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ABSTRACT

}lore extenslve use of the exlstlng houslng stock and a slowdomr in
houeehold growth suggest that new housing starts in the 1980s will
average only 1.5 nlllton unlts per year, a level slgniflcanEly below
those achleved 1n the 1960s and 1970s. Moreover, the housing con-
struct,lon actlvlty that does occur ln the 1980s w111 be nore and more
dl.epereed geographtcaLly. In addition to the general shlft from
froetbelt to sunbelt and fron central clty to suburbs ln the 1970s,
populatlon and Jobs moved away fron nany larger netropolitan areas to
enaller clties, tosns, and rural areae. FueLed by the movement of
people and Jobs out of large metropolltan areas, the housing inventory
of rural New England and of selected nonnetropolitan areas ln the Mid
Atl.antic Btatea ls growlng at rates ln excess of national average.
Indeed, noraetropoll.tan areas accounted for fully 30 percent of the
growth Ln the houslng stock that occurred in the Northeast in the
1.970s.

The contLnued strong growth of snall town and rural areas, even ln
slow growth reglons, has lnportant--if not fully understood--impliea-
tlons for the coets and characteristics of future houslng construc-
tloo. Thls paper beglns with ao assessment of the continuing flow of
houeeholds and populatlon from frostbelt to sunbelt, and then dis-
cuases the Eovenent from large metropolltan to smaller netropolitan
and nonnetropolltan areas. These shlfts are of particular importance
ln the slow growth reglons where populatlon dlspersaL may stlnulates
housl.ng abandonoent ln one locatlon and new housing construction in
another. The paper concl.udes rlth some observations about the effect
of population dlspersal on the composition of new construction, in-
cLudlng the oix of slngle-fanily and nultl-fanily units.



Ilrtroductl0u

The prellniaary reseerch fladtogs of the Houslng Futures Program

polnt to the alnple fact that the 1980s wlll oaly see a nodest growth

la househoLds aad Ln houelng denand. Ilespite the optlmlsn generated

1o the past eeveral nonths, lt ls unllkely that the housing lndustry

vtll provlde the aame gtinulus to loug-term economic growth ln the

current decade ar tt dtd ln the L970s. More extenslve use of the

exlstlag housl.ng et,ock and a elowdowu to household growth suggest that

aew houelug starts la the 1980e wlll average only 1.6 nllllon units

per year, elgnlflcantly below the levels achieved ln the 1960s and

1970e. Further decll.nes ln nev housing productlon are likely to occur

ln the L99Os as the baby bust generation moves into the faoily forma-

tlon Btages.

Recent trends ln the novenent of population and enploynent Buggest

that housing conetruction activlty ln the 1980s will be more and more

dispereed geographlcally. In additloa to the geoeral shtft from

froetbelt to sunbelt and from central city to euburbs in the L970s,

populatlon and Jobs uoved away from many Larget netropolltan areas to

emaller cltles, towns, and rural areas. Wtrlle it ls llkely that thls

redletributlon of people and Jobs w111 contlnue ln the 1.980s, how it

rtll affect coastructLoa levels and use of the existtng housing stock

lE not easy to predlct. Even Ln the elow growth regions of the

couotry, for e:auple, decllnes ln the average number of persons per

housebold slll oonethelees generate eone demand for nev housing con-

Btruction. Intra-regloaal populatlon shlfts wt11 aleo etimulate

additloaal houelng conetructloo. Fueled by the movelnent of people and



Joba out of largc letropolltan .reaa, the houelog lsventory of tural

Ifer England and of gelected nooretropolltao areaa ln the l{ld Atlintfc

states le grovlag at rates ln erceaa of national werege. Indeed,

Eotrnetropolltao areaa accountcd for fully 30 percent of the grovfh ln

tbe houslog etoek that occurred la the Northeast 1o the 1970e.

The contlnued etrong grorth of s!811 torn and rural areea, evin ln

slor grorth regloos, hae lnportaot-lf oot fully underetood--lnpf.tca-

tloug for the costs and characterietlcs of future houslng couatruc-

tloo. Eonebullders, the producere of bulldlog raterlals, and olthers

la the houelag lDdu8try LuBt therefore Lnprove thelr ablltty to ana-

lyze the flos of populatloo aod ecooonlc actlvlty acroas spatlally

ldeotlfled bouslag rarket areaB. Tbls peper thue beglas rl$h an

aaBeaaoent of the floe of houeeholde and populatloo from frostbelt to

suobelt, ad theu dlgcugees the novenent fron large Eetropolltpn to

eualler retropolltan aad uonnetropolLtao erea8. These shifts afe of

partlcular lnportance Ln the sloy grovth reglons vhere populatlool af"-

pereal ray sttnulate houslng abaadonnent ln ooe locatlon and new houe-

lng conetructlon ln another. The paper coucludes rlth eome obderva-

tlons about the effect of populatloo dl.epereal on the couposttion ot

aew coastruction, lncludlng the Llx of alngle-fanlly and oultl-fanily

uulte.

Reglonal Treude ln Eoueiug llarket Actlvlty

Iu the decade of the 1970a, neu conatructlon added 20.9 n{fffon

ual.ts to the total bouelog luveotory. Theee addltlooe vere off$et by

the oet loseee of 2.6 d.lltoa unite, dorn eharply frol the 5.6 .llllon

lost lu the prevloua decade. Ttre reductlon ln Det loeses rebulted
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fron both a decllne la gross losses and an lncreaee ln non-aes con-

ttructton addltlooE. Anong the couveutloaal inveotory (1.e., exclud-

lng noblle hones aud eeaaonal vacancles), gro6s loes ratea felL fron

ao estlnated 10.7 percent over the 1960e to 7.6 percent during the

1970s. conyerslon of slngle-family honeg iato tuo or more units,

edaptlve reuse of coumerclal and Lndu8trlel etructurea as reeidences,

snd other changes to the exietlng stock added at least 2.7 ntllion--

and nore ltkely as Eany aa 3.9 nllllon--units to the houslng inven-

tory. It ehould be aoted that eveo the loner of these two estlmates

ie stlll aearly twlce the nuober of non-Dey constructl.on additlons

that the Ceneue Bureau reported for the perlod 1960-1970.

rn additlon to changlng patterns of Lnventory adJustment, demo-

graphlc factors alao polot to a slovdorm in nev conetructlon actlvity
1a the 1980s. After Lncreaelng eteadily for decades, headship rates

(1.e., the probabtllty that a gl.ven indLvidual rrfll form an lndepen-

dent houeehold) are aow risLng Eore slorly. Betyeen 1975 and L982,

the erude headehip rate for those aged 20-34 remained vlrtually con-

stant. For thoee aged 25-34, the headshlp rate has lncreased only 0.2

perceat fron the 49.7 percent figure recorded in 1975. Anong the

under-25 age group, the 1982 headship rare sas up slighrly ro 15.0

percent frou the 1975 flgure of 14.6 percent.

The elordorn l-o the growth of headehlp rates ie a central lngredl-

eat la the Jolnt Centerfe forecast of household growth for the next

trc decades. Durlng thle perlod, the average annual lncreaee in the

atnber of householde le proJected to fall from 1.48 nIllton ln rhe

1980e to 1.1 uilllon lu the early 1990s, and cloee to 1.0 utllion by

the eod of the century.



The rate of trowth of populatloo and houeeholdg rtlr vary con-

eiderably fron ooe reglon to the oert. As Table 1 sbore, the pobula-

tloo of the northeagt roae by onry 94rooo ln the 1970s, vlth thg New

Bnglaad Btates galnlng. 5061000 peopre and the l,tld Atlantlc efates

loelug 412rooo. rhlle populatloo 1o the Northeastfe large cefrtrax.

cl.tles had been decllolng aince the 1950s, by the l97og uuneroua [.nner

euburbaa areaa uere aleo loslag resldcot8. Jolnt Center populatlon

forecaete suggest that vtth Nev York state leadrng the way, populbtlon

la the ltid Atlautic dlvlslon 1111 declloe by ae nuch as 6.4 percebr ln

the 1980s. Alnoet uo populattoa grouth le forecaet for the East fiorth

ceotra!. atatea, aa well. Eavlng grosn by only 3.5 percenr 14 the

1970s, the populatlon of theee states le llkely to lncrease by only

1.2 percent over the curreot decade.

The populetloo ln the aunbelt, iu contrast, ts proJected to grow

algnlflcantly fagter than the natlooal everage. Relatlve tq the

1970e, horever, the rate of populatlon growth srlr decrease eolewhat

Lu the Peciflc aud llouutain Btates aod Lore eharply ia the south

Atlantic 8tate8; greeter grouth in the lfeet south central and East

south ceDtral states, borever, vill offeet declinee 1n the south

Atlantlc dlvleloo. The lfest south central statee are prolectia to

erperl.ence the largeet abeolute populatlou iacreaae of 5.3 nrlltln.

Populatloo forecaets for the South and lfeet polnt to the conllnued

flov of populatloo ayay from the frostbelt statea, partlcularly the

Eaet North Central and llld Atleutlc ceoaua divlelong. Bvea withl,n the

froatbelt 8re8, the t{ew Eugland aud lfeat t{orth Central stateg yfll

beaefl.t fron the outflov of populatlon fron the Mld Atlaatic and East

I{orth ceotral dlvlglooa. A8 a reeult, the populatlon of }fes E{gland
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Table I

POPT'I"ATION GROI{IE BY REGION:
1970-1980 AlrD PROJECIED 1980-1990

Populatlon (thousaads) Decade Grosth Rate
Eegloa

Cengue Divlelou
Actual Actual- Forecast
1970 1980 1990

Actual Forecast
1970-1980 1980-1990

lfortheast
f,ev England
llld Atlanttc

North Central
East North Central
lleet North Ceotral

South
South Atlantlc
Eaet South Central
llest South Ceotral

Beet
Nountaia
Pacific

Total

49,041
11,842
37,199

56,572
40,253
15,319

62,795
30, 67 1
12,903
19,321

34,805
81282

26,523

203,2L2

49,135
L2,348
36,787

58,854
4L,67O
17 ,L84

75,353
36,943
L4,663
23,747

43,165
1 1 ,369
3L,797

226,5O5

47 ,707
L3,L42
34,562

6L,27 4
42,151
19, 123

89,921
41 ,795
18,079
30,057

52,949
15,416
37 ,533

251 ,848

o.2z
4.2

-1 .1

4.0
3.5
5.3

20.0
20.5
14.5
22.9

23.9
37.2
19.8

11 .4

-2.97"
6.4

-6.4

4.r
t.2

11.3

19.3
13.1
22.8
26.6

22.7
35.6
18.0

11.2

SOURCE: U.S. Bureau of Ceosue, Census of Population, Standard Metro-
polltan Statlgtlcal Areae - 1980, Supplemeorary Reports PC80-51-5
(Hashlngton, D.C.: 1981) and Joint Center proJeetions, June 1983.



ls proJected to gror

ln the laet decade,

Iforth Central states
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by 5.4 perceot

vttle thc rete

v111 rlee frou

tn

of

5.3

the 1980e, up fron 4.2

populatloo grorth ln

to 11.3 percent.

pefcent

the Ifeat

Athough populatlon trofth ls

trovth, the nrmber of households

a raJor deternlnant of

the ouuber of people lf average household slze contlnues to decll.ne.

Ag the data la table 2 ladlcate, the rate of hougehold growth lF the

1970e erceeded the rete of populatlon trorth ln each of the ulne

cenaua dlvlsloue. Bven ln the ltld Atlaatlc regloo, rhlch lost p{pula-

tloo lD tbe 1970e, the nrnber of boueeholde greu by 10.3 percenti

In the future, hougeholde v111 contl.nue to locreaee at 
" f."t"t

rate thatr populatlon, but the dlffcrence 1111 be leas Proaognced.

tttrlle the proJected populatloa lacreage of 11.2 percent ls practlcally

ldentlcal to the rate recorded ln the 1970e, the houeehold gr rate

ls proJected to

perceot ln the 1980s. Even aharper declloea are forecast for eetr-ected

reglons: 1o the ltld Atlaotlc Btetes, for eranple, hougehold groirth ts

proJeeted to fall fron 10.3 percent to under 1.0 perceut.

stlIl above average la the 1980s, the houaehold Srovth rate Ln the

South Atlsotlc and Paclfl.c gtateg r11I drop eharply aa yell, tftt""a-

lag the elovdora ln poputatioo grouth 1o Florlda and Callforola.

The flor of populatloa aray frol aelected froetbelt "t"te[ also

suggeBtr that the lforthea8t and tlorth Central reglons v111 Capture

naller ghareg of natlonal houalag larket acttyity. The Jolnt Center

baeelloe eetl.nates ladlcate that 14.8 dllloo oey houaeholds vtU forn

1u the 1980e, ytth ner conatructloo plus noblle bone placeneots total-

lag 18.E r1111oo unlta. Acgurllg that placeoeat of oer nobll{ hones
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Table 2

COI,IPARISON OF POPUI.ATION AND EOUSEEOI.D GROWIE:
1970-1980 AND PROJECIED 1980-1990

1970-1980 1980-1990
Beglon

Ceneue Dl.vl.elou
Populatlon Eousehold
Grovth Rate Growth Rate

Populatlon Eousehold
Gronth Rate Grosth Rate

tortheaet
lfew Eagland
Uld Atlantlc

North Ceutral.
East lforth Ceotral
Ifeet North CeatraL

South
South Atlantlc
East South Central
Ifeet South Central

Ilest
Mountal.u
Paciflc

Total

o.27
4.2

-1.1

4.0
3.5
5.3

20.0
20.5
14.5
22.9

23.9
37.2
19.8

11 .4

L2.42
19 .5
10.3

18.8
18. 2
20.L

37 .L
39.0
29.8
39 .0

39.2
58. r
33.7

26.4

-2.92
6.4

-6.4

4.L
L.2

11..3

19.3
13.1
22.8
26.6

22,7
3s .5
18.0

LL.2

4.52
15 .5
0.8

10.8
8.0

L7 .4

27 .L
2L.7
30.8
33.5

28.9
42.8
24.L

18.3

SOIIRCE: See Table 1.
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r11l equal approrlrately 2.5 r1111oo uolte, the forecaat hpllcs that

conveotlonal houslng atarta 1111 total but 16,3 llllLon unltB fn] tfre

1980e.

Table 3 preeents the perceot dlstrlbutlon of bousehold groeth and

bousLng conatructlon actlvlty 1o the ntne cengua dlvl.slooe. ro re-

aPoo8e to eharp decreases 1o household grovth, the blggect declln{e ln

the ghares of total houelug productloa s111 occur 1o the lltd Atl4ntic

aad East North Central statee. In contraat, both l{eu Englaud aod the

lfeet North Central dlvlalooe 1111 erperLence ellght locreages ln qhetr

aharee of total ney houeiog productlon. Ae a uhole, the Northeasf aud

North Central reglooe rill capture 27.7 perceot of oee conrtruftlon

plus ooblle hone placecentg ln the 1980e, doru frou the 33.9 pefcent

ehare recorded ln the 1970g.

It ls teuptlng to aaaure that the decll.ne ln populatlon, hbuse-

holde, and houelng uarket actlvlty Le a tenporary phenooenon that wlll

abate oace the ostlooal ecoootry reauoes euetal.ned grorth. Indeedr r€-

latlve to the depreseed levelg of the early 1980a, houelng productlon

ectLvity te ltkely to lncreaae eharply ln all reglooe of the couptry.

SustaLned econonlc grorth, horever, le uallkely to halt the decllhe in

the ehare of total houelng productloo occurrlug ln the froeitbelt

states. Ae Flgure 1 llluatrates, the ehare of total coaventLonal

houelng Btartg captured by the lforth Central Btetes decll.ned for much

of the 1970e, vhlle that of the t{ortheast atatee hae exblblted lfttte

change. FollovLng the collapae of rultl-fantly coostructloo scqtvlty

ln the Lld 1970e, the south has erperlenced a eteadlly lncrlaelng

ahare. Slnce people and Joba are llkely to cootinue lovlng arayl fron

the l{ortheast end Xorth Central regl.ons, the ehare of natlonal hciuslng
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Table 3

T{T'IIBER AIqD PBRCEIVT DISTBIBUTION OF EOUSEEOII) CROWTB AI\ID NET{

CONSTRUCTION PLUS UOBILE EOUE SHIPTT{ENTS BY REGION:
1970-1980 AlrD PROJECTED 1980-1990

Segloa
Ceaeus DlvLslon

Eoueehold Grosth
1970-1980 1980-1990

New Construction Plus
MobiLe Eone Shipnents
1970-1980 1980-1990

lfortheast
I{ev England
llld Atlaatlc

[orth Central
Eaet North Ceutral
lfest North Ceutral

South
South Atlantlc
Baet South Central
l{eat South Central

Begt
llouutal.n
Paclflc

lotal

Nuuber (thoueands)

11 .52
4.2
7.3

L9.7
13.5
6.2

42.8
22.O
6.9

13.9

26.L
8.7

L7.4

100.0

16,800

s.3z
4.5
0.7

15.3
8.0
7.3

48.9
L9.4
10.6
18.9

30.6
t1 .7
18.9

100.0

14,840

11 .82
3,6
8.2

22.r
L4.7
7.4

42.4
2L.5

7.5
13 .4

23.7
8.t

r5.6

100.0

20,935

8.57"
4.2
4.3

L9.2
Ll .3
7.9

45.9
L9.4
9.5

17.0

26.4
9.9

16. 5

100.0

18, 897

SOIIRCE: See Table 1.
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coastructlon actlvlty taktDg place ln the frostbelt wlll coatlnue to

decllae as rell.

Io aceeeelug the extent of the decllne Ln houslng productl.on in

partlcular regloaal narkete, it is useful to note that by deflaltlon,

totel addltloas to a reglonre lnventory ilust equal the growth of

bouseholds, plue change ln the number of vacant unLte, Less Lnventory

losses. Ia turo, total addltlone uust equal new constructl.oa (coo-

Yentlonal aew constructlon plus placement of new mobile hones) plus

non-aey conetruction addltlons (e.g., unlte added by conversion of

slngle-fanll.y hones into tyo or Eore unite or conversion of non-

reeideutlal bulldinge Lnto resldentlal unlts).

The forecast for the Mld Atlantlc states provides a useful example

of the relatlonEhtp between household foroatlon aad total construction

activlty. In the 1980s, households stll lncreage by only 110,000 but

aer coostructl.on 1111 add 812r000 unLte. rn forruing these proJec-

ttoDs, it rae aseuned that the vacancy rate rould renaio unchanged, an

a8sunPtloa eoneistent slth hlstorlcal experlence. Ae household growth

sl,ors to near rero ln thls dlvlslon, lt ls possible that vacancies

v111 Lucrease; thls would not, honever, have a maJor inpact on the

grorth of the total houslog Luventory. For example, if the vacaney

rate for the Dtid Atlaotl.c states increases by one percent wlthout any

troeth ln householde, the houslng stock (and hence new construction)

vould grou by ouly an additLonal 140,000 unite.

In additlou to aceomodatiug houeehold groyth and ebanges ln

vacency' come houelng productLoa actlvlty le needed to offset losses.

In forulog the forecasts of houaing conatructLon actlvLty presented ln
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Table 4, AES data for the perlod 1975-1980 uere used to estlEate

regLonal lose rates for coaventlonal houalog and noblle honee. Be-

cause the stock tg eubgtaotlally older and lega sell ralntel.oed tq the

central cltlee of the llortheaet snd North Ceutral rtates, loes {tt""

tn theee areaa are hlgher thaa tn other Portloos of the country.

Aeeuming thls eane pattero of loeges contlnueg luto the 1980s' the Mid

Atlaatlc state8 v111 loac 9951000 unlta aod the Baet North Cebtral

atateg 1.1 ltlllon unlte.

The statl.etlce 1a Table 6 alao denonetrate the lnportance of non-

aew coostructloo addltlooe aa a aource of houslng supply. Iil the

Northeast, Dou-qes constructlon y111 accouut for approxlnatety 25

percent of total addltlone. It la hPortant to Dote, however' that

the ftgures for losses aad non-Des conatructlon addltlons lqclude

Doveue[t of ooblle hones frou one slte to another, aB sell aa ten-

porary ehifts of uulta lato and out of the laventory. Although nove-

Eeot of nobl.le holes is oot stgnlflcant lD the [ortheast, this {actor

does laflate souewhat the estlnatee of loaees and non-nes conatr$etlon

addltlons ln the South.

As household growth glora, forecaete of total constructiou dctl.v-

lty are Lncreaslngly lufluenced by forecaste of the other conpinents

of Lnveotory chaoge; 1.€.1 cbangee la vacauciee, losgee, and ufu-net

coDBtructlon eddltlona. In effect, reglonal houelng nerket acttvtty

becomee a zeto suu gaLes nbtle loveleut of Jobe, populatlod, and

hougeholde rlthln a elou growth reglon rl11 generete derand f0r new

coo8tructioa lu Certalo eree8, thle actlvlty coles at the expebee of

elther hlgher vecancy rate8 or higher lose rates 1o other areasl. New
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coustructl.on actlvlty lu the 1980e v111 thue depend on the novenenlt of

Jobc, populatlou aod householda frou one reglon to the uext, ae vell

aa otr lotra-retloual ehlfte frm ccntral clty to suburb or fror ljarge

retropolltan to enall letropolltao aod Doonetropollt,au areae. The

oelt aectl.oD revLene receut trendg and llkely future prospects for

these lntra-regloaal populatloo ehlftg.

The Grovth of l{oanetropolltan Areas

In addltlon to the vell docurented novenent from frostbel[ to

gunbelt aod fron ceotral clty to auburb, the U.S. populatlon ld the

1970e begao an lnportant aey ehtft auay frou larger to gnaller ndtro-

polltao areaa and to oonretropolltan countlee, After decades of $elow

average grorth rates, the populatl.on ln ooDretropolltan areaa ro{e by

14.5 percent ln the 1970e, coapared rlth the natlonal average of 11.4

percent. llhlle eoue of thls grorth vae atnply the erpanslou of u{tro-

polltan development loto prevl.ously undeveloped ereaa at the {rrban

frLnge, lt occurred ln outlylog rural areas as well: the grodp of

couatLes thet ghare ao comoD border rlth ao exletlng uetropolitrn

area accounted for fully 40 percent of all Bonmetropollten growthr

Populatlon grorth ln the 1970g yas thue aore widely dlepersed thau

lu prevlous decadee. In the 1960e, 44 percent of the oatlonrs Eore

thau 3ro00 countl.es--1a both low deoslty rural areas aod congpsted

ceatral cltlee-loet populatloo; ln the 1970s, only 18 percent oF alL

counties logt populatlou. Pronlnent anong the 8oo countl.eg ."!"rr-

eoclng a ehlft frou populatlon roas to ?oputetlou galn rere -any lov

denetty end largely rural areas, .ore experienclog grovth fot the

flret tlre ln decadeg.
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To lllugtrate the ertent of the rural revlval, Flgure 2 conpares

the 1960 aad 1970 populatloo grovth rates Ln netropolltan aud Don-

retropolltan countlee. Noumetropolltan couatl.es ere claseifled by

rrbather or Dot they border on an erl.etlng Detropolltan erea and by the

aige of thelr largeet settleuent ttr 1970. Each group of non,netropoll-

ten countlee ldenttfted ia Flgure 2 experl.enced an Lncreege ia lts

rate of populatlon growth, lncludlag those disttnctly rural areas wlth

oo alngle settlereat of uore than 21500 people. l{trlle these countles

loet populatl.oa ln the 1960e, thelr populatlons lncreased faster than

the oatlooal average over the 1970s.

Aa noted earlier, the DoveEent of populatlon fron central city to

euburb, or fron large metropolltan areas to small metropolltan or

DonDetropolltan area8, can have a algnlftcant effect ou the construc-

tlon actlvlty ulthin a reglon. TabLe 5 preeeote estlmatee of changes

ln the houelug tnventory ln the four ceneus regtous by elty, euburban,

and aon-etropolltan locatlons. PredlctabLy, rapld groyth occurred in

all areas of the South aod lfeet. rt Ls interestlng to note, horever,

thet the grosth of the houelng ioventory ln the ceutral cltlee of even

these faet grouth reglons lagged behind the uatloaal average. The

alor grovth of the total houslng lnventory ln the Northeast and North

Cettral reglous reflecte the yeaknese of thelr central city houslng

larketg, pertl.cularly ln the larger cltles. rsolated pockets of

stroug gtoyth Dooethetese erl.eted la the Northeaat, 1.e., the suburbau

Portlon of etall retropolltaa areas, as wel-I es nonnetropolltan areas.

Deaplte the reuarkable grgwth of noniletropolitan areas la the

1970e, houelag rarket analysts have pald ltttle attentLon to this
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Flgure 2

PERCEM CHANGE IN POPUI.ATION IN NON-METROPOLITAT.I AND
I.{ETROPOLITAN SETTINGS: 1960-1970 and 1970-1980
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fable 5

PERCENT CEANGE IN TOTAI EOUSING I'NITS
BY RECION AIID TYPE OF PLACE: 1970-1980

North- North
eaat CeDtral South West Total

Central Cltlee

-

Large Sl,[SAs
lledlun SMSAg
Suall SUSAg

Suburbe
Large SMSAs
ltedtun SMSAg
SoalL SMSAg

Nonnetropolltan Areae

Total

0.32
2.5

L2.6

15. 9
25.5
30.2

28.8

L4.72

-L,62
8.2

19.5

31. .5
34.4
31 .8

22.8

20.32

62.7
55.5
58.0

35 .0

39.92

40.0
76.2
s4.5

55.2

34.6
44.3
45.3

32.4

20.07. L6.37" 6.77"
28.0 42.2 20.8
28.3 6L.7 27.8

42.02 28.7"A

SOURCB: U.S. Bureau of Ceneus, 1980 Cengus of Population, Standard
EetrgPolttao Sgatietlc+l _{re.-as and Standard Consolldated Arlas-l980.
Suppleaentary Reports PC80-51-5 (I{ashington, D.T. I U.S. Governnent
Priatiag Office, 1981).

NorE: The 34 large sMSAe each had 1970 populatlons of I rnillion or
Dore. The 102 nedium SUSAs had 1970 populatlons of fron 2501000 ro 1
uillloa' whlle the 182 eoaLl SltSAe had 1970 populatlons of less than
250'000 (SltSAs ae defined by the Offlce of llanagement and Budget as of
June 30, 1981).
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phenonenoa. Tal,en colleetlvely, oooetropolltan areaa account fof an

lnportaut cbare of both total populatloo trouth end oatlonal houplng

rarket actlvltys fron 1970 to 1980, 4.5 rllllon of the 23.3 rll[.ton

Srosth ln populatloa oceurred ln Do etropolltan countiee that lwere

coutlguoue to e:letlng tetropoltteo lreea, and another 3.0 nllllon

occutred 1o ooncootl.guouo countlea. As ooted ln Table O, 2g.O p."]""oa

of total bouelog lnveotory grouth lu the 1970e occurred 1n oonnCtro-

polltao area8, a flgure that 1g vlrtually ldeotlcal to the ihare

captured by the aattoofa 34 largest retropolltan 8r€88.

Uollke a elngle large letropolltsn area, the diepersed nonmetro-

polltan narket le dlfflcult to looltor. In the paet teu years r.r"t,

nedla atteutloa haa focuged on Atlanta, Dallae, Eoueton, lliauL, TAmpa,

Sau Dlego, and Anaheln; collectlvely, the houelng tnventory ln fhese

Beveu netropolltan areaa locreaged by 2.2 ollllon unite over the

decade of the 1970s. Ih.rrlog the sane perlod, however, the hotrslng

lnventory lu the aonnetropolltaa South locreaged by 2.5 ullllon u[ltsn

whlle all uonnetropolltan creas ln the natlon added 5.3 rtlllon pnits

to the stock.

Ae Table 7 lllustrates, the rate of outnlgratlon from nonarbtro-

polltan ereas--though 8t111 hlgher thao fron netropolltan areae!-has

alosed. At the sare ttne, outnlgrattoo frou netropolltan to Doumetro-

polltan areaa hae lncreaeed. As the rate of nigratlon locreaeef, the

abEolute nusber of rlgrantg lncreaeed ae rell: Betseen 1975 and 1980,

7.3 nlllloa people noved frou retropolttan to Douretropolltau Jr".".

Glveu the slaller populatloo baae tn ooD[etropolitan ereaa, the irnUer

of people rovlug 1n the oppoalte dlrectton equaled but 5.0 ntlllou.
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Table 6

PERCEIIT DISTRIBUTION OF lEE CHANGE OF EOUSING I]NITS
FOR TEE U.S. BI II(PE OF PLACE: 1970-f980

Ceutral
lype of Place Clty Suburb Non-SltSA Total

Xon-SltSA

Srall SIiSA

lledlun SI{SA

Large SUSA

Total

29.0"1 29.02

7.5 18.3

4.4 26.3

L7.42 53.72 29.07" 100.02

5.52 g.LZ L4.6

25.8

30.7

SOIIRCE: See Table 5.
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Table 7

}IETB,OPOLITAII AND IIONUBTROPOLITATI AREAS

INITLIL PERIOD POPULATION: 1975-1980

Perlod

1965-1970

1970-1975

1975-1980

Ortdtrante fro!
lletropolltao Areaa
ffi

4.62

5.4

Outnlgraats fr
lfooretroDolltan

Total B

11.52 9.72

9.5

1.82

8.99.02.25.5

2.O

SOURCE: U.S. Bureau of Cenaue, Current Populatlon Reports,
GeogT?ph{cal }toblllty: }tarch 1975 to t{arch 1980, Sertee P-20,
No. 368 (Waehtngton, D.C.: U.9. Governnent Prtnting Offlce,
December 1981).
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lllgratloo flows thue added on net 1.3 ntllton people to rhe oonmetro-

polltaa populatlon. The black populatlon, hovever, dld not follow

thle pattern: frol 1975 to 1980, on net 1161000 blacks moved away from

EotrnetroPoll.tan area8.

Although chenglng nlgratlon patterng are but poorly underetood,

these populatloo ahlfts geuerally reflect the moveoent of enploynent

to loyer rage ereas. rn the 1970s, the growth of Job opportunitles in

the eunbelt and 1u enalL cltlee, towna, and rural areas yas reLnforced

by a ahlft of the retl.red populatloo to these sane low wage, and

therefore low coet, areas. Advances ln technology that reduced the

aeed for face-to-face cotnnuolcatlon enhanced the job growth potential

of nore remote locatloas. These forces comblned to create a pattern

of decentrallzed populatlon growth; e pattern that reversed decades of

coucetrtrated grouth ln a few of the netloorB largest Eetropolltan

areaa.

In examining the recent growth of enployneut ln nonmetropolitan

ereas' Larry Long of the u.S. Census Bureau notes that Job growth ras

as dLepereed ae populatlon grorth. Folrowlng the recesslon of L974-

1975, no t'etropoll.tan areas added Jobs rapidly. rn nonmetropolltan

eountles not adJaeent to an exleting oetropolltan area, Flgure 3 shows

that enployment growrh for the perlod 1975-1979 ras close ro 26 per-

cent cotpared vlth 22 percent La Eetropolltan counties. lloreover, a

eizable ehare of the lacreaee Ln nonnetropolltan Jobs was in the

reoufacturtng aector. IlhlLe lt te unllkely that thls represeots the

loveLeDt of beavy naaufacturlng.lnto remote locatl.ons, Lt does Buggest

that aonoetroPoll.tan areas were bullding a 1lght nanufacturlog baee to
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PERCENT INCREASE IN
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conplenent thelr lodustry baae 1o farnlng, recreatLon, nlnLng, and

antural regourcea.

IE Bffect of Populatloo Dispergal oa Eoueing Constructloa Actlvity

tlhlle perslstently hlgh aortgage intereet rates and slugglsh

economic grovth obvlously affect the houslng lndustry, the coutlnued

strong grovth of enall tor:x and rural houslng markete has equally

lnportant--l.f oot yet fully underatood-tnpltcatlons for houslng con-

structloo. Metropoll.tan and noniletropollt,an areae dtffer ln both

poPuratlon compoeitloo aad oix of Der conatruction activLty. Non-

.etroPolltaa areas appear to be partlcularly attractl.ve to rnarried

couple householde: AB Table I Ehows, 1.8 nllLioo narried couples

noved frou netropolltao to aonnetropolltan areas betseen Lg75 and

19E0. allowiag for uovemeat ln the reverse drrectron, oa net migra-

tlou added 4951000 sarrled couples to oonnetropolltan areas. at the

aale ttLe, prinary lndlvldual households, i.e., elngLe-person house-

holds aad houeeholds contalnlag no related lndlvlduals, rere movLng

aray fron oonmetropolltan areaa; oD Det, 180,000 auch househoLds moved

toto metropolltan areas.

Flgure 4 lllustrates the effect that the differentLal movement of

householdg by type h8d ou the dierrlbutiou of household growrh in

netropolltan aod tronmetropoLltaa areas. Durtng the perlod 1975-1980,

the grorth of narried coupl.e houeeholds accounted for 36.8 percent of

the total growth Ln nonmetropolltan areag, conpared stth h.3 percent

ln let,ropolltan areao. ro contrast, nuch of the growth Ln netropoli-

tan areaa YaB aroug otber fanlllee (prlnarlly slngle or dlvorced yomen
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Figure 4

ACTUAL AI{D PREDICTED DISTRIBUTION OF HOUSEHOLD GROWTH

FOR I.TETROPOLITAN AND NON-METROPOLITAN AREAS

BY HOUSEHOLD TYPE z 1975 to 1980
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vlth chlldrea) and prhary lndlvidual houeeholds. Bven aaeunl{S no

rlgratlon of houaeholde, prhary ladlvlduals etlll uould have

accouated for e larger ghare of letropolltan houeehold grorth lrtrfte

rarrled eouple houeeholds uould lrlve eccounted for a larger ehare of

Don.etropollBan grofth.

l{arltal Etatus la but one of the factors that differentlate o[gra-

tl'oo f lors betreen letropolltan aod Do netropolltan areas. t{lgirauts

golng to Don[etropolltan areas ere Lore llkely to be uhlte, to have

ehl.ldren, and to llve ln larger householde. Sloce nlgrauts also tend

to be youager, they add to the grorth of houeeholds in the prioe hone

buytng ages as rell. lll.gratlon trende of the late 1970s thug served

to etlqulate the eonsunptlon of orner-occupled al.ngle-fanlly hoobs in

DoniletroPolltan areag .

Of courge, [etropolltao and aonnetropolltan areas aleo dtffpr tn

tems of the cost and avallabillty of land. Loser land coste ln

oolmetroPolltan arees tranelate dlrectly lato loser houge prlces. In

1980, all elogle-fanlly detached housing in netropolitan areas fiad a

nedlan value of $571700; ln nounetropoll.tan areaa, the nedlan house

value for that year ees $411100, ot 29 percent lower.

slngle-fanlly unlte donlaate houelug productlon sctlvitige Ln

ooroetropolltaa areas by a vlde nargta: of the approrlnately 3.0

nilllon couventlonal houelng uolte bullt la oonsetropolltan arehs ln

the perlod 1975-1980, 85 perceut eere elngle-fanlly honee. rn con-

trast, ooly 49 perceot of conventlooal houalug butlt lu eentral qltiee

durlng thls perlod vere alngle-fantly; bven io the euburban polttoos

of netropolltan areaa, the slngle-fanily ehare uag but 7g percen{. rn

addLtlou, loblle bore plaeerents accounted for 10.9 percent of total
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Productioa in nonnetropolltan areaa for the perlod 1975-1980, compared

vlth ooly 5.6 percent 10 netropolltan areas.

ualqg data for the 243 netropolltan areas deflned by the l97o

ceEaua' lt I's poerlble to trace the changlng nLx of ner coBstructloa

actlvlty by type and locatton. As Tabre 9 ghows, Do iletropolltan

8rea8 accounted for 38.5 perceat of total nes constructLou betueen

1975 aod 1980, up aharply frorn the 30.1 percent ehare recorded in the

1960s. Vlrtuelly all of the growth ln the share captured by nonrnetro-

polltan uarket,s case at the expense of central cLty areas. Fron the

1960s to the late 1970s, the centrel clty share of total new coost,ruc-

tlon fe1l fron 24.6 percent to 16.8 perceot, a figure eonelstent sith
the outnlgratl.on of populatlon aud Jobs throughout this period.

In naklng hlstorlcal comparieons, tt ls lmportant to control for
the chaoglog deflultloa of uetropoll.tao area6. Slnce the data refer

oaly to the 243 uetropolttan areas deflned Ln the 1970 census, the

lnforoatloo in Table 9 ie not Btrictly comparable wLth the data pre-

eented ln precedLng tables. Uee of the 1970 SMSA definitions does,

bosever, perr"lS hletoricat conparison rlth data fron the perlod 1950-

L97o, as sell ae dlsaggregatlon of the coastructlon acrlvity by type

aad locatlon. According to Table 10, nonuetropolitan ereaa accounted

for 38.5 pereent of total coostructlon activlty by capturing 42.o

Percent of all ringle-fanlly coaatructlon, 22.3 percent of uuLti-

fratly constructloo, aod 54.8 percent of all noblLe hone placements.

As ahovn la Table 11, the locreage in conventional nev conatruc-

tlon ln nonnetroPolltau areas occurred at the expense of the central

cltles. Tbe no'uetropolltan South, beneflted not ouly frou the rnove-

rent, of populatlon away from the frostbelt cl.tles, but aleo fron the
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feble 9

PEBCBIIT DISTBIBUUON OF MTAL NEI| CONSTRUCTION
PLUS }TOBII,E EOI{E PI"ACE}IENTS BY LOCATION:

1960-1970, 1970-1975 AnD 1975-1980

1960-1970 1970-1975Locatlon

snsA

Central Clty

Suburb

Total

Nou-SltSA

Total

24.61

45.3

69.9

30.1

100.02

2L.47

45.0

66.5

33 .6

lo0.0z

.82

.t,7

.5

.5

.02

16

44

61

38

100

Bureau of Cengue, 1970 Ceneua of latlon and
nts of Inveotor lous. HC(IJaehlogton, D.T.: ; U.

Bureau of ceusue, Anoual Eouel.ug survey, t9lst uulted stateE
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Table 10

PERCSNT DISTRIBUTION OF SINGLE-FAUILY I'NITS,
I{T'LTI-TAUILY TTNITS, A}ID UOBII.E HOHE PLACEUENTS BY LOCATION:

1950-1970 AltD 1975-1980

Coastructlon Type
aad PerLod

susA
@

Non
SMSA lotal

Slngle-fanlly
lfer Constructlon

1950-1970
1975-1980

!lu1t1-fantly
ilew Constructlon

1960-1970
1975-1980

Total Coaventlonal
New Coostructl.on

1960-1970
1975-1980

lloblle Eoue
PLaceuente

1960-1970
1975-1980

Total New
Couetruction

1960-1970
1975-1980

L7.72
11 .3

44.9
36.6

47 .92
46.7

42.5
4L.L

46.2
45.4

34.47"
42.O

L2.6
22.3

100.02
100.0

100.0
100,0

100.0
100.0

100.0
100.0

1.00.0
100.0

26.3
17.5

27 .5
37.L

8.0
8.3

24.6
16.8

36.5
36.9

55.4
54.8

30. 1

38.5
45.3
44.7

SOURCE: See Table 9.
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regionrs retropollten ereaa. By the late 1970e, nearly one out of

evcry flve houelng atarta waa in the nonaetropolltan South.

fhe reglonal relocatlou of houeing constructl.on ectlvlty aLeo

rerved to lncreaee elogle-faniLy hone conetruetloD relatlve to that of

rtrltl-fanlly unlte. In the late 1970s, alngle-fanlly honee accounted

for 90.0 perceat of all cooventl.onal nev coostructlon ln the nonmetro-

polltaa South. Io the central cltlee of the llortheaet, alngle-fanily

coastructlon vas but 25 perceot of total ionveotional productlon. As

these statLstl.cs suggest, the ehlft of grouth eway from the more

deneely developed froetbelt cl.tlee hae had an toportant effeet ou the

colpoeltlon of oew houal.ng production, partlcularly the mix of actlv-

lty betveen sLngle-faolly aad nultl.-f.anILy units.

Concluelon

Although there hae been nuch digcugsion of the effects of shrink-

lag houeehold eLze aud of affordabtltty on housLng uarket dlmamLcs,

aaalyeta have pald aurprielngly llttLe attentlon to the Lupacts of

populatloo and cuploynent ahlfts away frou central cltles aad tnto

Donnetropoll.tan areas. The composltlon of household grortth and the

nLr of coustructloa actlvlty vary conalderably fron one region to the

trett. Ag a result, aoalysts EuBt exerciee extreme cautloD ln attenpt-

lng to trace the lnpllcatlone that broad natlonal denographic trends

bave os denand la ladlvldual houslng euboarkets.

llhlle enaller average houaehold elze and hlgher houalng costs

eeedagly polat to greater euphasis oD htgh densLty, nultl-f anily

development, the contl.nued grosth of noruretropolltan areas s111 cer-

taloly noderate, aud perhaps even foreatallr anl future decllnes Ln
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elagle-farlly sterts as a ahare of total aeu conatruction actiflty.

rndeed, lf hoicbulldera are ablc ro cepture eoy elgalflcant ehai'e of

the lor .coat, largely oooletaopolitan larket nou belng eerved by

loblle lorelr the oatlonsl rhare of aingle-fartly sterta could even

lncrea3e. Ttrle le yet eDother rellnder that nltlonal etatletlcf are

rlnply auntrary Leaaurea of actlvlty that 1g occurrlng io rrtetally
tboueaads of larketc ecroas the country. Any aesessneut of firture

treodg lust therefore bulrd oa au anaryaie of the changlog chFrac-

terl.etice of spatlally ldeotlfled houelag -^rket areaa.


