wiLl be approxlmately 1,8OO prtvaEely-or.med houstng units ln demand durlng
each of the next tsro years, lncludlng 2OO sales unlEs and lr6OO rental
uni ts .

Of the estlmated annual demand for new rental houslng, 2OO units a year
will become effective only at the lower rents made posslble by below-
market-interesE-raEe financlng, such as Ehat avallable under Section 221
(d)(3). The estlmaEed rentaI dernand excludes public low-rent houslng
and rent- supplement accommodatlons.
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The estlmated annual demand for new eales-tyPe houelng 1s somewhat
below the averagc of 270 untts a year authorlzed by bui.tding permlts
slnce 1960, but le norc tn line wlth the level of new sales houses
authorized over the part two yearE.

The proJected dcmand for 11400 rental untts a year la sltghtly lower
than the averagc annual level of congtructlon slnce 1950. The number
of prtvately-owned multifamlly unlts authortzed hae averaged L,625
unlts a year slncc 1960. In the flrst eleven months of 1965' however,
multlfamlly units authorlzcd are 98O unlts below the number authorl2ed
(2,t50) for the flrat cleven monthe of L964.

Oualitati ve Demand

Sales Houslnp. Bared on current market experience, the annual demand

for new sales houses ts expected to fall. prlmarlly ln prlce ranges
above $3O,OOO. Ttre lack of sltee for slngle-farnlly constructlon ln
Arlington has been euggested earller (see Sales Market sectlon for
Arltngton County) and the resultlng hlgh cost of land has conflned new

slngle-famity constructlon to hlgher-prlced unlte wtrlch are generally
sold on a contract baete.

Rental Houslns. T?rc reonthly rentale at whlch the annual demand for
t,5OO prl"ately-orirned rental units mtght best be absorbed by the rental
market are lndlcated for varloue 81za unlte ln the following table.
These net addltlons may be accompllehed by either nerd constructlon or
rehabilttatlon at the rpectfled rentals wtth or wtthout publlc beneflts
or asststanee through aubsldy, tax abatenent' or aid ln financlng or
land acqutsltlon.

Under current coets, mlnlmum rcntB (lncl.udlng utlllttes) at whlch new

privately-owned rentat unlte can be produced ln the area with market
inrerest rate ftnanclng are approxlaatcly $90 {r month for efficien-
cles, $115 for one-bcdiopyr unttr, $t35 for tno-bedroom untte, and $155
for three-bedroom unlts.Y At and above these rntnlmum rents, there ls
a proBpecttvc annuat dcrnand for about 1'400 units. At the lower rents
acirtevable wtth tonc forn of publlc bencflta or aeelstance ln flnan-
clng, land acqutrltton or coet, an addltlonal 2O0 unltE a year probably
can-be abgorbed, Qxcluslve of publlc tos-rent houstng and rcnt-eupple-
ment accomnodattonr.

Calculated on the basis of a long-term mortgage (40 years) aC 5\
percenE interegt and 1| percenE lnitlal annual curtaill changes

in these assumptlons will affect mlnimum renEs accordingly.
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Estlmated Annual Demand for New Rental Housinc

Arltngton CounEy, Vlrglnia
Deceuber I 1965 to December I t967

Size of unit

I

Monthly
gross renE a/ Efflcienc v

2r5
210
205
200
190
t80
170
160
150
130
1r5
95
80
55
35
25
15
10

One
bedroom

720
7to
700
695
690
675
660
550
640
620
590
570
515
45(l
370
280
155
100

Two
bedroon

535
525
515
490
470
450
425
400
375
340
300
25t)
1_75

L25
50

Three
bedroon

13;
L25
120
110
95
80
50
40
20
10

$zs
80
85
90
95

100
lo5
ItJ
1r5
L2)
125
t30
r35
140
r45
150
155
160
r70
180
190
200

and
lt
ta

tt

r
ll

at

ll

il

ll

il

ll

|l

il

It

ll

ll

tl

ll

lt

ll

tl

over
'l
lt

It

ll

lt

ll

'l
il

il

ll

il

!t

ll

ll

ll

,r

tl
lt
tt
It

ll

al Gross rent i6 shelter rent plus the cosE cf utilities.

Note: Ihe figures above are cumulative, that is, Ehe columns cannot
be added verticaIly. For exanple, the denanC for one-bedroon
uniEs at from $l2O to $15O is lO5 unlts (575 ninus 570).

The preceding distributlon of average annual demand for new apartments
is based on projected tenant-family income, the slze distribution of
tenant households, and rent-paying propensities found to be typical
in the area; consideraEion is also given to the recent absorption exPer-
ience of new rental housing. Thus, it represents a pattern for guidance
in the produetion of rental housing predicated on foreseeable quantitative
and qualitative considerations. Individual projects may differ from the
general pattern ln response to specific neighborhood or sub-market
requirements.
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Summary for Ehe Falrfax Countv Port.ion of the HI'IA

Populatlon

The population of the Falrfax County portion of the HMA (including the
independent cities of Falrfax and Falls Church) is about 416,300 aE the
present Elme, equal Eo 58 percent of the entire populatlon of the Vlrglnia
segmenE of the HMA. Slnce 1960, the population of the Fairfax County
sub-market area has grown by an average of 23,150 (6.7 percent) each
year, slightly above the average of 17r900 a year durlng the 1950-
1960 decade. From 1960 Eo the present, 75 percenE of the total population
growth in the Virginla segment occurred in the Falrfax County sub-market
area the same proportlon as in the prevlous decade. In recent years, most
of the population growEh ln the Fairfax CounEy sub-market area has
occurred along a corrldor paralleLing the present Interstate 495. Because
a large portlon of t.he extreme western and southern portions of Falrfax
County is stlll undeveloped, it ls expected thaE Ehese areas will have
subsEantlal population and household growt,h over the two-year forecast
perlod. It is estlmat,ed Ehat the popuLatlon ln the Fairfax County portlon
of the Hl4A will grow by abouE 29,400 (7.1 percent) each year to a toEal of
475,100 by December L967.

NaturalIqcrease@.overthel950-1960decade,netnatura1
ffioTurrcnsoverdeathe)averaged4,35opersonsannua1Iy.
When thls ls compared wlth the average annual populatlon lncrement of
17,900, a net ln-mlgraElon of 13r550 a year is lndicated. Slnce 1960,
it is estlmated EhaE t.he level of ln-mtgration has increased t,o about
L7,275 persons annually.

Households

The estimated current total of 103,700 households ln Falrfax CounEy
comprises about one-half of the total nunber of households in the Vlrginia
segmenE of Ehe Hl,lA, and represents an lncreaee of 6,275 (7.5 percent) a
year since the 1960 Census. Over Ehe prevlous ten-year perlod, households
in Fairfax County grew by an average.of about 4,150 (9.5 percent) a year.
A smalL part of Ehe lncrease in the earller perlod ls attrlbuted Eo the
'tdeflnit,lonal lncremenErr. The tendency Eoward homeownershlp in the
puburbs, particularly among young growtng famllies, is evident in the
relatively large household slue. The average household size in the
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Fairfax County portion of the HMA increased from 3.67 persons in l95O to
3.95 in 1960. Since that time, however, the number of smaller-sized
households has increased principally because of an increase in the number
of apartments consEructed. The result has been a decline in average house-
hold size since 1960, to about 3.85 persons at the present time. Because
of the increased rate of population growth anEicipated over the forecast
perlod, and a continued decline anticipaEed in average household size,
the number of households in Fairfax County is expected to increase
by about 9,OOO a year in each of the next two years. Thus, by December
1967, households in Fairfax CounEy are expected to total approximately
121,7OO.

Housi Market F ctors

Housing Supplv

The housing inventory in the Falrfax Gounty portion of the HMA presently
totals 1O9,5OO units, a sharp increase of some 5,600 housing uniEs
annually slnce Aprit 1960. This gain represents about 21 percent of the
increase for the entire HI,IA. During the 1950-195O decade, the houslng
suppty of Fairfax County grew by about 4,325 unlts (9.3 percent) a year,
although part of the increase rras the result of the definitional change.

Table XIII shows thaE the housing lnvenEory in Fairfax County consists
prlmarily of single-famity sEructures. A comparlson wlth l960 Census
data, however, indicates lhat the proportion of single-family units
declined from nearly 9O percent tn April 1960 to 8l percent in December 1955

Although the construcEion of single-famlly houses has been increaslng since
1950,_the rate of multifamily construcEion has increased aE a faster rate.
As a consequence, the proportion of mulEifamily units to the EoEal inventory
increased from B percent in 1960 to 18 percenE ln 1965.

Since Fairfax County has had substantlal populatlon and household
growth since 1960, a large portlon of the housing supply has been com-
pleted during this time. It ls estimated that 35 percent of the current
housing supply in Fairfax County has been bullt since April t96O' Another
45 percent was built in the ten years prlor to APrli l-960. About 16

percent of the current lnventory was compleEed between 194O and I95O and
only four percent eras consErucEed prior Eo t93O.

Residential Buildine Actlvi tv

1{lth Ehe exception of a decline from L962 to 1953, Ehe annual volume
of privately-financed dwelling unlts authorized by building permits has
been steadlly increaslng ln Fairfax County (including Fa11s Church) since
1960, averaging 7,55O unit.s each year. Some 9,775 units have already been
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authorized in the first eleven months of t965, 35O above the level for
the first eleven months of. L964. Since 1960, the number of units
authorized has beenalmost equally divided, with singLe-family units
accounting for the slightly larger share (57 percent). Single-family
units authorized have been trending upward sinee 1960, and there were
475 more single-family unit.s authorized in the flrst eleven months of
1965 than the number for Ehe comparable 1964 perlod. MuttifamlLy c.on-
struction also has been Erending upward in recent years, averaging
some 3,3OO units a year since January t96O. From about 28O units
in 1960, mulEifamily construction increased sharply to 1,875 in t96t.
The level more than doubled (3,925 units) from L96l Eo L962, only to
decline siightly in 1963, and increase sharply from 1963 to L964 to a
total of 5,225,

At the present time, Ehere are approximately 6,g25 residential unitsin some phase of consEruction, including L,72s single-family units and
5,10o multifamily units. Most of the units under construction are
close to the Belt.way (r-495), in and around the independent cities of
Fairfax and Falls church, the town of vienna, and the unincorporaEed
area around Annandale.

Demolition activity has not been very extensive ln Ehe Fairfax Countyportion of the HI"IA. About l,lOC units have been removed from the housingsupply since 1960, principal[y as a reoult of highway and street pro1ects.
About 55 percent of the units demollshed were singte-family structures.
Based on Lentatlveplans for highway and sEreet projects, as well as
nonscheduled losses, it is esEimated that approximately 600 dwelling
units will be removed from the inventory over the two-year forecast
period.

Tenure

Reflecting the large proportion of single-family units in the Fairfax
county houslng inventory, approxiftrtely 59.4 percent of the occupied
units are currently owner-occupled. ALthough the proportion of owner-
occupied Untts is high at present,, it represents a decllne from the 1960 ratio
of 75.9 percent (see table xrr). This decline is at,tributed to the
increased constructlon of rnultlfamlly unite ln Fatrfax County since 1950.

Vacancv

According to 195o census data, there was I total of about 2,37s vacant
avallable dwelling units in the Fairfax area at that time, indicating a net
available vacancy ratio of 3.4 percent. Of the vaeant available units,
1,425 were for sale, a homeorrrner vacancy ratio of 2.7 percent and nearly
95o were available for renE, a rental vacancy ratio of 5.4 pereent. only
5o of the vacant sales unlts and 65 of the vacant rental unlts were
dilapidated or lacked one or more plumblng faciIiEies.
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The current vacancy surveys eonducted by the six post offices in the
Fairfax County portion of the HMA covered a total of about 45,8OO
deliveries (4i percent of the current inventory) including 35,450
posslble deliveries to residences and lOr35O deliverie6 to apartment
units. There were a total of 1r725 vacancies enumerated, indicating a
vacancy ratio of 3.7 percent. About 725 residences $rere vacant,
representing 2.O percent of the total residences covered; nearly IrOOO
apartments vrere vacant, or 9.6 percent of the apartments enumerated.

Currently, there are judged to be 3,70O units vacant and available for
sale or rent in Fairfax County, revealing an over-all net vacancy ratio
of 3.4 percent. I'here are 1,600 units available for sale and 2,lOO
units available for rent, lndicating homeovrner and rentervacancy ratios
of 2,2 percent and 6.2 percent, respectively. The current sales vacancy
ratio represents a slight decline from 2.7 pereent in 1950; the rental
vacancy ratio represents a rather large increase from 5.4 percent in
i96O. The inerease in the rental vacancy ratio reflects the large
volume of apartments which have been constructed in Fairfax County since
1960.

Sales Market

The current sales vacancy ratio represents a decline from that reported
in the 196O Census of Houslng. hthile the 2.2 percent vacancy ratio in
this area ls comparatively high, lt may not be inappropriate in view of
the rapid growth which has occurred in the Fairfax County portion of the
HMA. There is evidence, moreover, that the sales market has firmed up,
particularly over the past year. Thls is especlalLy noteworthy in view
of the extensive consLrucLion of single-family units ln the past 23
months.

The FHA surve)a of houses completed in subdivisions with five or more
oompletlons during 1964 and 1965 gi,ve some indication of the conditlon
of the sales market in Fairfax CounEy. In the 7I subdivisions covered
in the more recent survey, a total of about 21975 units were completed
during i965, of which 2,225 (75 percenE) were built speculatively. Of
Lhe speculative compleEions, abou! l9O (nine percent) were unsold at Lhe
end of the year. T'he survey of units completed during 1964 covered a
Eotal of 3,LOO houses ln 57 subdivisions. One-half (1,575 units) of
the houses completed during 1964 were constructed speculatively. Some

13 percent (2OO)of the speculatively-built houses,$rere unsold at the
end of 1964 and anoEher four houses had been completed and unsold for
over a year. A comparison of the two surveys reveals an improvement in
the ratio of unsold houses to total speculative completions over the past
year. AlEhough the number of unsold speculatively-builE unlts remained
practlcally the same in the two surveys, the ratlo declined because the
volume of speculatlve constructlon and subsequent sales were higher
(4O percent) durlng f965. Thus, it is evident that new sales housing
constructed (on both contract and speculattve basis) in recenL years
has been marketed saElsfaetorlly.
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Rental Market

Although the rental vacancy raElo in Fairfax County has lncreased slnce
i96O, the over-all rental market appears to be relatively firm at the
present time. According to 1960 Census data, nearly one-half of the
renter-occupied units in Fairfax County were in single-famlly houses,
indicatlng a possible shortage of muLtifamily rental accommodations
at that time. From 196O to date, nearly 2OTOOO multifamily units have
been authorized Eo meet thls shortage, 52 percent of which have been
authorized for construction in the past 23 months. Consequently, Ehere
are a number of projects which have come on the market rather recently
and have not had a reasonable time for absorption. The result has been
a higher rental vac&ncy ratio currently than that recorded in t95O. The

rather high rental vacancy ratio should noE be construed as excessive
in an area whlch has experlenced a rrEe of household growth of over sevcn
percent a year from 1960 to the presenE.

Deroand for Housln8

Quantttat,l ve Denand

Based on the antlclpated lncrement of about 9rOOO households durlng each
of the next two years, on antlclpaEed lenolltlon actlvlty, current tenure
composltton, and the number of unito now under construct,lon, rhe annual'
demand for new prtvately-owned houalng wtll t:otal about lO,2OO untts each
year over the next th,o years. lhe proJected annual demand tncludea 5,000
sales unlEs and 5r2OO renEal untte. Of Ehe eatlmat.ed annual demand for
new rental houstng, approxlnately 8OO unite a year wtll become effective
only at the lower rents nade posslble wlth publtc benefits or aeelstance
tn flnancing, land acqulsltlon and coet. The denand eeEimate ,does not
tnclude publle low-rent houelng or rent-supplenent accommodattons. The

denend for new eales houslng ie above the average of 4,35O stngle-famtly
author.l.zatlonr a year of the t95O-1965 perlod. Ttre projected rental demand
ls ln line with actlvlty ln the past few years.

Qualltgtlve Denand

Salee HouslnE. Based on current, lncone tevele of fanlltee tn uhe Fairfax
County portlon of the HMA, and on eales prlce to lncome relatlonehlps
typical ln the area aB well ae recenE uarkeE experlence, the annual
demand for salee houalng has bean dlstributed by prlce ae ehoern ln the
fol lowlng table.
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Est.imated Annual Demand for New SaIes Housi by Price Class
Fairfax Countv. Virsinl a, Portion of the HMA

December 1. t965 to December l, 1967

Sales price
Number

of units
Percent
of total

2

28
25
23
22

loo

$l7,5OO
20, OOO

25, OOO

30, OOO

35, OOO

- $r9,999
- 24,999
- 29,ggg
- 34,999
and over
Total

too
L,4OO
l, 250
l, t5o
lr l.0o
5,OOO

Rental Housing

The monthly gross renEals at whlch the annual demand for 5,2OO prlvately-
owned renter units mtght best be absorbed by the rental market are indi-
caEed for various size units ln the following table. These net addltiona
may be accomplished by either new con6tructlon or rehabiliEation at the
specifled rentalswlth or without publlc benefits or assisti,nce through
subsidy, tax abaEement, or ald ln financing or land acquisition.

Under current coats, minlmun renta (tncludlng uEillttes) at whtch new
prlvately-omed rental untta can be produced ln the area at narkeE lnteresl-
rgte flnanctng are approxtnatety $9O a nonth for efflclencles, $115 for
one-bedroon unlEc, $135 for two-bedrooro unlte, and $t55 for three-bedroom
unlta.-L/lt and above theae ninloun rente, Ehere 1s a proepecttve ,annual
denand for approxlmaEely 4r4OO unlts. At the lower rentt achlevable
with publlc beneflts or aaalrtance in fina4cing or land purchase, an
addlttonal 8OO prlvately-owned unitB a year probably can be absorbed.
However, the locatlon factor te of eapeclal tnportance in the provlsion
of new unlta at the lower rent levels. Faulllee lir thte user grou.p are
not as moblle as thoee ln other econonlc Begloents; they are tess abte
or wltllng to break with establtshed eoctal, church, and nelghborhood
relatlonshLps, and proxlnlty to pLace of work frequently te a governing
conelderatlon ln the place of realdence preferred by fanlllee ln thte
group. Ttrus, the utillzatlon of lower-prtced land ln outlytng Locatlons
io aihf..re lower rents may be eelf-defeatlng unlesa the extstence of a
denand potential ts clearly evldent.

I Catculated on the basis of a long-term mortgage (40 years )at5\
percent interest ar.d L\ percenE initial annual curtaill changes
in Ehese assumpEions will affect minimum rents accordingly.
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EstlnaEed Annual Denand for New Rental Houetng
Fatriax County. Vtrnln la. Porrlon of the HMA a/

Decenber 1. 1965 to Decen ber l. 1967

Monthly
groaa rent b/

Stze of untt _-
Efflctency bedrooo bedroou bedroou

$zs
80
85
90
95

roo
105
[[o
l.15
r20
125
130
135
t40
145
r50
155
160
170
180
190
200

and
tl
r
ll

ll

ll

ll

ll

r
r
,t
n
il
r
lt
,r

tl
,r

ll

'l
tl

ll

over
ll
ta

,l
,t
,r

ta

tl

ll

ll

ll

It

il

,r

'l
ll

ll

ta

ll
lt
ta

It

280
275
265
260
250
240
230
220
210
195
185
L75
160
145
L25
105
85
50

I,810
[,790
L,775
[,75O
1, 75O
l,7oo
t,650
l,600
1 ,550
l,5oo
l,4oo
1, 3OO

1,2OO
I,0oo

800
600
300
loo

2,360
2,25O
2,2OO
2, [50
2, O5O

I ,950
1 ,8OO
l ,5oo
l, 2oo

950
650
350
200
125

75

750
715
675
625
57s
500
440
375
275
L75
L25
50

l-

a/
b/

lncludes che lndependent clttes of Falrfar and Falle Church.
Gross reng tB shelter rent plue the cost of utllitles.

the flgureg above are cusulatlve, that le, the columns cannot
be added verttcally. For exanple, the denand for one-bedrom
unlte at fron $I15 to $130 tr 15O untte (1,750 mtnua L,6OO).

Note:
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The preceding dtstribution of average annual demand for new apartments
is based on projected tenant-famlly income, the size distributlon of
tenant households, and rent-paying proPensities found to be tyPical ln
the area; conslderation ls also given to the recent absorpcion experience
of new rental housing. Ttrus, it represents a Pattern for guldance ln
the productlon of rental houslng predicated on foreseeable quantltatlve
and qualitative conslderaElons. Speciflc rnarkeE demand opportunlties
or replacemenE needs may permit effective marketlng of a single project
differing from this demand dlstributlon. Even though a devlation may

experlence market success, lt should not be regarded as establlshing a
change in the projected pattern of dernand for contlnuing guidance unless
thorough analysis of all factors lnvolved clearly confirms the change.
In any case, particular projects must be evaluated ln the light of actual
market performance in speclfic rent ranges and nelghborhoods or sub-
markets.

a



Table I

Trend of Civilian Work Force Components
Washinston. D.C.. HMA. L957-L96s

(Annual average in thousands)

Civilian
work

force
Unemoloyed

Number Percent

19.2
24.5
20.6
2L.5
23.8
22.L
24.2
23.3

23.4
22.9

2.3
2.2

Total
civil ian

employment

743.L
745.5
781.0
8L7 .6
850. 6
890. 3
951. 6
984.0

980. 3
1,019.5

Change in employuent
Number Percent

2.4
35.5
36.6
33.0
39.7
61. 3
32.4

38. 3 3.9

Year

L957
1958
1959
19 60
L96L
L962
L963
1964

Ten months:
L964
L965 a/

7 62.3
770.O
801. 6
839. 1

87 4.4
9L2.4
975.8

1,007.3

1,003. 7

1,041.5

2.5
3.2
2.6
2.6
2.7
2.4
2.5
2.3

4
4
4
4
6
3

3
8
7
0
7

9
4

al Includes preliminary data for October.

Source: United States EmploymenE Service.



Table II

Nonaericultural Waee and Salarv Emo tovmen rb v Tvoe of Indus
Washington, D.C., Eousing Market Area

Annual Averases . L957 -L965
(in thousands)

l-rv

Industrv

lJage and salary emplolrment

ManufacEurlng
Food & kindred products
Printing & publishing
A11 others

L957

676.9

1958 1959 1960

583.3 720.4 744.3

31 .5 33. 9 34.8

L962 1963

809. 1 847 .7

Ten monEhs

-^ 

IL964 L9652t

874.7 913.0

38.0 40.2

196 1

767.O

7q1 .8
51.5
44.3

L964

878 .5

38.230.9
7.5

11.6
11 .8

7.5
L2.7
L3.7

7.5
18. r.

L4.2

709.5

.5

.0

.0

7

L2
L2

37 .L35.2
7.6 7

7

8
t3.2
14.3

37.0
7.7

13. s
L5.7

772.2

7

13
15

8;2
r3.9
16. 1

8.1
r3. 8
16 .0

8.6
t4.7
t6 .9

Noruranufacturing 646.0
Constructlon 39.8
Trans., coum. , & public util . 45.6
Trade L32.7

Ilholesale 25.L
Retail 107.6

Finance, ins., & real estate 36.9
Services 109.8
GovernmenE 28L.2

Federal 233.L
StaEe and loca1 48.L

651 .8
42.7
44.L

133.5
24.6

108.9
37.2

116.6
277 .8
228.O

49.7

686.6
50.4
44.5

Lt&.6
25.5

115.1
39.s

L28.6
283.t
23L.4

5L.7

50 .0
44.4

L47.2
26.7

120 .5
t0.7

136.5
290.6
236.2
s4.4

58.3
45.O

L56.6
29.5

L27 .L
4s.6

62.2
46.L

161.9
30.3

131.6
48.2

165. 1

327 .O

64.2
47.2

170 .0
31.3

138.6
51. I

T72.0
33s .8

64.6
47.L

L67 .8
3L.2

63.3
49.L

L75.6
32.7

L42.9
53.9

183.3
347 .s
274.4
73.L

810.6 840.3 836.7 872.8

150. I
27.6

L22.5
42.4

L43.2
300.3ffi

57 .9

L52.9
313.9
252.2

136.6
51.0

171 .5
334.7
266.6
58. 16L.6

262.O
65 .0

267 .L
68.7

g./ IncLudes preliminary data for October.

Note: Components may not, add to totals because of rounding.

Source: United SEates EmployurenE Service.



Table III

I'ederal Government lormrent bv Branch
Washinston. D-C- - sins Market Area

June 30. 1950- tember 30. 1955

Federal clviLian emol-ovment
Executive Leeislative Judlcial Total

-

il

It

'l
ll

It

l,

il

ll

lt

ll

ll

It

t,

,l

tt

fi
ll

ll

lt

il

ll

lt

lt

il

tt

il

t,

tt

June 30, 1950
1951
L952
1953
L954
1955
L956
L957
1958
L959
1950
19 51
L962
19 63
L964
1965

202,325
244,3L2
240,065
22L,503
207,69L
zLL,3L5
ztL,682
2L5,235
209,L79
2L2,7L3
2L8,L43
223,96L
234,586
243,405
246,055
250,746

20,320
20,924
20,7 68
2A,429
20,086
19, 854
20, 311
20,354
20,323
20, 978
20,930
2L,59O
2L,933
22,47O
23,058
23,973

666
744
736
745
724
704
714
74L
759
767
800
8l_5
818
867
873
911

223,3t2
265,980
26L,569
242,678
228,50L
23L,873
232,707
236,330
230,26L
234,358
239,873
246,266
257 ,337
266,742
269,986
275,530SepL 30,

Source: Civil Service Comnission.



TabLe IV

Mi 1irarv and Militarv-Co ted c ivil Service Per sonnel
Washington. D.C.. HIIA. 1950-1965

Militarv Civilian TotalJune

1950
1951
L952
1953
L954
1955
L956
L957
1958
1959
19 60
1961
L962
L963
L964
L965 al

47 ,3go
66 ,687
69,343
7L,346
67 ,936
64,L55
63,468
63,3L4
59,822
59,063
56,978
58,492
60, 005
62,099
61,730
6L,694

67 ,425
91,809
94,318
90, 107
87 ,209
90,564
89,808
88,2L2
79, 181
78,870
77,694
75,250
75,708
7 6,490
77,475
78,477

114,905
L58,496
163,661
L6L,453
1 55, 145
L54,7L9
L53 ,27 6
L5L,526
139,003
t37,933
L34,672
L33,742
135,713
138,589
L39,205
L40,L71-

al September estimate.

Source: Department of Defense and Civil Service
Cormnis s ion.



Table V

Geographic Pe Distribution of Non-F ederal Employment
llashineton. D. C Housins Market Area. l96O and 1964

1960 t954
D.C Marvland

22

11

22
33

8
23
18
L7
34

VirAlnia

L9

L2

19
25
29
20
t4
15
18

Hl"LA

to07" s4

roo% 52

Marv land

26

32

26
35
11
28
22
2L
34

Virginia

20

L6

20
25
26
2l
18
t6
22

D.C HMA

loo7.

Lo07.

Total employed

ManufacEuring

Nonmanufac tur ing
Construction
Trans., comm., & pub. utit.
Trade
Fin., ins., & real est.
ServLces
Governmentg/

59

77

59
42
63
57
68
68
48

1007"
loo7"
1002
1007"
1002
1007"
1007.

54
40
63
51
60
63
44

loo7.
1007"
1007"
loo7"
1Ory.
1002
1002

al Excludes Federal employment.

Source: UniEed States Employment Service.
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Table VII

Washington. D.C.. Housing Market Area

I Income

December 1965

Annual
fami.ly income

Under
$ 3,000 -

4,000 -
5,ooo -
6,000 -
7,000 -

Montgomery
CountY

5

7

9
l0
l0

Prince
Georges
County

Alexandria
Citv

r2%
9

1l
12
10

9

100

$6,57s

Arl ington
CountY

7

8
1.0

11
9

8

7

24
6
3

100

Fair fax
County

7%

6

B

9
L2
11

8

8
24

5
2

100

SMSA

to ta1

r3%
8

9
l0
10
10

100

a/

$ 3,000
3,999
4,999
( ooo

6,999
1 ,999

$ 3,
3,
4,
5,
6,
7,

D.C.

t7%
l0
L2
LO

l0
9

6
6

L2
6
2

l5o

8
10
L4
13
10

8
6

24
9

5
100

8,ooo - 8,999
9,000 - 9 ,999

10,000 - 14,999
15,000 - L9,999
20,000 and over

Total

Median

Annual
famity i.ncome

Under
$ 3,000 -

4,ooo -
5,000 -
6,000 -
7,000 -

8,000 - 8,999
9,000 - 9,999

10,000 - 14,999
15,000 - 19,999
20,000 and over

Total

$6, 150 $8,325

100

$ 6, 825

7

7

18
6
2

6
6

18
5
2

8

7

l7
4
1

9

7

26
8
4

$7,8oo $7,800 $7, ooo

December 1967

Montgomery
Countv

Prince
Georges
Countv

7

1

22
5
1

100

Alexandria
Citv

Arlington
County

6%

6
7

9
10

8

Fairfax
County

S},ISA

to Ea1
a/

4%

8
7

25
L2

6
100

000
999
999
999
999
999

D. C.

L57"
9

10
l0
t0

8

7

6
16

6

3

Ioo

LL%
8

9

L2
10

8

7

6
20

7
2

100

tL%
8
8

10
9

8

I
7

2t
7

3

100

6%

5
7

8
t2

9

6

6
7

l0
9

7

B

t2
13

1L

100

9

8
26

7

J

1b'6',

l"led ian

Includes the independent cities of Fairfax and Fa11s church, virginia.
Excludes one-person renter households.

$6,575 $8,925 $7,325 $7'o5o $8, 3so $8, 3so $7 , soo

a/
6/

Source: Estimated by Housing Market Analyst.



Table VIII

Population Trends
ashin ton D HI',IAc

April 1. 1950 - December 1. 1965

April 1,
1950

L.4&.089

802.178

358.583
L64,40t
Lg4,L82

303. 328
61,7 g7

t35,449
LO6,0g2

April 1,
19 60

December l,

I , OO4. 7OO
446,8OO
55 7, 9OO

714,3O0
116,000
182 ,000
4L5.3OO

Average annual change
1950-1960 1950-1 96s

Number R"t.d Number Rate a/Area

HI'IA total

-

D. C.

Maryland portion:
Montgomery County
Prince Georges County

Virginia portion:
Alexandria City
Arllngton County
Rest of Va. portion b/

19

2-001 ,897 2 ,4e9 ,000 53. 781 3.1 87,725 3.9

7 63.956 780.000 -3.822 -.5 2,825 .4

698.323
340,928
357 ,395

539. 618
9L,023

1 63, 401
2g5,Lg4

33.974
17,653
16,32L

23.629 5.8

54,C75
Lg ,675
35,4OO

30, 825
4,400
3,275

23, t50

5.46.7

7.9
7.2
6.1

3.9
1.9
9.9

/+. 8

5.O
2,924
2,795

17, 910

4.3
2.0
6.7

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

A Includes Fairfax County and the independent cities of Fairfax and
Falls Church.

Sources: 1950 and 1960 Censuses of Population and Housing.
1965 estimated by Housing l"larket Analyst.



Table lX

Components of Popula tion Chanqe
Washinston. D. C.. HMA

April 1 1950-Decembe r 1. 1965

Population
chanqe

Net natural
increase

Net
migration

Average annual
net migrationArea

Hl,lA total:
1950- 1960
1960- 1965

D.C. Portion:
1950-1960
1960-1965

Iularvland porti-on:
1950- 1960
1960-1965

MontgomerY CountY
1950- 1950
1960- l-965

Prince Georges CountY
1950- 1960
1960-1965

Vireinia portion:
1950- 1960
1960- 1965

Alexandria CiEy
1950- 1960
1960- 1965

Arlington CountY
1950-1960
1960-1965

a/
Rest of Virginia Portion

1950-1960
1960-1965

L7g,ioz 43'497
131,1OO 33,200

537, 808
497,1OO

-38,222
t 5, o5o

339,740
3A6,375

L7 6,527
1O5,875

L63,2L3
2OO,5OO

236,290
t74,675

29,236
25,000

27,952
1.8,600

331, 913
223,050

120,063
64,950

115,815
93, 550

52,27 6
35,550

63,539
58, ooo

9 6, 035
64,55O

20,L67
13, 050

32,37L
19,300

205,995
274,O5O

- 158,285
- 48,900

223,925
2L2,825

L24,25L
70,325

99 ,67 4
t42,5OO

l-40,255
Ito,125

9,069
11, 950

-4,4L9
300

135,605
97,9OO

20,599
48,375

-L5,829
- 8,525

2.2,392
37 ,5 75

L2,425
12,425

9,967
25, 150

14,026
L9,425

907
2,100

4r+2

50

13.561
t7:275

al Includes Fairfax County and the lndependent cities of Fairfax and Fal-Ls

Church.
Note: Detall maY not
Sources: 1950-1950 d

1960-1955 p

Vital stati
Public Heal

add to total becauae of roundlng'
ata from Bureau of the Census rePort, Series P-23, No' 7

opulation changes estimated by Houslng Market Analyst'
stics data from Dis trict of Columbla Department of
rh.



Table X

- Aee -of the -T.etal Poru,lat"lon
Washingtqnr- D.C,. , IIMA,

April 195Q.-- April -19-6-Q

C ortion Maryland portion
950 1960 Chanee 1950 19 60 Change

Number Pct. Number Pct. Number Pct. Number Pct. Number Pct. Number Pct.&,
Under 9

10-19
20-29
30-39
40-49
50-59
60-69
70 and over

Total

Median age

Under 9

l0-19
20-29
30-39
t+O - 49
50-59
60-69
70 and over

Total

Median age

Sources:

t20,922
85,450

t56,270
L46,070
119,052
89,002
53, 163
33.349

802,L78

L4t,445 18.5
101. 609 13. 3
LL4,967 15.1
r09,6L2 L4.3
t02,736 L3.4
89,998 11.B
6L,657 8.1
4t.932 5.5

763,956 100.0

20,623 1

16,159 1

-4L,102 -2
-36,458 -2
-15,316 -l

996
B,494
8. 583

-38,222

g4,1oB 23.
46,7 40 13.
65,017 18.

L7 6,2L3 25 .2
L2O,Og7 L7 .2
85,380 L2.2

1t5,274 16.5
95,239 13. 6
55,636 8.0
30,402 4.4
20.092 2.9

698,323 1oo.o

92,L05
73,347
20,363
50,468
50,341
28,296
15 , 011
9.819

339,740

15. 1
10. 6
19.5
L8.2
t4.7
11. 1
6.6

64
44
27
15

7.L
6.9
6.4
5.0
3.0
1.1
6.01

806
898
350
391

18.
L2.
7.
4.

109. 5
L56.9

31 .3
77.9

LLz.L
103.4

97 .s
95 .6
94.7

5
0
1

1

5
6
3

25.7
: 4.8

4.2
i^ooT

t0.273 2.9
358,583 1oo.o

32.6 32.2 27 .5 26.2

Virginia portion HMA

1950 19 60 Change 1 950 1960 Change
Number Pct. Number Pct. Number Pct. Number Pct. Number Pct. Number Pct.

67 ,393
33,289
56, B5B
63,gL9
40,433
22 r2OO
LL,gg6
7.240

303, 328

22.2
11. 0
L8.7
2L.L
13. 3
7.3
4.0
2.4

100.0

L25,292
87 ,844
77 ,995
90, 995
79,22L
43,359
2L,275
L3.647

539, 618

23.2
16.3
t4.s
L6.9
L4.7
8.0
3.9
2.5

100.0

5, gB1

7 ,L96
8, 993
3,334

L70 ,617
L44,O6L

t97
41,096
73, 813
50,44t
32,794
24.809

537, Bo8

' 62.7
87. I

.1
15.0
36.3
36.4
40.7
48. 8-TI

57,889 85.9 272,323 rB.6 442,94O 22.
54,555 163.9 L65;479 11.3 309,540 15.

,t37 37.2
,07 6 42.4
,788 95.9

278,L45 19.0 278,342 13.

,L59 9 5 ,-3 _ _. L38 , 552 9 .4 18

,279 77.4 80,550 5.5 11

2L
27
38
2L

9

274,795 18. B 3:
203, 383 13. 9 27

15.
13.
9.
5.

1

5
9

8
8
4
7

6.407 88.5 50.862 3.5 75.67L 3.8
236,290 77.9 L,464,089 100.0 2,001,897 100.0

30. 6 28.929.0 27.2

1950 and 1960 Censuses of Population.



Table XI

Household Trends
Washinston. D C.. H},IA

Aoril 1- 1950 - December 1. 1965

Area

HMA to ta1

D. C.

llarvland portion:
l,Iontgomery County
Prince Georges County

Virginia portion:

April 1,
I 950

405.111

224.L42

96,O63
45,264
50,799

84. 90 6
19,351
40,127
26,429

Aprit 1,
19 60

590 .62L

252.066

187 ,429
92,433
94,gg5

LsL.L27
29,572
54,499
68,057

December 1,
19 65

756,300

272,500

278.800
tr24,700
154,100

205.000-lrdw
64,400

103,7O0

Average annual change
1950- 1960 19 60- I 965

Number Number

29. 300

3.600

18.551

2.792 1.1

4.4

r.4

9,L37
4,717
4,420

6.622
1,o22
L,437
4,L63

16.1OO
5,700

10,400

7.t
5.3
8.6

3.8

6.7

5.45.8

7.1
6.3

Alexandria City
Arlington County
Rest of Va. portionb/

4.6
3.0
7.5

4.5
3.1
9.5

q,50o
L,475
1, 750
6,27 5

al Derived through the use of a formula designed to caleulate the rate of change
on a compound basis.

Ll Includes Fairfax County and the independent cities of Falrfax and Falls Church.

Sources: 1950 and 1960 Censuses of Population and Housing.
1965 estimated by Housing Market Analyst.



Table XIV

Percen tase Distribution of the Housinq Inventorv bv Year Built
Ilashinston D .C.. Housinp Market Area

land tion
tgonery Prince Georges Md.

CounEv Countv

Virsinia portion

4r .9
100.o

20.
20.
L7.
7.
8.

loo.o

39.2
L4.7
16.8
t6.7
5.6
7.O

100.o

portion
total

33.3
L7.4
18.4
L6.9
6.4
7.6

100.o 100.o
7.9

100.o 100.o

27.2
L8.7
18.5
2t.5
7.1
7.O

roo.o

Alexandria Arlington Fairfax-
Citv CounEY County=

Va . porEion
total

HMA

tota I

13.
15.
18.
lo.
19.

roo.o

Year built

April 196O-Dec.1955
1955-l{arch 1960
195O.1954
1940- 1949
1930- 1939
L929 or earlier

Tota I

D. C.

9
7
3
3
4
4

25.8.7
5,4
9.2

18.9
15.9

35
25
19
L2

3
4

15.5
14. 3
15 .9
33.6
L2.7

8
5
9
2
5
I

24
8

19
25

7
L4

1

o
6
9
4
o

8
4
1

9

o
8

22.

a/ Ttre basic data reflect an unknonm degree of error in rryear builtI occasioned by the accuracy of
response to enumeratorrs questions as well as errors caused by sanpling.

Sources: 195O Gensus of Housing and estimates by Housing Market Analyst.



New

Table XV

DwelLi ns Units Authorized bv Buildins Permits
Washineton D.C.. Housins Market Area

1 950- 1955

vatel inanced n1

Period

Year:
1950
1951
L952
1 953
L954

1955
L955
L957
1958
L959

19 50
L96L
L962
L963
L964

1l-months:
L964
t965

One-
family

-4
familv

298
28L
227
355
870

165
106
23
84

L02

74
56
67
18

106

50
40

Mulri-
familv

5,520
3,070
4,594

10,597
4, g0g

4,153
3, 091
3,209
8, 705

LL,5g2

9,L26
13,411
24,59L
32,430
28,235

26,726
36,I37

Publicly
financed

units

348
506
539
186

301
642
988

1, 653
32

t76

n;
338

282
300

Total
all

units

26,504
L9,377
19,573
22,799
23,722

22,590
15 , 911
13, 936
22,459
25,597

Total

26,504
L9,029
L9,067
22,249
23,536

22,299
L5,269
L2,g4g
20,906
25,565

,L52
,L73
,824
,494

42,353

20 ,696
L5 ,67 g
L4,246
1l_, 307
L7,759

L7 ,97L
L2,072
9,7L6

12,0L7
13,971

1O,952
L2,706
13,17 6
L3,046
L4,0L2

L3,302
13, ggg

,078
,L7 5

20,329
25,L73
37 ,824
46,230
42,69t

40, 360
50,475

20
25
37
45

40
50

Source: Bureau of the Census.



Table XVI

Privately Financed Dwelling Units Authorized
Washinston. D.C.. Housing Market Area

1958- 1965

Period D. C.
Mont-
gomery

Prince
Georges

Alexan-
dria

Arl ing-
ton

Fairtax 
^,Countv -'

Fal Ls
Church

L04
LL4

16
L7B
321
110
3L7

315
92

16
24
L2
13
18
10
29

88
90
4

165
303
100
288

288
50

Total

20,906

40,078
50 ,L7 5

L2,0L7
,871
,952
,706
,L7 6

,046
,L82

8,789
LL,694
9,200

L3,467
24 ,649
32,448
28,L7L

Year:
I 958
195 9
19 60
19 61
t962
19 63
L964

I1-months:
L964
19 65

Year:
I 958
t959
19 60
I 961
L962
19 63
T964

11-months:
L964
1965

Year:
195 8
1959
19 60
19 61
L962
1963
t964

1l-months:
t964
7965

3,996
L,592
2,602
2,467
3,969
6,967
8,078

5 ,503
6,485
5,442
5,547
6,469
7 ,2Ol
7,L44

6,70L
12, 600

1, 708
4,054
L,667
1,31L
3,22L
l,L7g
2,479

2,324
1, 350

345
358
364
349
287
L96
195

186
L94

1,363
3,696
1, 303

962
2,934

983
2,293

3,997
5,407
4, 105
5,458
7 ,729
7,75L
9,496

9,L02
9,676

3,902
5,031
3,927
3,754
4,LL7
4,420
4,566

4,40O
4,859

95
376
278

L,704
3,5L2
3,331
4,g3o

4,702
4,9L7

5,
9,

t2,
19,

12,033 1, 915
L5,489 3,025

TOTAI, AIL I]NITS

4,873
6,799

635
1, 1l_4

513
L,487
3, 181
2,546
l,g4L

807
725
934
740
899

,244
,860

4,374
4, 518

L,629
2,939
2,752
5,047
7 ,819

t4,970
g, 113

7,659 1,692
10,971 2 1930

25,565
20,152
26,L73
37,824
45,494
42,353T2

7,799
7 ,943

ONE.FAMILY I]NITS

331
278
3L7
3L6
274
299
400

37L
248

3, 655
L,3L4
2,295
2,LSL
3,695
6,669
7,678

7 ,4L7
7,695

3, BB4
3,ggg
3,L92
3,421
3,230
3,227
4,07 6

3,921
4,042

1, 619
2,497
2 1250
2,L26
3,239
3,974
3,069

3

j

3

4
5
4
4

13
10
L2
13

13
L4

055
678
115
770
786

295
322
185
L75
135
L24
130

L23
95

MIJLTIFAMILY T]NITS

340
792
328

1,3L2
3,046
2,422
1,911

2,l-3g
1, 156

2,990
8,558

L3,302
13, g9g

7

2

2

4

26,7
36,1

e/ Includes the independent city of Fairfax.

Source: Bureau of the Census.

76
77



Table XVII

Vacancy Trends
Washington. D.C.. Hl4A

April 1950-December 1965

Maryland porE ion r n r-a t ion
Vacancy

characteris tic s

April 1 1950:

Total vacant units

Available vacant units
For sale

HoDeorrner vacancy rate
For rent
Rental vacancy rate

Other vacant

April 1. 1960:

Total vacant units

Available vacant units
For sale

IloEeorrner vacancy rate
For rent
Rental vacancy rate

Other vacant

Deceober 1. 1965:

Total vacant units

Available vacant units
For sate

Homeowner vacancy rate
For rent
Rental vacancy rate

Other vacant

Montgomery
Countv

Prince Georges
County

Md. portion
to Ea1

ia Ar ington Remainder of
Va. portion

Va. portion
to ta1

A n HMA

totala
a/

D. C.

5.596

2.753
745
L.O%

2,008
L.37"

2,843

County

1, 935

920
6L6
L.9%
304
2.L%

1,015

3,595

2.328
517
L.8%

1,81L
7.5%

1,267

8,400

6. 800
1,700

2 "0%
5, 1oo

6.8%
1, 600

5,530

3,248

2,323

1.336
438
2.5%
898
8.8%
987

:26+e

2.t63
813
r.9%

1,350
3.O"/"

L,486

7,654_

5. 193
1,937

2.L%
3,356

4.8%
2,461

14,775

8, 164
2,69L

27 ,559

19.049
5,466

t.9%
13,583

4.3%
8,510

36Jgg

27.500
6,650

t.9%
20, B5o

4.9%
9,000

255
74

r.L%
181
L.6%
L47

791
150
L.4%
64r
3.5%
391

402 924

1r1
1

2rL
5

212

9%

33

t5

82

s72
301
L.7%
27L
L.2%
352

I
5,4

2

5%

3%

1

73

616

10.575 4.708

2.908
1,390

6, oo0

4,250

9.330

6.015
2,735

2.L%
3,280

5.3%
3,315

1.182 2,45L

2.039
259

4,021

2.7%
935
5.4%

1, 658

5, 800

3.700
1,600

) ,"/
2, 100

6.2%
2, 100

2,363
t,429

4.622

3.107
L,345

7 .84L
894
t.2%

6,947
3.8%

2,734

2%

9%

62

15800

2

L,7
4

1r5

2.O%
518
5.8%

t.t%
1, 780

5.3%
4L2

12.000

1

1

L,750
9.300
1, 100

L.5%
8,200

4.0%
2,7O0

2.O%
2,500

6.0%
1, 750

7.150
2,100

L.9%
5,050

4.8%
2,95O

14,40o

11.050
3 ,450

2.0%
7,600

6.5%
3, 350

1,900

I .400
200

2,4oO

2 .050
300
t.3%

1, 750
4.0%
350

10, 100

1

112
4

8%

4%

00

al Includes Fairfax County and the independent cities of Fairfax and Fa1ls Church

Sources: 1950 and 1960 Censuses of Housing.
1965 estimated by Housing Market Analyst

500



Toral residences and apartm€nt6

Table XVIII

Washington. D.C.-Marvland-Virginia. Area PostaI Vacancy Survev

Januarv 18-Pebruary 24. 1966

llouse trailers

Postal -.a

Total possible
dcliveries AII i t sed New

'Iotal possible
delircries

trnder
All % tlsed New const.

4,577 t.8 2.5u5 2.o72 5.622

89 1 1.4 8 19 t2 504

335 1.9 334 I 70

tl nder

The Survey Area lotal

t{arhington, D.C,

I'tain Office

Statlonc:
Anacor t la
Bennlng
Brightwood
Brookland

Cleveland Park
ColuEbla Helghtg
Congre6s Heightg
Frieud shlp

Georgetorn
Sou thwe r t
Tsentieth Street
tloodridge

l{aryland

l{ontgorery County

Betherda 1/
Chevy chase 1/
Ken6lngton

Rockville
Sllver Spring
Takou Park 1/

Prince Georges County

B Iade n eb urg
Brenteood I/
capttol HJghts 1/
Clinton
College Park

t6.250 3.4 L0.243 6.O07 3t.269

4.543 2.6 ).558 985 6.58 ]

766 2.0 688 78 381

t7
480

t,646
31

383

7,234 4.t 3.6t3 3-62t 15-311

3,675 1.5 r,3II 2.364 8.014

35
46
51

5

56
42

4
20

482.811

17 4.t79

37 ,989

L2,329
32,6L4
L2,369
6,802

4,864
4,061
7,238
4,310

178.355

103 .563

16,840
L7 ,867
L3,484
3,4t2

24,LO7
49,97L

8,47 5

74.792

2,238
|,9O4
6,005
2,998
2,9O3

253,472

64.78L

L7 ,7 L7

2,OO3
8,066
2,046
5,287

115.428

78 -463

7,278
5,297
2,923

514
toz
135
20

239 1.4 224 15
180 1.0 128 52
224 t.7 190 34
22 0.6 2t r

165 1. 3
646 2.O
315 10.6
52 0.8

110 2.1
84 2.r

645 8.9
95 2.2

28
2

101
25
50

9,543
8,280
3, 187

L43
468

1, 075
34

22
178
240

18

131
69
45

1.6
3.4
0.9

61
87

7

28

24
38
5l

5

53
20
2L

o.7
0.6
0.7
n2

r.t
0.4
o.7

,325
,953
,196
,243

L32
165
728

5
7

1

20
38
4

t7
5

3l

2.5t62-
2.O 29 1 5
r.3 41 2 t47
4.0 7 tl-z 65
1.6 27 14 L2

42
131

64
27

11
8

I8

5
L7 250

2

105
67

322
93

5
L7

323
2

2,533
876
924

2,612

52 2_l
25 2.9
31 3.4
t9 0.7

342
532

47
8

31
t7

2.398 2.1

1,672 2.L

945 1.453 2.60r

508 1,164 1,745

L29 L,4
27 0.3
50 1.6

907
1, 507

7

81
22
2l

1,084
2,146

239

3.559

2,90t
2,649

7.297

427
5

303
65
t2

4.5 300 784
4.3 6A2 t,464
2.8 153 86

4.8 2.302 t.257

7L6 3.6
779 2.0
53 1.1

L62
201

51

554 1,4t2
578 t75

23

726 2.0 437 289 85636.965

204 9.
58 3.

t48 2.
119 4.
49 l.

139
57

t46
7

33

7L6
1,538
3,67 4
2 ,97O
2,6),1

18
30
49

119
4L

65
1

2
tL2

16

dormitories; nor does it cover boarded-up residences or aparrmenrs lhar are oor inrended f,,r o.(upanrl.

one possible delivery.

Source: Ill{ postal vacancy surrtv conducted by rollaborating posrmasrer(s).

L/ Suburban areas served by the l{ashington, D.C. post Office.

'Iotal oossible
de L i..l e.

Vacant units
All t" l*d \*

I nder
, , \ acanr

r i,rdr p,'ssrbl.
d.t,v".,F. \o.

229.339

109. 398

20,272

11,515
9,9t4
6,2 88
1, 169

r, 698

62.927

25. 100

3,975
1 1, 806
3,74/

31 .827

t,522
366

2,33L
2a

292

11,673 5.1 7.738 3-935 25.647

i.652 1.3 2.739 9r3 6.079

43r 2.t 354 77 311

t,374 48 3 .5

289 L5 5.2

204
L34
r73

L7

200
90

139
16

458
1,060

131

t7
r78
235

58
59

6t4
76

2.5
1.9
9.7
4.5

- 374
- t,o92

321 532

48
5

29

44
34
I

1.8
L.4
2.8
r.5

LO,326
24,548
r0,323
1,515

325
983
264

118
515
246

7

1.1
2.1

12.1 1
0.5

48 2.1
5 0.2

2 9 1r.0

9.f
1.6
5.0

186 r2
287
994
a2

101
337
011

7

58
59

291
76

41;
646

2,33t
3, 185
6,3L4

4.836 7.7 2.668 2.L68 12.7rO

2,003 8.0 801 1.200 6-259

368
1,367 I

186

138
481
L02

230
886

84

1,489
2,474

40

L23
28
99

846
t,42O

421

156

2,833 /.5 r.865 968 6.44r 289 15 5.2

289

u:

; 15 5.2



Table XVIII ( Conr'd . )
(cootinued)

Januarv tg_Februarv 24. 1966

Total rccidcnccs and apanments Reeidences

Postal rca All
Total poscible

dclivcriea

23,788
3,897

1o,374
3,555

17, 130

L30.277

38.314

46.L12

45.79L

5,269
5, 183

14,581
1,456
4,94?
8,355

1,322
93

\4\
271
851

4.473

1.251

1.5 r6

1.716

1,227
3

I,0o2
205

4,O48

LL,L46
r, 107
4,915
r,048
7,22O

73.263

2L.378

16.4t4

Under

655

228

150

t2,642
2,790
5,439
2,507
9,910

57 -OL4

16.936

29.758

10. 32 o

L,667
1,082
6,535

2tt
160
665

Vacant uoits Uoder
lrsed

t -4 3.O72 1.401

3.3 1.011 240

3.3 1.310 t96

3."1 75L 965

Total possible
del iveries All % Used New coos!.

Total oossihl
deliierie.

Vacant units
--AIl % lj*d N.;

Under Total

Ityattlvllle
llount Rrlnler
Oaon H1ll Y
Rlverdale
Sultland 1/

VlrBlnla

Alexandrla City

ArlinBton Couuty

Falrfu CouDty

t,,,z 56 5
25-3
44 31 262
29 15

101 70 352

843
92

25L
24s
489

668

227

350

33
38
67
45
19
45

204 117
63 83

364 116
45 180
30 35
45 434

32L
L46
480
225

65
479

5.6
2.4
4-3
7.5
5.0

6.1
2.8
3.3

479
I

r93
26

362

168
25
75
30

171

1, 154
68

369
24t
680

73r
67

207
2L6
388

74;
200

3,696

1.5
2.3
1.5
2.9

2.a
3.0
1.1
2.9
1.1
t.9

9.1
2.4
6.8
9.6
6.9

423
I

t62
25

292

a54

192

L73

489

49

92
L7

331

6.858

3.353

49?

3.008

1.085

185

9.375

3.512

5L't

5.286

655
908

1,967
423
303

1,030

35.47r

3,602
4, l0l
8,046
7,245
4,787
7,690

1.288 1.8

383 1.8

182 1.1

723 2.0

101
L2L

91
208

54
r48

74L 547 2.517

335 48 219

159 23 20

247 476 2.2?8

3.185 5.5 2.331

868 5.1 676

L.324 4.4 L.tst

993 9.6 504

33 2.L

23 2.9

::

171
25

297

3.3

3-4

300 10
Alueodale
Falrfu Clty
Fa1ls Church Ctty
l{clean
Spttngfleld
VleEn!

68
83
24

L63
35

103

220 13.2
25 2.3

389 6.0
17 8.1
l1 6.9

33r 49.8

240
L,7 39

t96
153
680

298

2

10

3,0
1.3
5.7 11

Tbc suvcy covcrr drelliog units in residcnces, rpdmcnrs, aod f,ousc trailers, including milirary. inst
domitoriec; nor does it cover boardelup residenccs or aparrm€nts that are noi inrended ior...o;.^.y.

itutional' public housing units, and units used only seasonally. The survev d.m core. srores. offices. comnercial horels and nrorels. ,rr

oac possiblc delivery.

Sourcc: FHA postal vacancy survey conducted by collabraring postmasrer(s).

]/ Suburban areas seryed by the Washingron, D,C. post Office.



24 mos

mos. or more mos mos. mos. or more

leted lnce 19

- bedroom
mos Under -I L3-24

6 mos. mos. mos. or more

cial of Rental

ton

er 7-L2 L

408
304

74.5%

490
116

23.7%

s54
16

2 -ge/"

Table FII

units

857
53

6.2%

u

units
le nc

mos Under 1 -r2
mos.

81
'32

39.5%

24 mos.
or more

r3-
Under
6 mos.

7-
mos mos,

58D. C.:
Total uniEs
VacanE units
Percent vacant

Montgomery Co.:
Total units
Vacant units
Percent vacant

Prince Georges Co

Total units
Vacant units
Percent vacant

Alexandria City.
Total units
Vacant units
Percent vacant

Arlington Co.:
Total uniEs
Vacant units
Percent vacant

Fairfax Co.:
ToEal units
Vacant units
Percent vacant

HMA total:
Total units
Vacant units
PercenE vacant

478
l3

2.7%

1,708
558

32.1%

238
88

37 .O%

|,207
52

4.37"

93
l5

L6.t%

450
1-o2

22.7%

768
84

LO.9%

mos.

I, r66 459
22

4.8%

489
58

11.8%

2L8
10

4.6%

165
135

81.8%

661
30

4.s%

68
9

L3.2%

5r8

57
7

t2.3%

45L

471
289

60.6%

99
20

20.2%

360
30.9%

1,180
2L4

IB.L%

I37
I

o.7%

0
0

7t
2

L2t
4

3.3%

l8
0
0

91
I

100
0
0

140
8

5.7%

I 331
IJ

), l"t

89
0
0

369
lL8

32.O%

425
18

57
15

26.3%
0
0

2t6
4

r.9%

60
0
0

456
27

5.9%

111

)/"

6 3

7%0,otI
2

115
I

o.9%

39
22

56.41

239
5

2.L%

3,459
L94
5.6%

L,649
229

t3.9%

6,948
461
6.6%

462
39

6.4/"

533
19

3.6%

1,342
50

r,519 2,53L
100 222
6.6% 8.87.

285
1

o.4"L

473
28

L.9%

2,436
72L

29.b%

2,3O7 3,187
300 463

L3.O% L4.5%

118
91

77 .r% 43

73L
0
0

148
65

l6
0
0

695
38

408
36

8.6%

701
25

226
34

15.07.

t47
65

44.2%

3,67 4
L,146

3L.2%

103
54

52.4%

352
43

L2.2%

939
l9

2.O%

40
29

72.5%

51
t7

33.3%

2b

I
3.8"1

24
4

t6.7%

9%

332
2

0.b%

r08
6

5.6%

225
1

0.4%

40
2

.o%5

t28
L9

t4.8%

37
7

L8.9%

933 1,703 1,839 1,887
423 395 225 35

4s-3% 23.2% tZ.T/" r.9%

191
1

0.5%

195
26

8.3% 3

1,016
37

3.6%

I,O22 t,234
250 10b

24.5'/. 8.6%

5,991 5,337
s99 233

L0.0% 4.4%

L96
13

6.6%

393
9

7 10t

988
222

22.5%

1,185
95

8.0%

6% 5

0
0
0

83
2

.4

385
70

L8.2%

3,424
L,lbz

33.97"

3,590
265
7.4%

4,180
604

L4.4%

6,505
687

10. 6%

52
8

15.4%

615

t54
25.0%

59s
25

s%

42,ot

5

4

677 1,080
90 109

13.3% 10.1%

al Includes Fairfax County and the independent cities of I'airfax and Falls Church.

Source: Survey conducted by the District of Columbia Insuring office and Housing Market Analysts, as of November 1, 1965.



Table XX

a/
Stat,us of New House Cornpletlons in Selected SuMivisions-

Ifashington, D.C., Houslng Market Area
As of Januarv 1. 19 and Januarv 1. L966

SpecuLative construction

Sales price
Total

comp le tlons Pre-sold TotaI
Percent

SoLd Unsold unsold

Houses completed in 1954

Under
$ 1 7,5OO

20,OOO
25,OOO
30,OOO
35,OOO

Under
$17,5OO

20,OOO
25,OOO
30, OOO

35,OOO

$17,5O0
- Lg,ggg
- 24,999
- 29,999
- 34,999
and over
ToEa I

$t 7,5O0
- L9,999
- 24,ggg
- 29,999
- 34,ggg
and over
Total

38
1,977
L,456
2,323
1,2O8

945
7,857

18
761
653

1,22o
5'18
364

3,594

115
T29
r57
119
226
746

,L2
L23
467
2L6
32L

I,I39

_3-8 .e
17.5

20 20
l, 115 1,0O1

813 684
t, to3 946

630 5t1
581 355

4,263 3,5r7

10

t5
t4
18

.J

.9
)

.9

Houses compl eted ln 1965

L,247
I ,469
2,773
1,365
1 .951
8,815

I ,20;
526

1 ,356
239
s33

3,859

28.
t3.
33.
l9.

42 30
942 819

L,4L7 950
L,L27 9l t
1,428 I . iO7
4,956 3,817

6

1

0
2

22;
23.O

a/ Selected suMlvisions are
during the year.

those with five or more completions

Source: Unsold Inventory Surveys compLeted by the District of Columbla
FHA Insuring Office.

I
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FHA INFORMATION 382-4693

FOR RELEASE tr'RIDAY
JANUARY 13,1967

MC.FHA.MA - 67.3
Poston

The Federal Housing Adnl.n5.stretlon today releesed its analysis of the

Washlngtonl D' C., houslng market. The study covers Washlngton, D' C';

Montgomery and Prtnce Georges countlesl lularyland; .[lexandrla Clty, Arlington

and Falrfax counties, Vlrg!-nla.

Thc dtudyl dated December l,1965, says that nduring the next two years,
there ls c:cpected to be an annual demand for 4Lr)J0 unlts 1n the Washlngtone D. C.e
eroal lncludlng 141300 sales unlts and 2f r0J0 urdts of rcntel houslng.rf The
rentaL flgure lnoludes 5fl5o unlts that can be marketed only at the lower rents
assoclated wtth pub}lc beneflt or asslstance flnenclng. Thls demand excludes
pubIlc low-rent and rent-supplement houslng.

The report on vecanctes suggests the market as a whole was flrm 1n December
1955. Avallable vacent houslng unlts totaled about 271500, or a not vacancy
ratlo of 3.5 percent. The total lncJ.udes 61650 sales ur6ts and 20r8J0 rental
unlts - - vacancy ratlos of 1.9 and 4.9 percent, respectively' The vecancy ratlo
for sales ts the same es Lnt)60, but the rental ratlo has lncreased from Lhe 4"3'
percent leveI of that year.

Bnllding volume tn 1p65 was the highest since 1950. Near\r 50r20O unlts
were authorlzed by buiJ-dlng permits lssued during the fj-rst IL months of 1965.
Thls ls ebout A1615 unlts aulve the earller peak tn 1953, Since 1950, muItl-
fanily unlts have accounted for nearly two-thlrds of aIL unj-ts authorlzed.

the presence of the federal government remalns a maJor lnfluence ln the
gro^rtng econorsr of the area desplte the fact that the percentage of federal
employment verles. ttThe federal emplo;rment level constltuted only l0 percent of
the ninagrtcultural wage and saIary employment for the houslng area ln 1p64, com-

pared lrj-th 34 percent Ln 1957.n

- II1OFA -
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Enployment figures reflect the steaSr growth of the econorry since
195?. The galn In total cmploJrment has varled from n2r400 durlng the
L95?-1958 rJcessj-on to a galn of 51r3OO workers between 1962 and.l953.tt
Durlng the fj-rst ton months of l..9651 civiJian employment averaged
1rO18r5OO workersl a gain of JBTJ0O from the 1O-month leve1 of 1964. In
1964, civillan employrnent averaged 9841000, an everage gain of about 341400
Jobs a year crver the prevtous seven yeers. Unemployment averaged 2.3 per-
cent of the civll-lan work force in 1964. The ratlo of unemployment was the
lo,rost for argr year during 195?-1!64.

AnrLral gains forecast for populatlon and the number of households aro
larger than those since the 1!50 c€DSu.sr In December l)5J, the population
was 2r4))rOOO, an arueual lncrease of about 8?r?25 slnce 1!60,. An lncrease
of 951000 a year i-s errpected during the two forecast years. The December
1955 LoLal of households was about ?56fiA0, an annual lnorease of 2)fi00
since 1960, A gain of about 341000 ls e:pected in J:95?.

Requests for copies of the analysls should be dj-rected to Mr. Fred A.
I{*nn, }Lrector, Federal Houslng Admlnistratlon, 400 First Streete N' W'
libshtngtonl D, C. 204L2,-

At the tlme of the study, the an::ua1 medlan j-ncome of aIL farni-l-ies was

$91225, after deduction of foderal taxes. That of renter households of two-
or.-more persons was $TrOOOo W 1967, these flgrres are expected to increase
to $91900 ena $71500, respeetlvely.

* * * ri
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