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FOREWORD
I
This booklet of the Department of Housing and Urban De
velopment furnishes guidelines to help communities evaluate
their own housing needs. This service is part of the Federal re
sponse to urban needs and is geared to what the President calls
“improving the quality of life for every American.”
To upgrade the urban environment, to strengthen the eco
nomic structure of the community, it is essential to analyze the
housing market, urban land use, and related community develop
ment.

Prepared by
f

Richard W. Lippold, Economist
Office of Economic and Market Analysis

r

Market analysis techniques are tools for improving the qual
ity of urban life. Market analysis takes into consideration such
factors as employment, population, incomes, household growth,
vacancies, occupancy turnover, rent levels, and sales prices. With
this information, localities can increase their ability to plan not
only their housing needs, but also local expenditures such as
schools, streets, water and sewer facilities, recreation areas and
neighborhood facilities for the enrichment of human lives.
The housing market analysis technique developed by the
Federal Housing Administration of the Department of Housing
and Urban Development over the last two decades pioneered the
guidelines for this publication. As a special service to communities
these techniques have now been modified and adapted to use at
the local level.

i

!
:
i
i

hi

r:

Introduction

CONTENTS
Page
iii

Foreword

1

Introduction

* ;
Section

i

I:

Definition of Housing Market Areas.

5

'
i

i

l

Economic Base

7

Section

II:

Section

HI:

Housing Starts...............................

17

Section

IV:

Displacement and Demolitions.

23

Section

V:

Vacancy Data

29

Section

VI:

Housing Inventory

35

Section VII:

Population and Household Estimates.

39

Section VIII:

Family Income Estimates.

47

Section

IX:

Number and Sales Prices of Existing Homes.... 57

Section

X:

Unsold Inventory of New Sales........

61

Section

XI:

Deeds, Transfers, and Foreclosures.

63

Section XII:
Demand for Housing
Subsection
A:
Estimating Housing Requirements.... 67
Subsection B(l):
Effective Demand for Sales Housing.. 69
Subsection B(2):
Effective Demand for Rental Housing
and Need Considerations for
Publicly Assisted Housing.
72
Section XIII:
Appendix
Index

Estimating Relocation Resources........

;

i

87
95

np HE basic approach and many of the
J. techniques incorporated in this guide
book are those used in the housing market
analyses conducted by the Federal Housing
Administration of the Department of Hous
ing and Urban Development. Without the
many years of development of techniques by
FHA market analysts, this guide would not
have been possible. A number of the tech
niques incorporated in the guide are not as
complex nor as refined as those used by the
Federal Housing Administration. Recogniz
ing, however, that others may not be as well
experienced or apprised of the availability
of new housing market data as FHA market
analysts, the guide emphasizes the continual
maintenance of historical data as a help to
all in analyzing the market. It also should
be noted that FHA market analyses are di
rected primarily to the private market, while
this guide directs attention to both the pri
vate market and that part of the market re
quiring direct public assistance.
The handbook should be regarded as a
housing market analysis guidebook requiring
the conformance to detailed procedures pre
scribed therein as well as the use of discre
tion and judgment. While the guide may
prove beneficial to many agencies which have
occasion to submit proposals or documents
to the Federal Government related to hous
ing and community development, use and
conformance to the guide is not to be re
garded as justification of any such proposals
or documents. The manual therefore only
serves as a tool and guide to housing market
analysis.
Throughout the guide the Binghamton
Standard Metropolitan Statistical Area has
been used as an illustrative example of how
to do a housing market analysis. Actual data
and assumed data are used and are so distin
guished in the text. The Binghamton SMSA
was chosen because it is a medium size SMSA
with- a moderate growth rate. Also it did not

have any atypical characteristics such as
being a governmental center like Washington,
D.C., a tourist oriented community such as
Atlantic City, New Jersey, or a regional
center such as Atlanta, Georgia.
The contents of this guide have been pre
pared for use by local redevelopment agen
cies, planning organizations, local housing
authorities, residential research committees,
and other groups which desire and have the
competence to carry out the studies neces
sary to determine the potential effective de
mand for new housing construction within
their local housing markets. The housing
programs, plans, and proposals of these
groups often are related directly to the rate
and volume at which such new construction
can be successfully marketed and absorbed.
It is important to note that this guide is
somewhat complex and will require rela
tively extensive understanding and skill in
housing market analysis if maximum bene
fits are to be derived from the manual. For
most persons versed in housing and com
munity development, whether it be as a plan
ning consultant, mortgage lender, builder, or
redevelopment official, this skill and under
standing can be developed in varying degrees
through study of a guide such as this and
through the actual experience of undertaking
a housing market analysis.
Definition, Use and Limitations of
Housing Market Analysis
Housing market analysis is a method,
wherein a variety of pertinent social and
economic characteristics of a cohesive eco
nomic area are analyzed in order to estimate
the need and the effective demand for new
housing by tenure and by sales price and
rent ranges for a given period. A housing
market analysis assumes that such housing
would be competitive in terms of quality,
price, and location. Although housing mar
ket analysis is not an exact science, it is
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nevertheless a valuable tool for decision
making inasmuch as it provides a reasonably
sound estimate of the need and the effective
demand for housing during a given period.
While a housing market analysis may in
clude some submarket estimates, it does not
attempt to evaluate the marketability of spe
cific housing developments. The function of
a housing market analysis is to provide a
framework of reference which will enable
builders, lenders, and other persons and
groups to make more rational decisions on
such specific housing proposals. While a
housing market analyst can usually be of
assistance in evaluating specific proposals,
this is a function which cannot be based
only on a general housing market analysis.
For the community or groups not inter
ested in carrying out a complete housing
market analysis, this guide can still be gain
fully utilized in the development of critical
local housing market indicators. These would
include obtaining and classifying such in
formation as employment data, housing
starts, displacements and demolitions, num
ber and character of unsold units in the in
ventory, and vacancies. To the extent that
these can be related to locality data furnished
by the decennial census publications, the
above indicators will prove even more useful.
Even though these indicators will not serve
as a basis for current and projected popula
tions and household estimates, nor enable a
refined estimate of prospective housing de
mand to be made, they will, nevertheless,
provide important background, in many in
stances, to assist in making rational decisions
related to the local housing market.
The materials developed in connection with
the preparation of a local housing market
analysis have additional and extended uses
beyond the estimates of housing absorptive
capactities. An integral part of the analysis
considers population and household growth,
and this information is useful in planning
such local capital expenditures as school,
street, water and sewer facilities. Informa
tion obtained with respect to vacancies, occu
pant turnover, and characteristics of new
construction is extremely valuable to agen
cies concerned with relocation of displacees
resulting from governmental actions. Local
industrial development organizations would
be able to describe current and prospective
housing resources more accurately in discus
sing new plant locations with prospective in
dustrial in-migrant firms.

Data Collection and Time Span
For communities or groups which undertake the more comprehensive housing market
analysis described in this guide, as well as
those who limit themselves to selected mar
ket indicators, it is strongly recommended
that they develop a system of collecting and
organizing data on a continuing and regular
periodic basis. Publishing these data would
tend to assure more widespread use of the
data and perhaps sustain the demand for the
continuing process of data collection and or
ganization. In addition, with a “time series
organization of pertinent data, the task of
housing market analysis is facilitated. Al
though it is not essential, a community or
group which undertakes a housing market
analysis should schedule it during the months
of April, May, September or OctpbgEr-in
orderto~TTelp avoid^ particularly inthe field
of employment data, variations that may be
due to seasonal influences.
For communities in which a regular hous
ing market analysis is undertaken, it is sug
gested that housing demand projections be
made for a period of one to three years. In
most local economies’, it should ~be possible
in cases to make a projection for about
a three-year period. If significant substantive
changes occur during that period, it may be
necessary to do a shortened market analysis
to make any necessary revisions. Until more
experience is developed, the analyst may wish
to limit the first few market analyses to a
one or two year projection. In some com
munities, it may be possible to make projec
tions for as long as five years. Such com
munities would usually be urban areas in
which growth rates tend to be reasonably
predictable and in which there are few
complex market problems.

!

1960 Census publications which would be
utilized in the local housing market analysis
operation are listed in the Appendix.
The Current Population Reports (P-20, 23,
27, 60 and 65 series) of the Bureau of Cen
sus provide a variety of information includ
ing annual changes in family income by
race, by regions, and by urban and rural
aggregates; estimates of state populations and

projected estimates; mobility; household size;
school enrollment; and occasionally tech
niques of population estimation. These re
ports, which are listed in the Appendix,
provide the data which enable the researcher
to keep abreast with national and regional
trends which, in turn, are most useful in
developing a better analysis of local dy
namics.
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Use of Census Benchmark Data
■!

The 1960 decennial census data on popu
lation and housing are essential for carrying
out the type of housing market analysis de
scribed herein. The modest cost of these pub
lications recommends their purchase and
retention for the continued use of the re
searcher. Data from the 1950 Census are
also utilized generally for comparative purposes with 1960 data and to indicate trends
from 1950 to 1960. Local public or college
libraries will probably have these back vol
umes for ready reference. The 1950 and the
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SECTION I: DEFINITION OF THE HOUSING MARKET AREA

NOTES
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SlNCE people generally work within a
reasonable commuting distance of their place
of employment, the boundaries of a housing
market area would normally encompass those
geographical areas in which there is an iden
tifiable relationship between place of work
(nonfarm) and place of residence. This
would usually consist of the central city con
taining principal population concentrations
and places of work and the built-up sur
rounding territory. The surrounding territory
may contain as great as or greater popula
tions than the central city, and in some
cases, it may also contain numerous job
opportunities. This built-up area, generally
identified by density of population, consti
tutes the “urbanized area.”
The use of the “urbanized area” as a geo
graphical definition of housing market has
its practical limitations in housing market
analysis operations. The size and extent of
the urbanized area is constantly changing;
the quasi-rural area in 1950 in numerous
instances had become by 1960 the compact
suburban residential development. Secondly,
delineation of the urbanized area will gen
erally not conform to boundaries of counties
and incorporated places, and the great bulk
of Census data are available only on the
basis of such jurisdictional identification. In
order to obtain sufficient data and compara
bility of data, housing market areas are
almost always identified in terms of such
political civil divisions as cities and counties
or combinations thereof.

i

Defining Housing Market Areas in
Metropolitan Areas

!

i
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1. Almost all of the principal housing
market areas in this country may be con
sidered synonomous and coterminous with
ihe definitions of the (standard (Metropolitan
0)tatistical^reas.
W2, Practically all SMSA’s contain a city
of 50,000 or more population and usually
consist of one or more counties except in

New England, where townships are used in
defining these SMSA’s.
3. The composition of each SMSA is de
scribed and shown on maps for each state
in Chapter A of each State Volume I of
the 1960 Census of Population.
Within the larger SMSA’s there frequently
will be several submarket areas. An example
would be the New York City SMSA, con
taining some 11 million population. Here,
the diversity of and time and cost differen
tials in commuting facilities, as well as the
sub-concentrations of employment opportuni
ties, recommends that the overall housing
market be considered for some purposes
from the standpoint of several smaller submarkets, each of which, incidentally, might
be substantially larger than SMSA’s in
other parts of the country.
These submarkets may be encountered, as
well, in medium and smaller-size SMSA’s,
where geographical barriers, historical de
velopment, and employment concentrations
have tended to reduce the normal daily
movements between places of work and resi
dence. This separation is frequently only
relative inasmuch as the prevalence of auto
mobile ownership and availability of good
roads generally facilitate ready commutation.
It would not be an unwarranted procedure,
and in fact is frequently highly desirable,
to develop separate demand estimates for
these submarkets. These, however, must be
related to the housing demand estimate for
the larger market areas; failure to do so
may introduce strong elements of distortion
and bias into the submarket analysis. Local
transportation or other local planning stud
ies may prove useful in defining these
submarkets.
The analyst should also recognize that the
various programs aimed at serving the lowincome market may well be confined to
specific political jurisdictions which have
residency requirements, thus precluding the
mobility of a low-income population for
market purposes.
5

Defining Smaller Housing Market Areas
For non-SMSA’s, the definition of an ap
propriate housing market area requires care
ful judgment. The housing market area
usually can be defined in terms of (1) a
county or (2) an urban place and surrounding
built-up minor political divisions, which may
be districts, townships, census county divi
sions, or some other type of political
jurisdiction.
Since the bulk of Census data are avail
able by incorporated places and by counties,
a large proportion of a housing market
analysis using the latter definition will have
to be developed in terms of the incorpor
ated place under study and the county.
These data along with the data available
for minor civil divisions enable the develop
ment of a reasonably sound housing market
analysis.

Even smaller urban areas will have experienced considerable decentralization of
growing populations, despite the availability
of vacant ground within the principal urban
place, either through historical process or
via annexation activities. An example of this
phenomenon would be in Gettysburg, Pen
nsylvania, where the 1960 population of
7,960 was 35 percent above the 1940 popu
lation. On the other hand, the population of
the three surrounding townships increased 51
percent during the same 20 year period.
Although the refinement and availability
of pertinent Census housing market data
decrease with size of the community, this is
compensated, in most cases, by the less
complex marketing problems presented in
such communities. Accordingly, these data
deficiencies should not discourage housing
market analysis in smaller communities.

SECTION II: ECONOMIC BASE
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JP OPULATION and household growth in
a housing market area are to a large extent
influenced by the availability of area job op
portunities. If jobs are plentiful, household
heads will tend to remain in the area, and
the excess of births over deaths will result
in natural population increases. A high
level of job opportunities will also make
that area a target for in-migrant workers,
who will either bring their families with
them or will form new households. These
in-migrants will, in turn, enlarge the popu
lation base for natural increases.
Therefore, in order to assess the demand
for housing during the next one to three
years, it is necessary to consider previous,
current and prospective economic conditions
and trends. The employment data, along with
an analysis of the prospects for the eco
nomic growth of the community, can serve
as a basis for the projection of employment
levels during the estimated demand period.
The analysis of economic conditions can
be made with varying degrees of depth and
precision. The care with which such an
analysis is carried out will, in turn, deter
mine the degree of confidence which the
researcher can have in his employment
projections.
Broad insights into the economy of small
and medium-size localities often can be ob
tained from local officials who frequently
have regular contact with leading area employers. These officials may have fairly reli
able information with respect to the previous,
current and prospective levels of employment
among these principal firms, as well as
prospective industrial plant in-migration and
out-migration. On the other hand, their
knowledge frequently may be deficient re

garding such specifics as ratios of male and
female workers, hourly rates of earnings,
and the variations in hours worked. Further
more, they may not be conversant with
employment volumes, wages and work force
characteristics among smaller non-manufac
turing enterprises.
For purposes of housing market analysis,
it is necessary to secure more precise and
specific data than is ordinarily obtained on
a “hearsay” basis from these public officials.
Census Labor Market Data
Census data are an important source in
obtaining an insight into the condition and
trends of the local economy. Census data,
however, are not truly interchangeable with
labor market data prepared by the state
office of the Bureau of Employment Security
(BES) inasmuch as they describe employ
ment characteristics only of residents of the
political division reported by the Census,
whereas BES data report employment char
acteristics of persons working in the labor
market area. When comparing Census em
ployment data with BES data, two opposing
elements of bias are present: the first is re
flected by employees residing within the
Census reporting jurisdiction who work in
another locality outside the labor market
area, and the second is represented by resi
dents of other communities, outside the labor
market area, who work in the Census re
porting locality. For SMSA’s having a popu
lation of 250,000 or more, these data are
available in the Subject Reports of the 1960
Census of Population.1
1 U.S. Census of Population: Volume II. Subject Reports.
Journey to Work. Final Report PC (2)-6B. Available for $3.50
from U.S. Government Printing Office, Washington, D.C. 20402.
Unpublished data are available for smaller areas.
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For assessing longer term employment
trends, the data contained in Table 1 are
most useful. They are available in the Cen
sus of Population publications for 1950 and
I960.'- (The numerical and percentage
changes will have to be computed by the
analyst.) Data contained in Table 1 are avail
able for all SMSA’s, urbanized areas, urban
places having a population of 10,000 and
more, and for counties. These data are also
available for urban places having populations
of 2,500 to 10,000, but a number of the
Standard Industrial Classification categories
have been consolidated in these smaller areas.
In many instances reports containing local
employment data and projections that have
been prepared under the Federally-aided Ur
ban Planning Assistance Program will be
available at the local level for the use of
the market analyst.
Census data have the obvious advantages
of comprehensive and detailed coverage and,
probably, somewhat greater accuracy than
BES reports. However, since they are ob
tained only every 10 years, they suffer from
rapid loss of currency. Recognizing these
limitations, the analyst can employ the Cen
sus data most profitably in ascertainment of
long-term trends, while depending upon the
current local BES reports for short-run trend
analysis.

Table 1.—Employment and Unemployment in the Binghamton, New York
Standard Metropolitan Statistical Area, 1950-1960

Classification
Labor Force_____________________
Unemployed_____________________
Percent of Labor Force Unemployed
Total Employed

D
A

}|

t %.

; •

Agriculture______________________________________
Forestry and Fisheries____________________________
Mining__________________________________________
Construction____________________________________
Manufacturing. ______________________________ _
Furniture, lumber and wood products__________
Primary metals______________________________
Fabricated metals____________________________
Machinery, except electrical........... ..................... ..
Electrical machinery________________ _________
Motor vehicles & equipment_______________ 1..
Transportation equipment, except motor vehicles.
Other durables______________________________
Food and kindred products___________________
Textile mill products_________________________
Apparel & other textile products______________
Printing, publishing and allied products................
Chemicals & allied products__ ________________
Other nondurables and nonspecified______ _____
Railroad and railway express______________________
Trucking service and warehousing_________________
Other transportation........... ...............................................
Communications___________ _______________ _____
Utilities and sanitary services................................ .........
Wholesale trade__ ________________ _______________
Food & dairy product stores___________ __________
Eating and drinking places......... .............. ............... .......
Other retail____ _____ _______________ ___________
Finance, insurance and real estate............. ................... .
Business services____ ____________ ______________ _
Repair services___________ ______________________
Private households_______________________________
Other personal services_______ ___________________
Entertainment and recreation____________________
Hospitals*______________ _______________________
Medical and other health services*......... ......................
Welfare, religious & nonprofit organizations*________
Other professional & related services*............................
Education:
Government____ ______________ ____________
Private______________ _____________________
Public administration..... .................................................
Industry not reported_______________ _____
•These 1960 and 1950 data are comparable only when combined.
Source: Census of Population, 1960, 1950.
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86,891
3,256
3.7

78,249
3.495
4.5

8S642
-239

11.0
-6.8

83,635

74,754

8,881

11.9

1,477
8
76
3,894
37,944
821
305
921
10,645
1,593
57
1,908
5,384
1,474
81
372
1,760
251
12,372
732
1,028
484
724
1,048
1,936
1,773
2,114
7,142
2,508
677
698
1,245
2,000
433
3,410

2,586
10
29
3,549
34,404
1,052
460
501
7,400
377
140
744
3,342
1,240
332
636
1,176
195
16,809
1,285
778
572
514
994
2,097
2,084
2,326
6,859
1,826
411
917
1,166
2,017
667

-1,109
-2
47
300
3,540
-231
-155
420
3,245
1,216
-83
1,164
2,042
234
-251
-264
584
56
-4,417
-553
250
-88
210
54
-161
-311
-212
288
6S2
266
219
79
-17
-234

-42,9
-20.0
162.1
8.5
10.4
-22.0
-33.7
84.8
43.9
322.5
-59.3
156.4
61.
18.9
-75.6
-41.5
49.7
28.7
-26.3
-43.0
32.1
-15.4
40.9
5.4
-7.7
-14.9
-9,1
4.2
37.3
6.5
23.9
6.8
-0.8
-34 .6

1,756

36.9

1,477
157
577
2,221

64. S
34.5
28.1
391.7

3,326
1,068
2,042

1,438

3,144
612
2,630
2,788

1,824
455
2,053
567

;

Exports and Imports
Without doing an economic base analysis,
an analyst may nevertheless benefit from the
concept of economic base analysis and utilize
a technique approaching this concept. Eco
nomic base analysis treats each local eco
nomic area as though it were a separate
nation which must obtain a favorable bal
ance of trade between its export and import

;

1 Reference tables are to be found In the following Census
sources:

Area

.
:

1. SMSA’a, urbanized areas
and urban places of 10,000
or more.
2. Urban places of 2,600 to
10,000.
3. Counties4. Nonwhite• population for
selected SMSA’s, urban
ized areas and urban places*
of 10,000 or more.
5. Nonwhite population for
selected counties.
•See Appendix.
Summary data only.

! t:.

: ;

Increase 1950-60
Number Percent

1960

8

I960 Census of 1950 Census of
Population
Population
Volume I, Series Volume I, Series
P-A*
PC(1)-C*
Table 75.

Table 35.

Table 81

Table 39.

Table 83.
Table 78.

Table 43.
Table 30**

Tablo 88.

Table 44**

activities. Activities which have their mar
kets outside of the locality are export activi
ties inasmuch as they bring money from out
side the community into the community.
Such activities are referred to interchange
ably as “export,” “basic,” or “primary activi
ties.” Generally such activities consist of
manufacturing, processing or extraction of
materials for sale outside of the community.
There are other activities in particular com
munities which fall into this category. Gov
ernment in Washington, D.C., advertising in
New York City, and insurance in Hartford,
Connecticut are considered “basic” to the
extent that they bring in outside money,
and their increases in employment will sup
port additional employment of a strictly
locality character.3
Table 2 shows the percentage distribution
of those employed and reporting industry of
employment in the United States and in the
Binghamton SMSA in 1960. The percentage
not reporting industry of employment was
distributed proportionately among those em
ployed and reporting industry of employ
ment. The percentage distribution of employ
ment in the United States reflects the dis
tribution that is required to meet the de
mand for goods and services in the United
States and for export, as a whole. In order
to meet the national demand most communi
ties, due to location and resources available,
specialize in some activities to a greater de
gree than others. Consequently, the distribu
tion of employment in most localities will
differ from the national average.
Specialization in the Binghamton SMSA
has been in manufacturing. As shown in
Table 2, 469 persons per thousand workers
in the Binghamton SMSA are employed in
manufacturing contrasted with 282 per thou
sand nationally. Moreover, within the manu
facturing sector it has specialized in machin
ery other than electrical and other nondur
ables, primarily leather products. Bingham
ton, therefore, is a net exporter of manufac
tured goods, since when the grand total of
exports and imports of manufactured goods
is completed for a given period, Binghamton
JFor further explanation of the concept of basic and nonbasic employment in economic base analysis, see, Charles M.
Tiebout, The Community Economic Base Study, published
December 1962 by Committee for Economic Development. 711
Fifth Ave., New York 22, N.Y., 86 pages, price $1.50. A related
recommended study of Committee for Economic Development
is The Changing Economic Function of the Central City, by
Raymond Vernon, 92 pages, price, $1.00. Additional references
on the concept of the economic base include Homer Hoyt.
"The Utility of the Economic Base Method in Calculating
Urban Growth,” Land Economics. Series of nine articles begin
ning in the August 1953 issue through February 1955. and the
final article in the February 1956 issue.
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Table 3.—Percentage Distribution of Total Employment by Major Industry Groups Reported for the
United States, Atlanta SMSA and Binghamton SMSA, as of the 1960 Census

Industry
Table 2.—Percentage Distribution of ^a\ ^^V^sA^1960
Reported for United States and Binghamton
____

Industry Group
Employed and Reporting Industry.
Agriculture- ..............................................-..............Forestry and fisheries------------------------------------Mining_________ ____ _______ ____ -............—
Construction-------------- ------------- -...................... Manufacturing--------------------------------------------Furniture, lumber and wood products------------Primary metals_______________________ —
Fabricated metals....... ............... ........................
Machinery, except electrical-----------------------Electrical machinery - ------------- -----------------Motor vehicles & equipment- --------------- - —
Transportation equipment, except motor vehicles
Other durable goods......... ............... —..............
Food and kindred products------------------------Textile mill products..........................................
Apparel & other textile products------------------Printing, publishing and allied products---------Chemical and allied products----------------------Other nondurables and nonspecified...................
Transportation-------------- ------------- ----------------Railroad and railway express----------------------Trucking service and warehousing....... ...............
Other Transportation--------- ---------------------Communications and Utilities--------------------------Communications_______________ - - ~______ _
Utilities and sanitary services------ ------- ------Trade
Wholesale trade------ ----------Food & dairy product stores—
Eating and drinking places----Other retail trade_____ ____ _
Finance, Insurance and Real Estate.
Services_____________________
Business services_____________________
Repair services______________________
Private households.-------- ------------------Other personal services________________
Entertainment and recreation__________
Education services:
Government______________ ______
Private_____________ __________
Welfare, religious & nonprofit organizations.
Hospitals__________________________
Other professions & related sendees_____
Public Administration............. ..........................

United Binghamton
SMSA
States
100.0
6.9
0.1
1.0
6.2

28.2
1.8
2.0

2.1
2.5
2.4
1.3
1.6
2.2

2.9
1.5
1.9
1.9
1.3
2.8
4.6
1.6
1.5
1.5
2.9
1.4
1.5
18.9
3.5
2.7

2.9
9.8
4.4

21.6
1.2
1.4
3.1
3.1
0.8
4.1
1.3
1.3
2.7
2.6

5.2
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will still produce a net excess of manufac
tured goods which must be exported.
The community is likewise a net importer
of agricultural products since the proportion
of the employed labor force engaged in agri
culture is substantially below the national
average. Being in the dairy belt, the com

Industry and Reporting Industry,

100.0
1.8
0.1
4.8
46.9
1.0
0.4
1.1
13.2
2.0

0.1
2.3
6.6

1.8
0.1
0.5
2.2
0.3

15.3
2.9
1.0
1.3
0.6

2.2
0.9
1.3
16.0
2.4
2.2
2.6

8.8
3.1
18.9
0.8
0.8
1.6
2.5
0.5
3.9
0.8
1.3
4.2
2.5
3.3

Agriculture, forestry & mining.
Construction--------------------Manufacturing____________
Transportation------------------Communications and UtilitiesTrade___________________
Finance---------------------------Services__________________
Government______________

-5.1
-0.1
-0.9
-1.4
+18.7
-0.8
-1.6
-1.0
+10.7
-0.4
-1.2
+0.7
+4.4
-1.1
+ 1.4
+ 1.4
+0.3
-1.0
+12.5
-1.7
-0.9
-0.7
-0.5
-0.2

-2.9
-1.1
-0.5
-0.3

-1.0
-1.3
-2.7
-0.4
-0.6

-1.5
-0.6
-0.3
-0.2

-0.5
+1.5
-0.1
-1.9

munity probably produces dairy products for
export as well as local consumption, but on
balance, it is a net importer of food products.
It is also important to recognize what
Binghamton is not. This is best shown by
comparison with a different functional type
economic area such as Atlanta, Georgia.

United
States

Atlanta Binghamton
SMSA
SMSA
100.0

100.0

8.0

1.2

6.2

7.0
23.2

1.9
4.8
46.9
2.9

100.0

28.2
4.6
2.9
18.9
4.4
21.6
5.2

6.4
3.3

2.2

22.4

16.0
3.1
18.9

6.5

24.2
5.8

3.3

Source: 1960 Census of Population.

-0.6
-0.2

Source: 1960 Census of Population.

.:

Industry Group

Deviation of
Binghamton from
U.S. Average

|

As confirmed by the data in Table 3, the
Atlanta, Georgia, SMSA is a major regional
center for the southeastern sector of the
United States. In terms of proportion of
employment, it is above the national average
in the categories of transportation, communi
cations, trade, finance and services. As the
state capital and location for a number of
Federal offices, it is above the national av
erage in terms of government employment.
As a rapidly growing metropolitan area, it
is not surprising to find that it is also above
the national average in terms of persons
employed in construction. Atlanta is a net
exporter of these broad categories in the
sense that as a regional center it provides
services for persons and organizations out
side the metropolitan area itself. The Bing
hamton SMSA by contrast is below the na
tional average in all of these categories. Its
primary economic strength lies within the
manufacturing sector.
The foregoing does not mean that the eco
nomic structure of an area will not or can
not be modified. It is important, however,
to recognize the composition of a local econ
omy and how it compares nationally. This
will enable a more realistic appraisal of eco
nomic growth potential.4 An increase in em
ployment in the service sector does not nec
essarily mean that a community is becoming
a service center. National trends indicate a
notable increase in the service sector rela
tive to manufacturing. In almost all com
munities, rising real incomes enable people
4 For further general treatments of economic growth, see
Perloff, Harvey S., How a Region Grows, published 1963 by the
Committee for Economic Development, 711 Fifth Ave,, New
York 22, N.Y., price $2.25. 147 pp. Also, see Guiding Metropoli
tan Growth, also published by the Committee for Economic
Development and published in August 1960, price $2.00, 56 pp.

to increase their expenditures for such serv
ices as health and education.
Current Labor Market Data
The researcher can obtain ready access to
current published employment data, which
are detailed and accurate, and which provide
a reliable basis for short-run prognoses of
future employment levels. These are the
Monthly Labor Market Letters which are
prepared by the state offices of the Bureau of
Employment Security (BES), affiliates of the
U. S. Department of Labor. These reports
contain information regarding total employ
ment, manufacturing employment by indus
try groups, unemployment, percentage of un
employed, and average weekly earnings of
manufacturing production workers. In these
reports the current figures for major report
ing industry components are compared with
data of the previous month and with the cor
responding month of the previous year. The
reports also contain a narrative section which
briefly sketches a broad prospectus of em
ployment conditions for the next two or
three month period. These reports are avail
able for labor markets in the nation’s
Standard Metropolitan Statistical Areas, and
they can usually be obtained upon request
by any persons or groups who have a legiti
mate need for them.
In addition to the above SMSA coverage,
the state employment agencies survey and
publish data for numerous smaller labor
market areas. These data, however, are us
ually obtained semi-annually, and frequently
may not be published. If unpublished, the
data are ordinarily available upon request.
The general coverage for these smaller areas
will usually be the same as for the larger
11
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labor market areas, but the data will often
be less detailed and comprehensive.
The previously mentioned two or three
month projections of labor market conditions
contained in the BES Monthly Labor Mar
ket Letters are obviously insufficient for the
housing market analyst who is considering a
marketing period of, say, one to three years.
As a minimum requirement, the analyst
would wish to have economic base projec
tions and housing market time spans of coin
cident duration. In numerous instances he
may find it additionally advantageous to fit
his market estimates into an economic base
projection of even longer duration.
In order to ascertain these longer-run de
velopments, the analyst must determine area
economic base trends, and this requires a
“time series,” or historical perspective of
local employment patterns, that is, number
and types of jobs, dating back at least to
the most recent decennial Census. In some
instances local trends may be readily dis
cernible on the basis of developments within
the last several years; in other localities, the
emergence of trends has been far more
gradual. Such a time series, however, will
help reveal the internal dynamic changes
which have occurred within the local econ
omy, indicating which sectors of the local
economy have been growing, diminishing or
remaining stable. This information, plus
analysis of the growth outlook for the ma
jor industrial segments of the local economy,
provides a basis for judgment as to the di
rection and rate of change in employment
in the area in the future.
These historical employment data can be
obtained from the records of BES offices. It
is important to find out if the historical data
have been revised and if there have been
any changes in the definition of employment
groupings. Frequently, these records will be
in the form of annual average figures which
provide an easy basis for comparability pur
poses. In many labor market areas for which
data are assembled on a less-than-monthly
basis, average annual figures are not avail
able. In this latter instance, the analyst may
draw comparisons for the month of May (or
Vlsomef other suitable month) in successive
years. In most localities the month of May
reflects a minimum seasonal bias.
The BES data, in addition to providing
information with respect to numbers employed and unemployed, are equally useful
in showing the internal dynamics of the local

labor market. The employment data are
broken down by Standard Industrial Classi
fication (SIC) groupings which have general
use and applicability in practiwUy all types
of employment reporting and analysis. The
extent to which the data are broken down
will depend upon the characteristics of the
local manufacturing base. For example, if a
locality has very heavy employment in none lectrical machinery, but that employment is,
in turn, further distributed among earthmoving equipment, machine tools, and small
gasoline engines, separate appropriate blC
categories may be utilized for each activity
In another locality where total non-electrical
machinery production accounts for only a
small part of area employment, there will
probably be no further breakdown of the
major industry grouping.
Table 4 illustrates the type of data that
can be obtained from labor market letters
prepared by the state Bureau of Employ
ment Security. For the year of the decennial
Census, 1960, an annual average should be
used, if possible, or a month such as April
or May which is near the time of the decen
nial Census. In this example, the annual av
erage for 1960 was obtained. Since the mar
ket estimate is as of January 1, 1964, the
1963 annual average is used for the current
employment figure. (If the market estimate
were being made as of May 1, 1964, the
BES data as of April 1964 would be used.
Since an annual average which covers a 12
month period would tend to mitigate the
effect of unusual month-to-month changes,
any analysis of employment data for a par
ticular month should, if possible, take into
consideration the annual average for the
previous full year.)
The employment figure shown in Table 4
for the 1960 Census, 83,600, is significantly
less than the BES figure for that year,
88,300. Again, it must be noted that the
Census figure reflects only the employment
of residents of the SMSA. The labor market
figure reflects a number of nonresidents who
work in the SMSA. The contents of this
table are covered further in the subsequent
discussion on how to make an employment
projection.
How to Make an Employment Projection
There are numerous variables which make
estimates of future employment levels sub
ject to error. The analyst, for example, will
probably be unable to anticipate changing

Table 4.—Labor Market Data for Binghamton SMSA, 1960-1963
Bureau of Employment
Security Data1
Classification

Labor Force______________________
Unemployed--------------------------------Percent Unemployed________________
Employed-----------------------------------Non-Agriculture Wage & Salary----------Non-manufacturing Industries______
Contract Construction........ ...... .
Transportation & Utilities_____
Wholesale & Retail Trade___
Finance, Insurance & Real Estate.
Service & Miscellaneous_______
Government_______ ._______
Manufacturing._______ _________
Durable Goods____ _________
Metals & Machinery...........
Other Durables__________
Nondurables_______________
All Other Non-Agriculture____________
Agricultural Employment____________

1963
Average
(1,000’s)

1960
Average
(1,000’s)

94.6
4.5
4.8
90.1
79.2
42.6
2.9
3.9
13 3
2 5
8.1
11.5
36,6
21.6
15.2
6.4
415.0
8.6
2.3

92.5
4.2
4.5
88.3
77.7
38.0
3,3
3.9
12.4
2.3
7.0
9.1
39.7
22.5
15.5
7.0
17.3
7.7
2.9

1960
Census
(1,000’s)

86.9
3.3
3.7
83.6
279.3
41.4
3.9
4.0
13.0
2.5
315.4
32.6
37.9
21.6
13.5
8.1
16.3
52.8
1.5

1 Labor Market Letters, New York State Bureau of Employment Security.
2 Census data include self-employed as well as non-agricultural wage and salary employment.
8 A number of service industries such as education and state hospitals may be classified as government employment by BES,
but are not so classified in the Census.
* The actual reported employment figure was 13,600. For purposes of illustration in this guide, a figure of 15,000 was
assumed and other figures relating to employment and labor force were adjusted accordingly. The figures were adjusted in
order to present a more typical housing market analysis.
8 The Census category of "No Industry Reported” was put in the category of “All Other Non-Agriculture” employment
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national defense requirements which might
eliminate a major employment source in a
specific locality or result in increased em
ployment. He cannot anticipate plant con
solidations and mergers, or development of
new industry which might have a major im
pact on local employment. His inability to
foresee such changes, however, should not
discourage him from making employment
prognoses. The above-mentioned changes rep
resent “exceptions” rather than the rule, and
in most localities economic changes are slow
in manifesting themselves. Once having evi
denced themselves, their influences and
effects may prevail over a long period of
time, e.g., the shift of cotton textiles from
certain New England to Southern localities;
or the use-change from cotton and wool to
synthetics, also causing local employment
dislocations; and the deterioration of anthra
cite coal mining with the shift to such do
mestic heating fuels as gas and oil.
An awareness of long-term trends provides
a valuable framework of reference for pre
dicting short-run changes in local employ-

ment conditions. Insights into long-term and
and short-term developments can be ob
tained from the data, exemplified by Tables
1 through 4 which, in this instance, cover
the Binghamton, New York SMSA. (The
comparison of 1950 and 1960 employment
in Table 1, shows that there was an increase
of 2,221 jobs in which the industry was not
reported. This was apparently due to a
change in the Census enumeration technique.
Since this amounts to about 25 percent of
the total increase in employment of 8,881
jobs from 1950 to 1960, there is some loss
of comparability between 1950 and 1960
data.)
The following will illustrate how these
Census data, plus an overview of the com
munity which may be obtained from several
strategic interviews with locality representa
tives, can provide insight into the long-range
economic dynamics of this SMSA.
1. The central city of Binghamton suffered
a population decline of 5.9 percent be
tween 1950 and 1960, while the entire
SMSA (Broome County) increased its pop13
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ulation by 15.1 percent during the same
period. In this respect, the growth pat
tern of Binghamton during the 1950’s
conformed to the pattern of many SMSA’s
suburban growth, partly at the expense
of the central city.
2. In the Binghamton SMSA employment in
creased by 11.9 percent during 1950-1960
or an average of 1.2 percent per year
(Table 1). This is only 3.2 percentage
points less than the 15.1 percent SMSA
population increase. Unemployment was
not excessive during either 1950 or 1960,
and it is therefore obvious that labor
force growth was accommodated by in
creased job opportunities. From 1960 to
1963, however, employment increased by
only 0.7 percent per year (Table 4). BES
data for 1950 to 1960 and/or local inter
views would be required to determine
whether the slowdown in the rate of em
ployment increase was taking place during
the 1950’s or if this has occurred only
since 1960.
3. Agricultural employment declined signifi
cantly, in accordance with national trends,
suggesting perhaps increased farm produc
tivity and a reduced number of farms.
Relatively high wage rates within metro
politan areas as well as shifts in land to
other uses tends to accelerate this trend
in such areas.
4. Manufacturing employment increased 10
percent over the decade. However, the
dynamics within this change appear more
important than the overall increase. In
the field of durable goods, including fab
ricated metals, electrical machinery, and
transportation equipment (excluding mo
tor vehicles) employment increased by 65
percent during the decade. This was suffi
cient to offset substantial losses in non
durable goods manufacturing. In the cate
gory of “other non-durables,” employ
ment decreases totaled 4,400 jobs, or a
26.3 percent decline. The principal manu
facturing activity in this category was
leather products, not indicated separately
in the Census data, but readily ascer
tained from local interviews.
From 1960 to 1963, however, employ
ment in manufacturing declined by 8 per
cent, a reversal of the 1950 to 1960 trend.
Despite this decline, manufacturing still
remains the primary source of employ
ment.
14

5 Following national trends which reflect
growing employment in service trades and
occupations, Binghamton employment
showed large gains m these sectors dur
ing 1950-1960. Employment in finance, in
surance, and real estate increased by 37
percent. In the field of health, education,
welfare, government, and related services,
employment increased 42 percent. Despite
these increases, the proportion of the em
ployed labor force in these categories in
Binghamton remained below the national
level. From 1960 to 1963, the BES data
indicate that the non-manufacturing sec
tor made a gain of 12 percent.
In conjunction with Census data, the re
searcher can obtain ready access to pub
lished employment data, which present de
tailed estimates that provide a reliable basis
for short-run prognoses of future employ
ment levels. These are the Monthly Labor
Market Letters which are prepared by the
state offices of the Bureau of Employment
Security (BES), affiliates of the U.S. Depart
ment of Labor. The current reports are pre
liminary and are usually subject to revi
sions. These reports, nevertheless, remain
valuable for short-term forecasting, but the
revised final data should be obtained for
purposes of historical analysis. These reports
contain estimates of total employment, man
ufacturing employment by industry groups,
unemployment, percentage of unemployed,
and average weekly earnings of manufactur
ing production workers. In these reports the
current figures for major reporting industry
components are compared with data of the
previous month and with the corresponding
month of the previous year. The reports also
contain a narrative section which briefly
sketches a broad prospectus of employment
conditions for the next two or three month
period. These reports are available for labor
markets in the nation’s Standard Metropoli
tan Statistical Areas, and they can usually
be obtained upon request by any persons or
groups who have a legitimate need for them.
For purposes of housing market analysis,
employment projections for the next 2 to 3
years will usually be based on employment
trends of the last 3 to 5 years. Such a pro
jection, however, would have to be modified
by current and/or expected significant
changes in the local economy.
In the case of Binghamton, it is assumed
that there will be no radical changes in the

local economy over the next few years and
that the employment growth rate of 0.7 per
cent per year (determined from Table 4)
which has taken place from 1960 to 1963
will continue during the forecast period,
January 1964 to January 1967. This would
result in an employment increase of approxi
mately 2,000 jobs.
It is necessary to stress again, however,
that housing markets cannot be studied at
long distance, and the framework of Census
data must be additionally covered with local
field surveys. In addition to the foregoing

sources, additional guidance can often be
secured from local industrial development
commissions, Chambers of Commerce and
university business research bureaus. There
may be some instances where the analyst
may find it necessary to obtain first-hand in
formation at the plant level itself. This latter
contact should be avoided if data are avail
able from secondary sources such as the
local state employment service office. Coop
eration from industry is usually greater when
duplication of contacts for the same infor
mation is avoided.
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NOTES

SECTION III: HOUSING STARTS

One of the most essential ingredients for

!

1
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I

effective housing market analysis is a knowl
edge of new housing construction activity
within the market area. Not only does this
provide a basis for estimating the housing
inventory during intercensal years, but its
availability by separate civil jurisdictions
will furnish insight into housing market
growth patterns, e.g., suburbs vs. central city,
or northern suburbs vs. southern suburbs.
Housing starts information will also shed
light on the internal dynamics of the local
housing supply, such as changing ratios of
home ownership and tenant occupancy.
Data for actual housing starts are difficult
to obtain. Inasmuch as there is normally a
high correlation between building permits
which are issued and the ensuing construc
tion, however, these permit data are used
instead. Practically all localities which issue
building permits provide these data to the
U.S. Department of Commerce, which, in
turn, publishes the data. It should be noted,
however, that for some localities building
permits do not cover all construction, and
supplementary estimates of starts may be
necessary.
Permit Data for Individual Places
Permit data for individual permit issuing
jurisdictions are published by the Bureau of
the Census in Construction Reports, Build
ing Permits, New Dwelling Units Author
ized by Local Building Permits, Series C-40.
The monthly publication contains permit in
formation on most localities which issue
building permits for at least 50 units a year
(20 or more units in jurisdictions within 10
of the less populous states/’). The annual
summary of this report shows the number
of units authorized in all known and re
porting permit issuing places and by type

* •

5 Alaska, Idaho, Maine, Mississippi, Montana, New Hampshire,
North Dakota, South Dakota, Vermont, Wyoming.
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of structure in places where permits were
issued for multifamily structures.0
Permit Data for Metropolitan Areas
Permit data for individual metropolitan
areas (including a breakdown for inside and
outside the central city) are available in
another Census report entitled Construction
Reports, Building Permits, New Residential
Construction Authorized in Permit-Issuing
Places, Series C-42.7 For 99 SMSA’s and
all states, the Bureau of the Census pub
lishes a monthly breakdown of building per
mits by 1-family, 2-4 family and 5-or-more
family units, by public housing contract
awards and by valuations, based on data
from 3,014 permit issuing places. The an
nual summary covers all SMSA’s and data
from all reporting permit issuing places
within those SMSA’s.
Because of the time lag involved in the
issuance of the foregoing reports, the analyst
may wish to obtain the latest permit data
available directly from the permit issuing
sources. Also, where the reporting unit is
large, for example, an entire county, the
analyst may be interested in determining dy
namics within that specific county. In such
instances the reporting clerk may be willing
to break the data down further by locality
and minor civil division, which will enable
a more precise analysis of growth trends.
For local planning purposes some urban
centers such as the Washington, D.C. sub
urbs of Arlington County and Alexandria,
Virginia, maintain permit data by Census
tracts. Since some housing data are avail
able by Census tracts in the 1960 Census,
subsequent maintenance of permit data by
n This report may be obtained from the Bureau of the Census,
Washington, D.C., 20233. Annual subscription in 1965 was $3.00.
Localities are listed by Standard Metropolitan Statistical Areas
including major jurisdictions within the SMSA as well as non
metropolitan areas.
‘ Available from the Bureau of the Census, Washington, D.C.
20233. Annual subscription in 1965 was $1.00. See Appendix for
listing of 99 SMSA’s.
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Census tract enables a locality to be ap
prised of intercensal trends by such areas.
Although data by minor civil divisions and
Census tracts is most useful and may be
helpful in housing market analysis, a break
down of permits for an area less than the
size of the housing market area is not es
sential for the housing market analysis
technique outlined in this manual.
A low volume of building in any single
jurisdiction should not discourage the ana
lyst (or the reporting clerk) from maintain
ing and publishing these figures in an or
derly and periodically regular fashion. Small
numerical periodic additions to a relatively
modest housing supply base can, over a per
iod of years, have a substantial impact,
imposing serious problems with respect to
school, water and sewer facilities upon the
local governing bodies.
In summary, the market analyst should
obtain building permit data for the entire
housing market area in terms of private
residential permits, broken down by single
family and multiple family units, and public
housing contract awards. In order to de
velop inventory estimates, it is necessary for
the analyst to develop time series data back
to the beginning of 1960. (The Housing
Census was taken as of April 1960 but in
cluding building permit data for the first
three months of 1960 will help compensate
for the time lag between issuance of build
ing permit and start of construction.) As
indicated before, a breakdown of permit
data by jurisdictions within the housing market area would be useful, but is not essential.
Units Authorized in Binghamton SMSA
Table 5.—Housing Units Authorized by Permits in
Binghamton SMSA, 1960-1963
Year
1960.
1961
1962.
1963.
Total..

Total
Units

1Family

706

648

993

676

662

5Multi2-4
or-more family
Family Family Percent

1,370

512
570

44
71
54
97

14
246
96

8
32
23

1 703

58

3,731

2,406

266

1,059

36

92 public housing units. Since public hous
ing serves the lower income segment of the
population, the volume of new public hous
ing is usually not considered m evaluating
the private housing market It is important,
however, to include public housing starts in
determining the current size of the housing
inventory. The 3,731 units authorized for the
four-year period 1960-63 indicates an aver
age of 933 units per year. This is below the
rate of housing units built during the 1950’s.
The data on the year built from the 1960
Census of Housing indicates that an average
of 1,300 units per year were built in the
Binghamton SMSA from 1950 through 1959;
the rate of building was about the same
during the first part of the decade as during
the latter part." In the previous section, the
slowdown in the rate of economic expan
sion during the 1960-63 period as compared
with the 1950-1960 period was noted. This
slowdown appears to be reflected in the vol
ume of housing production during the 196063 period as compared with the 1950-59
period. The foregoing housing permit data
will be used in subsequent sections in mak
ing a current housing inventory estimate and
a current population estimate.
The following discussion on localities other
than Binghamton illustrate the various ways
in which data on housing permits by juris
diction and type of structure can be pre
sented and utilized in evaluating local
housing conditions.

Table 5 shows the number of units au
thorized by permits in the Binghamton
SMSA from 1960 through 1963, including

Wayne County
Year
1950.
1951
1952.
1953.
1954.
1955.
1956.
1957.
1958.
1959.
1960 (Estimate).

Table 6 illustrates the presentation of
housing units authorized by permits by major political jurisdictions in the Detroit,
Michigan SMSA during the period 1950960. From this table it is observed that
I!!6
ae!| °f housinS units authorized in
tiie SMSA has shown a general decline; but
equally important, that there have been sig
nificant shifts of new residential construction
activity within the market area.

1

Table 20.
Table 23.
Table 20.
Table 28.

16,105
11,171
10,220
12,374
16,139
16,631
12,228
10,266
9,059
8,676
5,148

9,614
8,171
7,242
8,667
12,709
11,073
9,973
7,550
6,486
5,141
4,000

5,205
3,877
4,230
6,644
8,609
9,813
6,912
4,795
5,353
5,803
5,400

Total, Metro
politan Area
43,705
29,487
26,932
33,208
40,269
39,302
31,219
24,623
22,881
20,129
14,897

type, i.e., one family, two family, and three
or more family structures. This provides in
sight into the nature of inventory additions
to the area housing supply, rental units vs.
sales units. Taking into account local build
ing patterns, it can ordinarily be assumed
that most two-or-more unit structures will
be for rental occupancy. Exceptions to the
foregoing would be cooperative rental proj
ects, which, in effect, represent a form of
home ownership, as would condominium
projects. These types of building activity
have been rather limited in most housing
markets, and their presence could ordinarily
be identified by adequate footnotes. In many
areas two-family dwellings contain an owneroccupant; in some areas both units are used
exclusively for rental purposes. The housing
inventory report to the 1960 Census indi
cates that 88 percent of the occupied multi
family units constructed from 1950 through

V

Year

1953.
1954.
1955.
1956.
1957.
1958.

1959.
1960.
1961.

Table 14.

.......

12,781
6,628
5,240
5,523
2,812
1,785
2,106
2,012
1,983
509
352

Macomb
County

Table 7.—Housing Units Authorized by Type of Structure
Detroit Metropolitan Area, 1953 to 19611

1900 Census of Housing
Volume I-HC(l) Series
States and Small Areas

4. Places of 2.500 to 10.000...........
o. bounties outside SMSA's..

Bal. of County

Wayne County, containing the central city
of Detroit, showed an 81 percent decrease
in new housing unit authorizations during
the decade, and its share of total SMSA
starts declined from 66 percent to 37 per
cent. Within the City of Detroit, new hous
ing construction came to a virtual halt by
the end of the decade, while Macomb
County enjoyed, perhaps, the most consist
ent new construction program. The fore
going numerical data can be utilized to de
pict internal housing market dynamics with
even greater emphasis; use of percentages
or index numbers would emphasize even
more strongly the relative decline of the
central city growth vis-a-vis the suburban
areas.
Table 7 illustrates another manner in
which housing permit data can be utilized.
Housing units have been identified as to

* Sources for year structure built;

1. SMSA’s

Detroit

Oakland
County

Source; Detroit Regional Planning Commission.

Techniques of Presenting Building
Permit Data

Area
1 Includes 92 public housing units.
Source-. Construction Reports, Building Permits, U.S. Bureau
of the Census, Series C-42.

Table 6.—Housing Units Authorized by Permits by Area in the Metropolitan Area, 1950 to 1960

1

One-Family Two-Family

28,930
37,050
37,829
29,710
21,271
20,933
19,134
13,802
13,043

512
928
436
352
292
270

116
182
139

Total

Three
Or More
Family
3,766
2,291
1,037
1,157
3,060
1,678
879
1,126
1,237

SingleFamily
Percent

MultiFamily
Percent
13
8

Number

Percent

33,208
40,269
39,302
31,219
24,623
22,881
20,129
16,260
14,419

100
100
100
100

87
92
94
95

100
100
100

86
91
95

100
100

92
90

6

5
14
9
5

8
10

1 Breakdown by type of structure not available prior to 1953.
Source; Detroit Regional Planning Commission.
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1959 in the United States were renteroccupied, and for inside SMSA’s the pro
portion was 87 percent.
Most of the recently built single family
units will be for owner-occupancy. The
housing inventory shows that 88 percent of
the single family units built and occupied
in the United States during the 1950’s were
owner-occupied, and for inside SMSA’s, the
proportion was 91 percent.
Table 7 would indicate, therefore, that the
overwhelming bulk of new construction was
represented by additions to the ownership
inventory. Over the nine-year period covered
by Table 7, the depicted construction would
have tended to reduce the proportion of
rental units in the housing inventory of the
Detroit SMSA below the 38 percent reported
in the 1950 Census. This is borne out by
the 1960 Census of Housing, which indi
cates that only 29 percent of the housing
supply was occupied by renters.
A directly opposite trend is noted in the
case of new construction activity in the San
Francisco SMSA, as shown in Table 8. Here,
there is evidence of a growing trend for
multifamily rental housing construction. A
trend such as this would, in turn, suggest
changing patterns of land use, increased den
sities, and use of different building mater
ials, as well as possible utilization of new
or different sources of mortgage financing.
It is also useful to obtain housing permit
data which cover a shorter-range period, es
pecially when the analyst is interested in
determining whether short-run movements

are consistent with, or represent a departure
movements. For exfample;hfromnTearblea7Slf the analyst early in

Table 10.—Current Housing Unit Authorizations by Area in
Washington, D.C., SMSA—Third Quarter 1961

1958 compared 1956 and 1957 data, he
would have detected a sharp upsurge in the
proportion of new construction represented
by multifamily housing.
Sometimes, month-to-month changes are
valuable for discerning trends. For example,
in Table 9, it is noted that permit activity in
the Washington, D.C., SMSA of 1961 lagged
behind the similar period for 1960 in prac
tically all types of structures. However, in
November 1961, one-family unit authoriza
tions accelerated sharply. The analyst would
want to ask “What might account for this
sharp reversal of trend? Is this increase in
dicative of a basic change in the housing
market?”

Number of Housing Unite
Area
3rd Quarter
1961
Washington, D.C., SMSA.
Washington, D.C.,:
Montgomery County, Md.__.
Prince Georges County, Md..
Alexandria, Va--------------Arlington County, Va------Fairfax County, Va.--------Falls Church, Va.------------

Number of Units
Single

Multiple

Total

Multiples
as a Per
cent of All
Units

1955.
1956
1957
1958.
1959

27,145
17,266
11,666
14,931
17,769

4,175
4,498
6,510
9,424
10,850

31,320
21,764
18,176
1 24,355
228,619

13
21
36
39
38

Change from 3rd Quarter
1960-1961
Number

Percent

7,397

6,212

+2,185

+42

330

170
1,592
1,624
342

+160

+94
-5
+110
-10
+49
+10
C1)

1,516
3,419
308
426

1,317
81

286

1,193
5

-76

+1,795
-34

+140
+124
(l)

1 New construction usually consists of a few single family units. Of the 81 housing starts in the 3rd quarter of 1961, however, 75
were multifamily units. .
Source: Bureau of the Census.

Table 8.—Private Housing Units Authorized by
Type of Structure in San Francisco SMSA,
1955 to 1959
Year

3rd Quarter
1960

i

I

1 Does not include 100 public housing units.
* Does not include 405 public housing units.
Source: Bureau of the Census.

.1
Table 9.—Current Housing Units Authorized by Type of Structure in
Washington, D.C., SMSA—November 1961

In Table 10, housing permit data are
broken down by separate civil divisions
within the Washington, D.C., SMSA, and the
data are for comparable periods (quarters)
in 1960 and 1961. These data enable the
analyst not only to assess the current vol
ume of construction in each jurisdiction
within the SMSA, but also to detect changes
from the corresponding period of the previ
ous year. The most obvious conclusion
drawn from this table is that, numerically
and proportionately, Prince Georges County
in Maryland showed the largest increase in
building activity, in fact, accounting for the
bulk of building activity increases in the
SMSA over the comparable period of the

previous year. Given this factor, the analyst
would wish to check further to determine
the extent to which this volume could be
attributed to multifamily construction or
single family housing. In this instance mul
tifamily construction in Prince Georges
County had increased 147 percent over the
previous year and single family construction
was up 82 percent. In further investigation,
the analyst might ask, “What factors in
Prince Georges County would account for
these developments? Are these short term
trends or are they indicative of sector shifts
in the local housing market?” Needless to
say, analysis of historical data would be
vital in interpreting short run trends.

!
Number of Housing Units Authorized
Period Covered

<
>

I

Total
1-Family

2-Family

November 1961___________
November 1960___________
Change from year ago (percent).

2,325
2,098
+11

1,053
+59

-53

1st 11 months 1961_________
1st 11 months 1960_________
Change from year ago (percent).

18,697
25,078
-25

10,423
12,014
-13

66

663

14
30

50

+32

3 or more Family
1,258
1,405
-46
8,208
13,014
-37

Source: Bureau of the Census.
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HOUSING market analysis and projec
tion of housing demand require a review of
demolitions which are taking place under
the interstate highway programs, urban re
newal, various municipal construction pro
grams and through private action. From the
standpoint of market analysis, these demoli
tion activities directly affect the magnitudes
and character of the housing inventory, and
the market demand for additional housing
to accommodate the displaced families. In
order to make a population estimate and a
housing demand estimate in accordance with
subsequent guide instructions, reasonable es
timates of the number of housing units de
molished and scheduled for removal will be
necessary.
For a community in which there is a
significant magnitude of current and pros
pective demolitions, these displacements will
impose a relocation problem in which the
housing market analyst may be additionally
involved as a “resources specialist.” In this
capacity, the analyst is concerned with com
prehensive estimates of displacement for pur
poses of: (1) assessing the adequacy of the
city’s housing resources to meet anticipated
displacee housing requirements; (2) assisting
in the planning and execution of an effective
relocation plan; (3) and, when necessary, de
veloping recommendations to obtain special
housing aid and assistance programs such as
low-rent and moderate - income housing.
While many communities (or public agencies
in the community) will not have legal re
sponsibility for relocating all types of dis
placed families, overall displacee needs
should be considered, inasmuch as all such
families will actively compete for available
housing resources.
For purposes of housing market analysis,
it only is essential to know the number of
dwelling units that have been and will be
demolished during a given period of time.
For purposes of relocation and estimating

the demand for new housing by displacees,
more detailed information is needed on the
characteristics of the displacees.
Estimating Displacement
The types of programs which cause fam
ily displacement and structural demolitions
are numerous and they will vary by individ
ual communities. Even though activity under
any single program may be comparatively
modest, the cumulative effect from all pro
grams may be quite substantial. From the
standpoint of local relocation programs, even
a small magnitude of displacement may,
nevertheless, involve a disproportionately
large scope of problems, inasmuch as these
clearance programs frequently affect the
multi-problem families, whose lower income,
race, age, family size, or unemployed status
greatly restrict their opportunities in the
competitive private housing market.
Significant forms of actions leading to dis
placement and demolitions would include the
following:
1. Urban renewal activity, either in the form
of clearance, or in the form of rehabili
tation which may indirectly cause dis
placement because the higher rents and/or
reduced intensity of occupancy of the
rehabilitated units will exceed rent-paying
capabilities of their occupants.
2. Public housing activity, primarily in the
form of site clearance for construction of
new resources, and to a limited extent
as a result of eviction of families whose
increased incomes (after admission) no
longer qualify them for continued occu
pancy. This may occur under Federal,
state or local public housing programs.
3. Highway construction, Federal, state or
locally financed.
4. Enforcement of local housing codes,
which may cause condemnation and di
rect removal of structures or indirectly
cause family displacement by raising rent
23
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levels (because of extensive repairs) be
yond the means of current occupants.
5. Construction of public, private or paro
chial school (including college and uni
versity) facilities on sites requiring demo
lition of existing house inventory. Also,
construction of other types of buildings
by Federal, state and local governments,
such as medical or hospital facilities,
civic buildings, stadiums, military instal
lations, and power projects.
6. Private construction such as commercial,
industrial and residential buildings which
may involve demolition of the existing
inventory of housing. Units may also be
lost through the conversion of existing
units to nonresidential use or the merger
of two-or-more residential units into fewer
units. (Units can also be created in ex
isting structures by the conversion of
one-or-more units into a larger number
of units.) Any changes such as these
usually require a building improvement
permit.
7. Units lost due to fires, floods and other
causes.
The above list illustrates the wide range
of activities which may cause inventory
losses and impose relocation programs upon
individual localities.
The market analyst will find it necessary
to secure reliable and accurate information
regarding the nature and extent of these
demolition and displacement activities. If the
community has a central relocation agency,
he may be able to obtain this information
from a single source. In most cases, how
ever, it will be necessary for him to contact
the several different agencies involved in the
various displacement actions and obtain from
them 24-36 month projections which would
indicate (1) nature and location of displace
ment activities, (2) their timing, i.e., start
and estimated completion dates, (3) numbers
and characteristics of families to be dis
placed, including to the extent possible and
as may be necessary, such factors as tenure
of housing—owner or renter, condition of
housing—standard or substandard, family
size, income, race, and age. It will often be
necessary to secure information on race in
order to assess the impact of displacement
on such minority groups and to be apprised
of the relocation problems involved such as
the usually lower incomes of these groups,
which will make it more difficult to secure
24
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relocation housing. Special attention^should also be directed to securing data
on the number and characteristics of single
elderly and non-elderly persons, who often
constitute a significant proportion of the
displacees.
Previous experience has demonstrated that
a high degree of error frequently occurs
with respect to the scope and timing of
these displacement activities; also that infor
mation with respect to the characteristics of
the displacees is frequently absent, or lack
ing in detail and accuracy. With respect to
timing and scope, highway programs, for ex
ample, may be postponed due to unavail
ability of funds, or public hearings may
dictate selection of alternative rights-of-way;
in urban renewal undertakings, the scheduled
plan of execution may take longer than was
anticipated. Local code enforcement pro
grams may be severely cut back without
notice by municipal decisions to reduce
budget and staff for such activities or to
relieve the pressure on the housing supply
caused by other types of displacement
activities.
Regarding site-occupant information, such
data are ordinarily obtained only in con
nection with urban renewal and public hous
ing clearance activities. Similar information
is usually lacking in instances of highway
clearance and code enforcement. If the community has a Workable Program or a Com
munity Renewal Program, information on
past, current, and prospective displacement
activity may be available in these docu
ments. The planning commission or the local
redevelopment agency will usually be ap
prised of the availability and content of the
documents.
For effective community relocation programs, there is no reliable substitute for a
thorough survey of site occupants. In this
iMiiner, the current tenure, incomes, racial
identification, rent paying abilities, prefer
ences and unit size requirements of dis
placees can be individually and collectively
ascertained. In the absence of these survey
data, the
... relocation agency must fall back
upon either Census data or informed local
sources.
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census tract reports are available for each
of 180 tracted areas, most of which are
metropolitan areas. Data tabulated under
contract with selected local housing authori
ties on the characteristics of the occupants
of substandard housing are available for
139 localities. (For information on the costs
and references on city blocks, census tracts,
and special tabulations on substandard hous
ing, see the Appendix.)0 Unpublished data
for “enumeration districts,” (which, in large
urban centers may frequently involve frac
tional block coverage) can be obtained from
the Census Bureau, but the costs will be
significantly higher than for block and tract
data, for which all mechanical computing
and tabulating actions have already been
accomplished.
These Census data, unfortunately, tend to
lose their currency fairly rapidly, and their
collective usefulness is accordingly limited,
particularly in those sections of the city
where neighborhood changes may be occur
ring at a rapid rate. (They, obviously, have
no value in identifying individual family re
location problems.) Recognizing these limita
tions, the relocation official or the housing
market analyst, nevertheless, can obtain some
rough approximations with respect to the
general socio-economic characteristics of the
families to be displaced and the financial
and structural character of the housing
which they are occupying. He will be able
to ascertain, for example, whether renters or
owners will be displaced, whether they are
white or nonwhite, their 1959 incomes and
1960 rents (which can be compared with
locality medians and averages), labor force
characteristics, and educational levels. Previ
ous relocation experiences in many localities
have demonstrated that most displacees tend
to seek relocation resources within close
proximity of their present residences, and
here, the Census data can also provide ap
proximations and clues to the nature of the
surrounding housing supply.
The current general applicability of these
data should be determined by discussion with
informed local realtors and municipal offi
cials. In this manner, account can be taken
of changes in rents and housing values,
changes in tenure, and racial occupancy
which may have occurred since the last
decennial Census.
0 For additional information on the use and availability of
block statistics and Census tract data, see Technical Guide No.
11. Using Census Data for Urban Renewal Purposes. Urban Re
newal Administration. Write to Superintendent of Documents,
U.S. Government Printing Office. Washington. D.C. Price 10
cents.

The foregoing implies that the analyst or
relocation official should frequently under
take extensive “digging” before he can
emerge with a fairly reliable estimate of
family displacement within the next two-tothree year period. Even then, as indicated
previously, his results will be subject to
certain margins of error.
Due to local changes in execution time
tables and revision of plans, displacement
estimates should be restudied and revised
annually, if feasible. In making estimates, it
is necessary for the analyst or the reloca
tion official to exercise critical judgment.
For example, local officials often tend to
overstate the number of families to be dis
placed as a result of code enforcement. Ex
panded programs of code enforcement have
frequently failed to meet predetermined goals
due to lack of budget and staff, or an over
loaded court calendar which slows down the
rate of condemnations. Wi'hin the field of
urban renewal, the extended period between
project planning and project execution fre
quently results in extensive voluntary moveouts from the affected sites, with the result
that the relocation workload is smaller than
the number of families who previously oc
cupied the site. In applying these critical
judgments, the market analyst may, for ex
ample, wish to compare condemnation rec
ords with announced goals, recognizing that
without substantial budget and staff addi
tions, future attainments will probably not
significantly exceed previous accomplish
ments.
A critical element in developing effective
relocation programs, as well as in determin
ing effective relocation housing market de
mand, is the incomes of displaced families.
Unfortunately, current income data are or
dinarily obtained only from actual surveys
of urban renewal and public housing site
occupants. Therefore, the relocation official
or market analyst will frequently have to
make rough approximations of the income
structure among other displaced families,
using available income data as benchmarks,
and utilizing census tract income data as
comparability guidelines for extrapolation.
The usefulness of such techniques will be
circumscribed, and will be limited, essen
tially, to those areas where fairly uniform
racial, tenure, and income characteristics
would prevail. The usefulness of this tech
nique might be extremely limited, for ex
ample, in a highway clearance program
25
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which will displace suburban middle class
homeowners, whose housing market positions
and capabilities have little, if any resemblance to families in urban renewal areas.
Estimating Housing Unit Losses
From the supply point of view, market
analysts are interested in the number of
housing units which are lost to the inven
tory as a result of governmental and private
actions. From the demand point of view,
the analyst and the relocation official are
interested in the numbers of families who
will be seeking alternative housing accom
modations and will thus be absorbing hous
ing units in the existing as well as new
housing supply.
In most localities there will be fairly
rough identity between these two estimates.
Postwar doubling up generally has been re
duced to minimum levels, and a unit re
moved from the supply will be tantamount
to addition of a family to the relocation
workload, although there may be some doub
ling up, particularly if the units are in slum
clearance areas. Adjustment, however, would
have to be made in those instances where
there is a significant proportion of previous
vacancies among the demolished units—and
this may frequently occur in slum clearance
projects. With the general easing of the post
war housing shortages, lower priced vacant
units have tended to concentrate in the
oldest and most deteriorated portions of the
area housing inventory, while moderate to
higher priced vacant units are likely to be
in standard condition and in better neigh
borhoods.
Many localities require demolition permits
for the removal of buildings by both public
and private action and this can be an im
portant source for estimating losses to the
housing inventory. In many instances, how
ever, the permits are issued on a structure
basis. No record may be available to show
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d«^iaror^iionresidential,Sand^ifrther former^
how many dwelling units were contained
therein Moreover, it is often not known
whether the demolitions actually have oc
curred In such cases, special care is re
quired in estimating housing unit losses.
When the importance of such records is
known to local officials, frequently steps can
be initiated to improve the system.
There is the additional problem of “time
lag.” Under the urban renewal program, for
example, there may be a significant period
between relocation of families and the ac
tual removal of the structures which they
previously occupied. Conversely, in numerous
localities, there may be a significant interval
between condemnation and removal of oc
cupants. However, for two-to-three year es
timates of displacement, these factors would
tend to balance each other out. For short
term relocation planning, the difference be
tween units demolished and families dis
placed becomes more critical.
It had been previously mentioned that
municipal departments frequently tend to
overstate the magnitudes of displacement
which will actually occur, and that the mar
ket analyst would have to apply a critical
judgment factor to the estimates which have
been provided to him. To develop this fac
tor, the analyst should work closely with city
officials in creation of a time series which
would identify, in one column, (1) the num
ber of units which had been estimated for
condemnation or demolition during a spe
cific time period and in another column, (2)
the number of units which had actually been
taken out of the housing inventory during
that same period. The establishment and
maintenance of such a time series will prove
invaluable in estimating the size of the
housing inventory as well as developing
meaningful relocation workload estimates.
Losses to the housing supply also occur as
a result of a merger of two or more housing

units into a smaller number of units. These,
however, are largely offset by conversions
which proceed in the opposite direction, e.g.,
large-size units which are changed into two
or more smaller-size units. Even in those
cases where one type of activity tends to be
significantly larger than the other, the over
all impact upon the total housing market
inventory would be very small, usually less
than one percent of the total inventory over
almost a 10-year period, according to evi
dence provided in Census of Housing
reports.10
Estimating Housing Losses9 1950-1960
In making estimates of housing losses
since 1960 and prospective housing losses,
the analyst also may wish to obtain his
torical data for the 1950-60 period. For the
metropolitan areas listed in footnote10 in
this section information is available on the
number of housing units lost during the
decade of the 1950’s. In addition some met
ropolitan areas have maintained yearly data
on estimated losses prior to 1960.
For most housing market areas, however,
the foregoing data are not available, but

:

they may be derived from the Census as
follows, using the Binghamton SMSA as an
example:
1. Total Number of Housing Units, 1960
66,679
55,264
2. Total Number of Housing Units, 1950
3. Increase in Units, 1950-60..................
11,415
4. Units Built 1950-60............ ................
12,979
5. Units Lost 1950-60 (Line 3 minus Line 4) —1,564
—153
6. Units Lost Per Year (10.25 Years)1
‘January 1950—March 1960

The total number of housing units in 1950
and 1960 and data on the year built are
available in the Censuses of Housing for
1950 and 1960 for all counties, metropoli
tan areas and urban places with a popula
tion of 2,500 or more. The source of data
on housing units for year built are con
tained in footnote*, page 18. Despite the
use oi Census data, the 153 units lost per
year during the 1950’s in the Binghamton
SMSA as shown in line 6 do not necessar
ily indicate demolitions and units destroyed
by fires and floods. Units may also be lost
by conversion of units from residential to
nonresidential units, and more units may
be lost by merger than are created by
conversions.

10For the United States and (4 major Census) Regions ($1.00) and 17 metropolitan areas ($0.30 each), the number of conversions
and mergers can be determined from the I960 Census of Housing. Volume IV, Series HC(4), Components of Inventory Change,
Part IA: 1950-1959 Components. SMSA’s included are: Atlanta, Boston, Dallas, Detroit, Los Angeles. Philadelphia, Seattle, Balti
more, Buffalo, Cleveland, Minneapolis-St, Paul, Pittsburgh, St. Louis, San Francisco-Oakland, and Washington, D.C. Separate
reports are also published for the two Standard Consolidated Areas: New York-Northeastern New Jersey and Chicago-North
western Indiana. These are available from the U.S. Bureau of the Census, Washington, D.C. 20233. (Cost of Part IB is also $1.00
for the U.S. summary and $ .30 for each SMSA’s and standard consolidated areas. The U.S. summary on Components of Inventory
Changes, Part 2: 1957-59 Components is $1.50.) In 14 of the 17 areas the net change resulting from conversions and mergers was
less than one percent of the total housing inventory as of December 1959. In the Atlanta SMSA, for example, using the above
published report, the net change resulting from conversions and mergers from 1950 to 1959 can be determined as follows:________

’

'

Units Changed by—
Source

;

i

Conversion

U)

Merger
(2)

CoL 1 plus Col. 2

■

Pari 1A
Table 2, Dwelling Units in 1959
Table 3, Dwelling Units in 1950
Change from 1950 to 1959.

i.

11.587
5,571

6.072
12,901

*+6,016

b-6,829

®-813

* 5,571 units existing in 1950 have been converted into 11,587 units as of December 1959, or a net addition of 6,016 units,
b 12,901 units in 1950 have been merged into 6,072 units, or a net loss of 6,829 units.
o In this particular SMSA, there were only 813 more* units lost by merger than were created by conversion, which is only
0.26 percent of the total housing inventory of 311,720 units (Table 1) as of December 1959.
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An important measure of the strength of
local housing markets is the extent to which
the existing housing inventory is being uti
lized. In market analysis and general hous
ing market considerations, this concept is ex
pressed inversely—the extent to which the
inventory is not being used. This measure
of non-utilization is expressed as a vacancy
rate. Generally a high vacancy rate would
imply a condition of oversupply, and a low
vacancy rate would reflect a condition of
undersupply.
These generalizations, however, frequently
obscure both internal and external differen
tials. For example, a high vacancy rate may
disguise the fact that the great bulk of the
vacancies is represented by small-size units,
and that there is a substantial shortage of
larger-size units. From an external consider
ation, comparable vacancy rates in two lo
calities may reflect a situation of oversupply
in one, but a condition of balance in an
other. For example, a 5 percent vacancy rate
in a locality with a home ownership ratio of
80 percent would imply a serious problem of
unsold new and existing inventory. On the
other hand, this same 5 percent rate in a
locality dominated by rental housing would
probably be considered not only normal, but
desirable, inasmuch as it would permit a
reasonable choice of units for renters. Since
the turnover ratio is rental units is apt to be
two to three times higher than for owneroccupied units, a higher vacancy rate in the
former is usually normal.
As encountered in many other sections of
this guide, census data are highly useful for
benchmarks, and against these data appro
priate statistical techniques and judgment
factors may be applied to arrive at current
vacancy estimates. A subsequent section of
this guide will be concerned with the de
velopment of population estimates for pur
poses of analyzing housing demand. These
population estimates will be based, in large

part, upon changes in the occupied housing
inventory—and for this reason it is essen
tial to develop reliable vacancy estimates as
well as total inventory estimates.
There are various techniques for obtain
ing fairly accurate estimates of the gross
and net effective vacancy ratios. Most of
these, unfortunately, require substantial in
vestment of time and manpower, and the
housing market analyst may frequently have
to settle for less accurate and less refined
techniques.
In view of the scarcity of such data, the
trend of vacancies is of particular impor
tance to the market analyst. Frequently he
will find it more useful and expedient to uti
lize less-than-precise vacancy measurement
techniques if these can provide insight into
movements and dynamics. An essential part
of local market analysis, therefore, would be
to maintain a continuity of vacancy report
ing on a consistent basis since the last de
cennial census to permit estimates of the
change in the vacancy rate, if any, since the
last census.
1, Use of Census Vacancy Data
Utilizing the same Census tables referred
to in footnote11 of subsequent Section VI
the vacancy data shown in Table 11 can be
obtained or derived.
As observed in Table 11, several types of
vacancy rates are identified and defined. It
will be seen that the gross vacancy count
has little value, in itself, for determining the
condition of the housing market—unless it
is utilized as part of a time series to identify
trend movements. For example, the Bingham
ton SMSA in 1960 had a total number of
vacancies amounting to 3,344 units, and this
constituted 5.0 percent of the area inventory.
However, after deductions are made for units
which were dilapidated or which were not
available for rent or sale for occupancy on a
year-round basis, the resultant net effective
vacancy rate amounted to only 2.2 percent.
29

Table 11.—1960 Census Vacancy

York SMSA and in the City of Binghamton
Data in Binghamton, New
Vacant Units

SMSA
:

Total vacant------ ----- ------------------Gross vacancy rate (percent)--------------Vacant year round.............................
Sound or deteriorating----------------Available------------------------“—
Effective vacancy rate (percent)—
For sale........-...........................
Homeowner vacancy rate (percent).
For rent............................... .......
Rental vacancy rate (percent)----Rented or sold----------------------Held for occasional use-------------Held for other reasons--------------Dilapidated----------------------------

•!

Seasonal--------------------------------------

Binghamton

3,344
5.0

876

2,340
2,142
1,443
2.2
375
0.9
1,068
4.6
301
81
317
198
1,004

785
749
599
2.4
73
0.6
526
4.1
51
9
90
36
91

3.5

much less desirable than in other localities
where the general condition of the supply is
better. These qualitative considerations in va
cant units have become increasingly impor
tant from a competitive standpoint and per
haps the analyst may wish to use a more
restrictive definition of “effective (sales or
rental) vacancy rate” than that indicated in
Table 11. A more restrictive definition would
be one which would eliminate vacant units
in deteriorating condition or which are lack
ing some or all plumbing facilities.
The Census data, except for the immedi
ate period following the decennial enumera
tions, have their principal usefulness as
benchmark data. Their validity and accur
acy diminishes sharply with passage of time.
To duplicate a sample census count on an
annual or bi-annual basis in order to obtain
reliable current estimates would constitute a
very expensive undertaking. Alternative lessexpensive techniques must be sought.

Remainder
SMSA
2,468
5.9
1,555
1,393
844
2.1
302
1.0
542
5.1
250
72
227
162
913

Definition of terms
Gross vacancy rate.—Total number of vacant units as a percentage of the total housing supply. This
includes sound or deteriorating units available year round, dilapidated units, seasonal units and units
held off the market.
Effective vacancy rate.—Total number of vacant sound or deteriorating units available for rent or for sale
year round as a percentage of the sum of this figure plus all occupied units.
Effective homeowner vacancy rate.—Total number of vacant sound or deteriorating units available for
sale year round as a percentage of the sum of this figure plus all occupied owner units.
Effective rental vacancy rate.—Total number of vacant sound or deteriorating units available for rent
year round as a percentage of the sum of this figure plus all occupied rental units.

i.

Approximately one-third of the gross vacan
cies were located in the county, outside of
the central city, and this reflects the comparatively high number of seasonally occupied vacation cottages in the area.
In determining what is a “normal” vacancy
rate, the analyst should recognize that “nor
mal” may vary from one community to an
other. Generally, areas of slow growth and
with limited in-migration require proportion
ately less available vacancies than communi
ties with high growth and with greater inmigration. Areas where rental tenure domi
nates would require higher vacancy rates
than areas where ownership tenure prevails
to accommodate the higher residential mobil
ity of renters. As a general rule, it can be
stated that for most localities with an “aver
age” (1.5 to 3.0 percent a year) rate of popula
tion growth, a homeowner effective vacancy
rate of about 1.0 percent and a rental
vacancy rate of approximately 5.0 to 6.0 percent would be considered normal For a
with a slower growth rate, an effectiveareas
cancy rate of 0.5 to 1.0 percent for owners
" va-
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and about 4.0 to 5.0 percent for renters may
be adequate. In housing market areas exper
iencing a growth rate of more than 3.0 per
cent per year, effective vacancy rates of 2.0
percent and 6.0 to 8.0 percent for owners
and renters, respectively, may not be exces
sive. These guideline rates would generally
be considered sufficient to provide adequate
rental and sales choice to area residents and
facilitate necessary residential mobility.
National rental vacancy rates of 7.0 per
cent or more reported during the early 1960’s
suggest that somewhat higher rental vacancy
rates could be sustained than those indi
cated as normal in this guide. While such
vacancy ratios may not result in serious de
terioration of the housing market, a some
what lower rental vacancy ratio would re
sult in a more balanced condition in most
housing markets.
Variances in quality of available vacant
housing must also be considered. If a large
proportion of the vacant available housing
supply is in deteriorating condition and lacks
plumbing facilities, the supply is going to be
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should be made to Public Information Offi
cer, Federal Housing Administration, De
partment of Housing arid Urban Develop
ment, Washington, D.C. 20410.

2. Postal Vacancy Surveys
The Post Office Department has made spe
4. Idle Electric, Gas and Water Meters
cial arrangements to cooperate with the Fed
Because this type of information is gen
eral Housing Administration on a reimburs
erally easy to obtain, housing market ana
able basis in conducting surveys of vacant
lysts have occasionally utilized it in estimat
housing units in areas requested by FHA.
ing gross vacancy rates. In most areas, a util
Under this agreement, postal carriers record
ity meter will be disconnected when a hous
the vacant dwelling units on forms supplied
ing unit is vacated. Where the number of in
by FHA. Such surveys are made primarily in
stalled disconnected (or idle) meters can be
conjunction with FHA market studies.
compared to the total number of installed
The results of the postal vacancy surveys
meters, a rough approximation of gross
are expressed in quantitative terms because
residential vacancies may be obtained. When
it is not feasible to collect qualitative data
maintained on a continuing historical basis
in this type of survey. The resultant vacancy
the value of such data increases.
data are not entirely comparable to those
Many utility companies maintain these
published by the Bureau of the Census be
data, and they can ordinarily be obtained
cause of differences in definition, area de
lineations, and methods of enumeration. Nor • with little difficulty. During recent years
many utility companies have automated their
do they reflect as high a degree of accuracy
data collection and data processing, and if
as the 1960 data. Nevertheless, the surveys
the desired information is not a matter of
serve a valuable function when used in con
record, often a fairly simple “machine run”
junction with other locality data in reaching
a better-informed judgment regarding local
can obtain these data for the use of the
market conditions.
analyst. In his contacts with the utility com
The residential vacancy rate reflects the
pany, the analyst should find out what is
vacancy rate for single family homes which
meant by an “idle meter” by that particular
may be available for rent or for sale; the
company. For example, some companies will
single family homes surveyed may be either
remove a meter promptly if they believe that
renter occupied or owner occupied. The
the meter is not likely to be used in the
apartment vacancy rate reflects vacancies in
near future, if at all, whereas other com
structures containing two or more units.
panies may have a more flexible policy re
Postal vacancy survey results are available
garding removal of meters.
to the public and requests to be placed on
Frequently, however, the idle meter data
the mailing list for these survey results
have distinct limitations. Their coverage may

30

31

fcv

l

I

3. FHA Market Analyses
Since the beginning of 1965, the Federal
Housing Administration in U.S. Department
of Housing and Urban Development has
been publishing housing market analyses
which it has made in the various housing
market areas in the nation. These market
analyses usually contain a current estimate
of the net rental and sales vacancy rate as
compared with 1960 and a separate break
by tenure as well as other pertinent infor
mation on vacancies. In larger or rapidly
growing housing market areas, these market
analyses are usually conducted every two to
four years and generally less often in the
smaller areas. Although the vacancy data
may not be current for direct use by the
analyst, it does provide vacancy estimates
made since the last decennial census.
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residential and non-residential
include both
hookups, and there will be no
breakdown for each type of user. The ut y
service areas will frequently not corre p
to the boundaries of the housing
areas—in many cases, extending substantially
beyond the boundaries. Even where residen
tial and non-residential users are separa e y
classified and the service and housing market areas closely correspond to each other,
there might be the additional biases repre
sented by: (1) large apartment house complexes served by a single meter, and (*) a
substantial duplex or “conversion” rental
inventory where a single meter for the
landlord-occupant serves both units.
These limitations, however, should not dis
courage the use of this valuable data source,
particularly as a technique for obtaining
gross vacancy ratio trends. If the service
area remains the same, and if new construc
tion is increasing the customer load but does
not significantly modify the total inventory
in regard to the proportionate mix, i.e.,
single family, multiple family, commercial,
etc., internal biases will usually offset each
other and the idle meter index, expressed in
a time series, can provide a valuable clue
to the vacancy trend.
Under these conditions, the idle meter
findings can also be correlated with Census
benchmark data to arrive at annual gross
vacancy approximations. For example, if the
April 1960 Census gross vacancy count in
the Binghamton SMSA was 5.0 percent, and
if the electric idle meter index for a service
area approximating the SMSA was 4.6 per
cent, it could be concluded that the idle
meter index tended to understate the gross
housing vacancy situation by approximately
8 percent. Phrased inversely, the gross va
cancy rate was 1.09 times greater than the
idle meter rate (5.0 divided by 4.6 equals
1.09). Therefore, if on January 1, 1964, 5
percent of the installed meters were idle, the
gross vacancy rate could be estimated by
multiplying 5 percent times 1.09. This would
yield an estimated gross vacancy rate of 5.5
percent.
If the market analyst were to use gas
meter data, instead, and the service area of
this utility was almost entirely within city
limits, the calculations would have to be
based upon the 1960 gross vacancy rate for
the city, which amounted to 3.5 percent.
Some additional notes of caution are advisable. The rural areas of the SMSA,
out-

side the City of Binghamton, as previously
noted, contained a large number of vacation
cottages. During the winter months a much
greater idle meter count could be expected
in the SMSA than
. during the summer
months. To ascertain vacancy trends and
movements, winter months should not be
compared with summer months without ap
propriate adjustments. Also, large scale gov
ernmental actions such as highway clearance
and urban renewal may result in large num
bers of vacated units in which the utility
company has not yet removed its meters and
they may be classified as “idle.” This will
distort the idle meter index, and the analyst
should be careful to take this into consid
eration and make appropriate adjustments to
the numbers of installations, idle meters, and
to the inventory of housing.

signs, and neighborhood shopping newssheets. Depending on local customs, the use
of newspaper advertisements will vary among
localities.
Inasmuch as one of the principal benefits
to be obtained from such coverage reside
in the trends which they reveal, the data
should be obtained on a regular and peri
odic basis, at least semi-annually, and in
smaller localities, on a quarterly basis. If
maintained on a semi-annual basis, the sec
ond Sunday in April and the second Sunday
in October are suggested for compilation.
Quarterly data would include coverage for
the second Sundays in January and July.

5. Surveys of Apartment House
Developments
In many of the larger communities, apart
ment house owner and manager associations
conduct periodic surveys of resources owned
and managed by their members. These can
be very useful to the local market analyst,
particularly if maintained on a regular and
consistent basis.
In the small and medium-size localities
the number of apartment house develop
ments are usually few. Under these circum
stances, the analyst can arrange firsthand cov
erage on an annual or semi-annual basis.
Given the small number of housing re
sources to be surveyed, the analyst should
attempt to secure more refined data, e.g., by
unit size, duration of vacancy, rent level,
and the utility costs paid by the tenant. The
last item of information will enable the ana
lyst to determine vacancy gross rent levels..^
In obtaining these data it is essential that
the analyst preserve the anonymity of his
information sources, and this he can do by
dealing only with gross cumulative totals.
6. Newspaper Advertisements
The numbers and lineage of rental adver
tisements in local newspapers can provide an
additional clue to the vacancy situation in a
community. Here, as well, the value of this
source of information resides with evidences
of trend, rather than with numbers of units
covered by the classified ads. Obviously,
on y a fraction of vacant units are adver
tised in daily papers; the rest are marketed
on the basis of word of mouth, reputation,
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7. Local Realtors
An additional method for obtaining va
cancy information is the interview of local
rental agents. Personal contact by the analyst
can obtain information regarding the num
ber of units under management, number of
vacancies, and possibly their identification by
unit sizes and required gross rentals. It will
be difficult for the analyst to adjust for di
lapidated or substandard units; few rental
agents will willingly admit to managing slum
properties. Data of this nature should be
obtained at least annually, and perhaps semi
annually, with care taken to eliminate sea
sonal factors. The cooperation of these rental
agents can be more readily obtained if they
are assured of anonymity by virtue of han
dling and releasing only cumulative figures.
The total amount of rental properties un
der third-party management is likely to rep
resent only a small part of the total rental
inventory in these smaller localities, and ap
plication of these rental vacancy rates to the
entire rental universe would be subject to
great error. The rates, which are obtained,
however, are useful in determining trends.
Additionally, these rental agents can fre
quently provide an “educated guess” regard
ing the vacancy situation of the entire rental
inventory, and this “feel for the market,” ob
tained on the basis of day-to-day working
contacts, can be extremely valuable.
8. Unsold Inventory of New Sales Housing
This source of information provides in
sight into the overall vacancy situations, al
though its principal usefulness would be in
its relevance to the sales housing market.
Section X of this guide treats this subject in
detail.

9. Local Housing Authority Studies
Local Housing authorities may also be a
source of information on vacancies inasmuch
as they are required to prepare studies on
the availability of housing in connection
with obtaining approval of income limits.

Some localities may desire more refined
data than can be obtained from the fore
going sources, but do not have the financial
resources to contract with the Bureau of the
Census or private survey organizations to
conduct housing studies. These localities,
however, may have competent personnel who,
if provided with technical guidance, would
be able to carry out their own surveys.
In recognition of such needs, the Bureau
of the Census has instituted a Technical As
sistance program under which a survey could
be designed to provide vacancy rates, char
acteristics of the vacant units, as well as
housing and household data for the occu
pied inventory. Upon request by communi
ties, the Bureau will provide necessary tech
nical guidance, from the time of initial
planning to the completion of the survey.
The assistance will cover such phases of
survey activity as the selection of concepts
and definitions, question wording and ques
tionnaire design, sample design and selec
tion, preparation of instructional manuals for
interviewers, and for the supervisory staff,
and procedures for the processing, tabula
tion and publication of the data.
By taking advantage of this program, lo
calities will be able to conduct census-type
studies at minimum cost. These studies will
not only provide current information about
a local housing market but comparisons with
other localities will be possible by use of
standardized concepts, definitions and pro
cedures. The Technical Assistance Program
is designed to be as flexible as possible so
that each locality can “tailor” its own sur
vey to meet its individual needs.
To help implement the program, the Bu
reau has available a staff of technicians ex
perienced in the field of housing surveys.
Communities asking for technical assistance
will be required to pay the travel and per
diem (living allowance) costs of the Bureau
technician (s) for each day his services are
required. The amount of the per diem and
travel expenses is determined in accordance
33
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10. Bureau of the Census Technical
Assistance Program
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with Federal regulations regarding travel al
lowances for government employees. The
salaries of the technicians, however, will be
paid by the Bureau. Although Bureau per
sonnel will be available to the community
in an advisory capacity, the actual conduct
and supervision of the survey (securing
office space and facilities, obtaining staff,
conducting the field enumeration, and proc
essing, tabulating, and publishing the re
sults) is the responsibility of the community.
For further information community offi
cials should write to Housing Division, Bu
reau of the Census, Washington, D.C. 20233.
A locality which desires to maintain per
tinent information regarding the nature and
condition of the housing market should, of
course, obtain and develop vacancy data.
Since most of the above-described techniques
have deficiencies, a more accurate judgment
and assessment of both the current situation

and of developing trends can be made if at
least two or three of the previously de
scribed techniques are utilized for develop
ing the vacancy series.
No single technique, other than a current
scientific survey, is absolutely reliable. The
analyst will probably have to develop an in
formed judgment derived from consideration
of the several sources of information. To the
extent that the vacancy series utilizing the
different techniques are maintained from one
census count to another, the value and draw
backs of each technique can be subsequently
ascertained, and refined statistical adjust
ments can be developed. The approach for
estimating the magnitude of the vacancies in
the housing inventory based on data ob
tained in accordance with the guidelines in
this section is described in the next section
which deals with the subject of estimating
the current housing inventory.

SECTION VI: HOUSING INVENTORY
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A FAIRLY accurate estimate of the total
current housing inventory can be obtained
by (1) adding new housing starts to and (2)
subtracting housing losses and demolitions
from the inventory figure provided in the
last decennial census.11 The data on. addi
tions and subtractions from the housing sup
ply can be obtained from the materials gath
ered in accordance with Sections III and IV
of this guide.
In addition to determining changes in the
total housing supply, the market analyst will
also be concerned with internal changes
which have occurred within the housing in
ventory and in ascertaining the trend of

these changes. For this reason he will wish
to utilize both 1950 and 1960 Housing
Census data, as well as the information he
has collected with respect to changes since
1960. These will help establish both long
term and short-term trends regarding change
in tenure, occupancy by minority groups,
rent levels, and housing quality. In addi
tion, he will wish to secure insight regard
ing internal geographic changes, and he
would, accordingly, obtain data with respect
to the central city and rest of the SMSA,
individual counties in the metropolitan area
and smaller political jurisdictions within the
counties.

u Sources of Housing Inventory Data for 1960 and 1930:
I960 Census of Housing
Volume I-HC(l) Series
States and Small Areas

Area

•:
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1. SMSA’b, Constituent Counties,
Places of 60,000 or more and Urbanized Areas.
2. Places of 25,000 to 60,000......................................
3. Places of 10,000 to 25,000......................................
4. Places of 2,500 to 10,000...-----------——-------5. Places of 1,000 to 2,600 b----- ------------------ —
G. Counties outside SMSA's--------------- ----- --------

■
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1950 Census of Housing
Volume I
General Characteristics

Table 12.

• Table 17.

Table 18.
Table 22.
Table 25.
Table 27.
Table 28.

Table
Table
Table
Table
• Table

17.
17.
22.
25.
26.

• Does not include separate breakdown of Constituent Counties in SMSA’s.
b Less detailed data available than for places with a larger population.
• Includes all counties.
■:
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Table 12.—Housing Inventory in Binghamton, New York, SMSA, 1960 and 1950
Increase

!1

1960

1950
Number
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All housing units______________
Occupied housing units-------------Owner occupied units---------White_______________
Nonwhite------------------Renter occupied units----------White...............................
Nonwhite_____________
Percentage owner occupied---Vacant___________________
Gross vacancy ratio (percent).

66,727
63,383
41,046
40,959
87
22,337
22,087
250
64.8
3,344
5.0

55,264
53,040
31,000
30,951
49
22,040
21,883
157
58.4
2,224
4.0

Percent

11,463
10,343
10,046
10,008
38
297
204
93

20.7
19.5
32.4
32.3
77.5
1.3
0.9
59.2

1,120

50.4

Source: 1960 Census of Housing, VoL I, States and Small Areas, Table 12: 1950 Census of Housing, Vol. I, General Character
istics, Table 17
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Table 13 .—Housing Inventory

in City of Binghamton, New York, 1960 and 1950

Table 14.

Increase

.

u
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1950

1960

23,834
23,381
10,628
10,588
40
12,753
12,604
149
44.6
453
1.9

24,763
23,887
11,547
11,492
55
12,340
12,110
230
48.3

All housing units_________
Occupied housing units____
Owner occupied______
White__________
Nonwhite________
Renter occupied_____ White__________
Nonwhite________
Percentage owner occupied. ..
Vacant_________________
Gross vacancy ratio (percent).

876

3.5

Number

Percent

929
506
219
904
15
-413
-494
81

8.6
8.5
37.5
-3.2
-3.9
54.4

423

93.4
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As previously pointed out, the Census
data have great value as benchmark data in
making current estimates of housing market
inventories. In the following example, Table
14, the 1960 Census data provide the basis
for estimating the current housing supply.
(Except for these Census data and the build
ing permit data, the remainder of the figures
are hypothetical and intended for illustrative
purposes only.) Using the permit data in
Section III, estimates were made regarding
new rental and sales housing production.
From the demolition information, described
in Section IV, the analyst can, in addition,
estimate the numbers of owner and renter
occupied units which were removed from the
housing supply. (Demolition data in Table
14 are assumed and were not reported in
Section IV.)
From the information developed in ac
cordance with the guidelines set forth in
Section V, the analyst estimates that the
gross vacancy ratio is about 5.5 percent in
the SMSA, and that total vacancies have
increased by about 14 percent, since the
time of the 1960 Census.12 As indicated in
Section V, such an estimate will probably
have been based not on any single source
or technique, but rather the analyst will
have developed an informed judgment de
rived from consideration of several sources
of information. The increase of about 450
l0Cal, vacancy trends do not necessarily follow
k E On5 trends, It would be advisable for the
owner
oi such trends. Quarterly rental and
inside and nuul? Vmc lhe nation> major Census regions and
Renorts
aSMSA’s are available in Current Housing

cS wSg, annCieS- SeriCS H-lll, U-S- Bureau 0£ the

was

’

K
K

D- C- Annual subscription rate as of 1965
S° includcs serles H-121, Housing Charac-

Total

Owner

Renter

63,383
1,443
(1,901)
(3,344)
266,727

41,046
375

22,337
1,068

Other
Vacant

Housing Supply as of April 1, 1960

3.9
2.2

1.
2.
3.
4.
5.

Occupied housing units.
Vacant available units.
Other vacant units___
Total vacant units___
Total housing supply..

1,901
41,421

23,405

2,406
297
43,530

1,325
670
24,060

428

1,215

43,102
-181
842,921
1.0

22,845
-97
822,748
5.1

1,901

Changes in Housing Supply to January 1, 196b

Source: i960 Census of Housing, VoL I, States and Small Areas, Table 12; 1950 Census of Housing, Vol. I, General Character
istics. Table 17.

Tables 12 and 13 for the Binghamton,
New York SMSA and the City of Bingham
ton set forth some of the housing data which
are available in Census publications. For the
housing market analyst, obtaining and tabu
lating these data represents a “one-time” re
search effort in each locality, inasmuch as
similar coverage will not be available again
until the 1970 Census of Housing.
From Table 12 we note that the housing
supply in the Binghamton SMSA increased
20.7 percent from 1950-1960. This was at a
higher rate than the corresponding popula
tion increase, which amounted to 15.1 per
cent. This differential would be largely ex
plained by decreasing household sizes and
the improved economic ability of such “mar
ginal” households as the lower income
newlyweds, elderly, and single persons to
maintain independent housekeeping arrange
ments.
The 20.7 percent increase in the housing
inventory in the SMSA was achieved pre
ponderantly through construction of single
family housing for owner-occupancy; this
sector increased 32.4 percent, as compared
with only a 1.3 percent increase in the rental
inventory. The SMSA nonwhite housing in
inventory grew from 206 units to 337 units, a
64 percent increase. It is of further interest
to note that the bulk of nonwhite inventory
additions, 96 out of 131, occurred within
the central city of Binghamton.
Comparison of Tables 12 and 13 indicate
that most of the additions to the SMSA
housing inventory occurred outside of the
central city, reflecting nationwide suburbani
zation trends as well as probable
scarcity
of vacant sites within the city.

Illustrative Example of Current Housing Inventory in Binghamton, New York,
SMSA as of January 1, 1964 1

r
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6.
7.
8.
9.
10.
11.
12.
13.
14.
15.

Additions3.............................................................
Less demolitions4--------------------------------------Estimated housing supply............... ........ .............
Estimated vacancies as of January 1, 19648_____
Estimated available vacancies........ .......................
Other vacant units------------------------------------Estimated occupied housing supply (unadjusted)6
Adjustment factor 7_______________________
Estimated occupied housing supply (adjusted)___
Effective available vacancy ratio (percent)®........ .

3,731
967
269,491
3,822
1,643
2,179
65,669
865,669
2.4

j
1,901

1 Except for Census data and building permit data, all the data are assumptions for purposes of illustration only.
9 Since the total includes category of “other vacant units,” it is more than the sum of the owner and renter housing supply.
In line 8, the 1,901 “other vacant” units is carried to January 1, 1964, but will subsequently be adjusted.
8 Obtained from Section III: Housing Starts, and based on units authorized by permits from January 1, 1960 to December 31, 1963.
♦This would be obtained from Section IV: Displacement and Demolitions.
8 This would be based on data available in Section V: Vacancy Data. The number of units vacant, however, could not usually
be determined until the size of the housing inventory was determined in this section.
* The increase of 278 in the number of “other vacant” units from 1,901 as of April 1, 1960 to 2,179 as of January, 1, 1964 is
included in the owner and rent housing supply, i.e. new units and/or additional existing units have been held off the market
since April 1960 or are otherwise not available. Therefore, the owner and rent supply is overstated by a total of 278 units.
7 The owner and renter housing supply is reduced proportionately by a total of 278 units.
• Estimates should be rounded by analyst.
8 This is determined by dividing the sum of line 10 and 14 by line 14.

vacancies would have been obtained by com
paring the current estimate of the gross va
cancy rates with the corresponding 1960
rates. Also, increases in the number of va
cancies based on newspaper ads, apartment
surveys, unsold inventory of housing and
other sources of information would have
been considered.
Unless there is evidence to the contrary,
a simple method to break down the gross
number of vacancies into net available va
cancies by tenure is to assume that current
vacancies are distributed in the same pro
portion as the 1960 Census. Therefore, in
Table 14, the estimated available vacancies
are estimated to be 43 percent of the gross
number of vacancies (3,822), the same ratio
as in the 1960 Census. Based on the dis
tribution of available vacancies by tenure in
the 1960 Census, 74 percent of the current
available vacancies are estimated to be avail
able for rent.
As rental vacancies increase numerically
and proportionately, sales housing vacancies

i

2,179
-278
-278

also tend to grow, but the increase is likely
to be less than for rental housing. Since
sales housing usually consists of single fam
ily units, the volume of new construction
and prices at which they are produced can
be controlled by natural market reactions to
a greater degree than rental housing. The
number of new sales units being constructed
will be reduced by builders if the market
deteriorates, but once construction of an
apartment development has begun, there is
little that can be done to revise architectural
and development plans. Therefore, any in
crease in sales housing vacancies is likely
to be less than the rate of increase for rental
housing vacancies.
As standard housing vacancies increase in
a community, it is also likely that there
will be an increase in vacancies in dilapi
dated units, since these are among the least
desirable housing resources. The extent of
precision and refinement to strive for in es
timating vacancy changes would depend upon
the time and manpower which can be ap37
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plied to obtaining pertinent data and infor
mation, utilization of several vacancy indices,
a familiarity with the local housing market,
and application of sound and objective judg
ment factors.
In the foregoing it was indicated that an
increase in rental vacancies is usually ac
companied by an increase in sales housing
vacancies; however, there are conditions

when this would not occur. Under condi
tions of increasing family income, produc
tion of lower-priced sales housing, and lib
eralization of financing terms which would
stimulate home purchases and also increased
production of rental housing, rental vacan
cies could possibly increase, but sales vacan
cies might remain .unchanged, or even
decrease moderately.

SECTION VII: POPULATION AND HOUSEHOLD ESTIMATES
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G URRENT and reliable estimates of pros
pective population and household growth are
essential to housing market analysis. These,
in turn, must have a logical relationship to
area employment potentials. It has already
been noted that population in areas with
rapidly expanding employment will tend to
grow more rapidly than population in areas
with stable or shrinking job opportunities.
The relationships between job opportuni
ties and population growth were discussed in
Section II. It was noted that with increasing
productivity and decreasing employment in
agriculture and in such extractive indus
tries as lumbering and mining, coupled with
increasing employment opportunities in serv
ice occupations such as finance and educa
tion, population increases can be expected
to occur principally in larger urban areas
where the latter kind of job opportunities
are most readily available. Illustrative of this
is the fact that from 1950-1960, 84 percent
of the population growth in the United
States occurred within the nation’s 212
Standard Metropolitan Statistical Areas.
While the population for the nation as a
whole increased 18.5 percent from 19501960, population in the 212 SMSA’s increased
by 26.4 percent, and a population increase
was encountered in all but 8 of the SMSA’s.
Demographers are in general agreement that
this urbanization trend and the flow to
SMSA concentrations will continue.
The urbanization trend is also encountered
in many non-SMSA’s as moderate-sized com
munities gain from in-migration of previous
Table 15.—Selected Housing and Population Data
for Binghamton, New York, SMSA as of 1960 Census
1.
2.
3.
4.
5.

i.
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Total population.........................-....... Population in housing units---------------Population in group quarters (1 minus 2)__
Occupied housing units_____________
Average population in housing units (2
divided by 4)___________________

212,661
207,020
5,641
63,383
3.27

rural residents. There is also a trend among
smaller communities, geared to an agricul
tural or extractive industry economic base,
to decline in size. While this urbanization
trend is a basic movement which will con
tinue to characterize American population,
caution should be exercised in its indiscrim
inate application to specific localities.
Making a Current Population Estimate
In many instances current population es
timates of a housing market area have been
made by planning organizations, health de
partments and other sources. In some cases
the future population has been projected or
estimated. Such estimates might be used by
the analyst, if he is satisfied with respect to
the quality of the population estimate. He
may, however, wish to make an independ
ent population estimate and compare it with
estimates which have been made by others.
Among the numerous techniques which
can be used to make a population estimate
in connection with housing market analysis,
the housing unit method is one of the best
and most useful, inasmuch as most of the
requisite data already will have been ob
tained and developed as indicated in previous
sections of this guide. Essentially and in
oversimplified terms, this technique consists
of multiplying the current estimated number
of occupied housing units by the estimated
“average” number of persons per housing
unit, and then adding to the result, the
estimated population living in group or in
stitutional quarters. The Binghamton SMSA
data are again used for purposes of illustra
tion, and all data subsequent to 1960, ex
cept for building permit information, are
hypothetical and intended for illustrative
purposes only.
The population data in item 1 in Table
15 are available in the 1960 Census of Pop
ulation, Volume I, Chapter A (see Appen
dix). Items 2, 4 and 5 can be obtained
39
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from the 1960 Census of Housing.13 It is
suggested, however, that the figure should
be recomputed and carried to two decimal
places instead of the single decimal place
shown in the Census. For example, in item
5 of Table 15 the Census indicated an av
erage population per household of 3.3 per
sons. When multiplied by the number of
occupied housing units, 63,383, this yields a
population count of 209,164, which is greater
than the actual figure of 207,020. Therefore
the population in households was divided by
the number of occupied housing units to
obtain a more precise average of 3.27 per
sons per household.
For places having a population of 2,500
or more, the Census also reports the median
household size, which is an average that
represents the mid-point at which one-half
of the families in housing units are larger
and one-half are smaller. The median figure
tends to be lower than the arithmetic mean,
more commonly referred to as “the aver
age.” For estimating population based on the
average household size, the figure reflecting
“the average” population per household is
used rather than the median.
In the 1960 Census the mean is shown
in the previously-cited tables under the cap
tion of “Population in Housing Units, 1960”
and “Population in Dwelling Units, 1950.”
The concept of “housing unit” utilized in
the 1960 Census introduces an area of non
comparability in comparing the decennial
data. Basically, the housing unit count as
compared to the 1950 Census dwelling unit
count, introduces those non-housekeeping ac
commodations which are utilized on a nontransient basis, e.g., permanent residents of
hotels and rooming houses. The effect of
these resources, however, does not usually
significantly influence the comparability of
the 1950 and 1960 figures, although there
may be a significant difference within central cities of SMSA’s where there was a
large “rooming” house inventory in 1950.
Between 1950-1960, the mean population
•tota

in each household in the United States de
clined slightly from 3.37 persons in 1950 to
3.31 persons in 1960. As of March 1964 the
estimated mean household size was 3.33 persons. Although the average number of children per household increased from 1950 to
1960, this was more than offset by in
creased number of single person families and
reduced numbers of adults per household.
Fewer families were doubled up in 1960
and more single adults were maintaining in
dependent households in 1960. This is re
flected in Census reports which indicated
that the supply of housing betweei* 1950 and
1960 increased at a faster rate than the
population.
One method of estimating the current
mean household size is to assume that the
trend in the mean household size that took
place from 1950 to 1960 will continue dur
ing the 1960’s. In the Binghamton SMSA
the mean household size declined from 3.35
persons in 1950 to 3.27 persons in 1960, a
decline of .08 persons per household during
the decade. Projecting this trend into the
1960’s this would mean that for the fouryear period 1960-63 the average household
size declined .03 persons. Thus, the mean
household size estimate as of January 1,
1964 would be 3.24 persons per household.
In the short term, past trends in mean house
hold size may be reasonably valid. If an
area is experiencing limited economic growth
or if the rate of economic expansion has
slowed down, then there is apt to be an in
crease in out-migration of younger persons
and families of child-bearing age, which will
tend to reduce the mean household size. An
increase in the rate of economic expansion
is likely to mean more younger families and
stability, and perhaps an increase, in the
mean household size. Economic prosperity,
however, also means that more families and
persons can maintain independent house
holds.
Analysis of the trends in the age distributlon of the Population will enable the analyst
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can be computed by dividing the

Population in housing units

Population

Table 15.
Table 20.
Table 24.
Table 20.
Table 27.
Table 29.

by the number of occupied units.

Change 1950-60

Age Distribution

v

Total.
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1960

1950

Number

Percent

45,226
32,910
24,223
29,642
27,423
22,677
30,560

33,921
23,907
28,153
28,282
24,686
21,307
24,442

+11,305
+9,003
-3,930
+1,360
+2,737
+1,370
+6,118

+33
+38

212,661

184,698

+27,963

Under 10—
10-19.........
20-29.........
30-39.........
40-49.........
50-59____
60-or-more.

The 14 percent decline from 1950 to 1960
in the 20-29 age group as shown in the
foregoing was due primarily to the low birth
rates of the 1930’s. As this group moves
into the 30-39 age group during the 1960’s,
this is likely to place constraints on the
volume of new homes sales, since house
holds in the 30-39 age group are usually
the primary buyers of new homes. As the
10-19 age group enters the 20-29 age group
there is likely to be an increased demand
for rental housing, especially at modest rent
levels. In an area where there is extensive
out-migration of the 20-29 age group, in
creases in the under 20 age group are likely
to be more limited and the average house
hold size is likely to decline.
In making local estimates of household
size, an analyst should be aware of national
trends. Annual estimates of the national
“average” household size are made by the
Bureau of the Census. Based on a sample,
these estimates are reported in the P-20
Series of the Current Population Reports
cited in the Appendix. If a national change
has occurred, the local “average” figure can
be adjusted on the basis of simple arith
metical treatment, as shown as follows:
Average population per household
Date

, household

19G0 Census of Housing
Volume I-HC(l) Series
States and Small Areas
re as

to make judgments about the trends in
metropolitan area increased by 15 percent
household size and the effect of the age
from 1950 to 1960, there were significant
distribution on demand. For example, al
variations by age groups, which are shown
though the population of the Binghamton
as follows:
Binghamton SMSA

1960.
1963.

National

Binghamton SMSA

3.31
3.33

3.27
Unknown

Change 1960-63: Amount: +.02
Percent: + .6 of 1 percent
1963 local estimate of population per housing units =
3.27 multiplied by 1.006 = 3.29 persons per household.

U.S. Percent
Change 1950-60
+32
+37

-14

-9

+5

+7

+11

+6
+25

+16
+16
+29

+15

+18

Adjusting the average household size in
the Binghamton SMSA based on the na
tional trend since 1960 rather than the local
trend from 1950 to 1960 would mean a
slight increase in the average household size
rather than a decrease. Rising incomes and
production of housing in the United States
in sufficient quantity to alleviate the post
war housing shortage was no doubt a major
factor in the decline of the national average
household size from 3.37 persons in 1950
to 3.31 persons in 1960. Any decline in house
hold size during the 1960’s therefore is not
likely to be as large as during the 1950’s. It
is therefore recommended that the current
estimate of average household size generally
be based on a rate which is about one-half
the rate of change from 1950 to 1960.
Estimated Population in Group Quarters
Item 3 in Table 15 refers to the popula
tion in group quarters. In practically every
community there are people who reside in
institutions, hospitals, nurses’ homes, college
dormitories, fraternity and sorority houses,
military and other types of barracks, con
vents and monasteries. They would also in
clude persons who occupy hotel and room
ing house accommodations on a transient
basis. If their accommodations are of a per
manent nature, i.e., where rent is paid on a
monthly basis, for example, and there is ad
ditional evidence of long-term occupancy,
these quarters are considered by the Census
to be housing units. The Census does not
include these persons in non-housing units
in their calculations of average population
41
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per household. They are generally classified
as occupying “group quarters.”
The population living in group quarters as
of the last decennial Census can be com
puted by subtracting the population in hous
ing units from the total population. The
population in housing units is shown on the
same Census table as the average population
per household. As indicated in Table 15, the
population in group quarters, the Bingham
ton SMSA in 1960 was 5,641. This number
constituted 2.7 percent of the population. Al
though comparatively small, this segment of
the population should be taken into consid
eration when making population estimates.
In order to estimate the changes that have
taken place in this sector of the population,
the analyst should check with the principal
group living quarters in the SMSA. This,
for example, would include rest homes, col
lege dormitories, and orphanages. Separate
counts should be taken for both April 1,
1960 and for the current date. The analyst
will probably encounter some inconsistencies
in accuracy of reporting; some group quar
ter officials may provide precise counts;
others will be able to provide only rough
estimates.
A discussion of population in group quar
ters is found in the Introduction of the
U.S. Census of Population, Series PC(1)-B,
General Population Characteristics and the
Introduction of the U.S. Census of Housing:
1960, Series HC(1), States and Small Areas
(See Appendix). Most of this information is
self-explanatory, but several points should be
noted. Patients in general hospitals are
counted in their usual places of abode; how
ever, persons in mental wards or some other
part of the hospital set aside for more or
less permanent occupancy would be classi
fied as living in group quarters. The same
group quarters designation would apply to
persons residing in mental hospitals, nursing
homes, and other medical facilities which
tend to house persons on a more or less
permanent basis. In 1940, college students
were enumerated as living in their home
communities; however, in 1950 and I960
they were classified with respect to where
they were actually living at the time of
enumeration. The analyst who is observing
population trends in college communities
would have to take this into consideration*
otherwise, he might ascribe a large increase
in, population to the 1940-1950- period,
whereas much of the increase might have
42

been caused by this difference in enumeration procedures. Students living in dormi
tories, boarding houses, sororities and fra
ternities were classified as living in group
quarters. Students who may have rented a
single room in an ordinary household, however, would be classified as living in housing
units.
From the foregoing, it can be seen, for
example, that although college enrollments
may have remained fairly constant since the
last Census, there might have occurred sig
nificant changes in the residential classifi
cations of the student body. A large dor
mitory construction program, for example,
could have significantly increased the num
ber of students in group quarters and cor
respondingly reduced the numbers living in
private households. If a population estimate
is made during the summer, this will usually
show a smaller college enrollment; dormi
tories may be under-utilized, or some of the
group quarter resources may be closed. Ad
justments would have to be made for nor
mal academic year enrollments and housing
resources.
Regarding military bases, only personnel
living in barracks, bachelor quarters, or
other such accommodations are classified as
living in group quarters. Married military
personnel living with their families, either
on base or off-base, would be automatically
allocated to the estimate of population living
in housing units.
As indicated previously, it is necessary for
the analyst to check with major group living
quarter resources in a housing market area
to make reliable current estimates of popula
tion. In the case of the Binghamton SMSA,
it is recalled that the 1960 Census count
of persons in group quarters amounted to
5,641. If a check with the principal group
quarter accommodations in the Binghamton
area revealed an increase since 1960 from
about 2,200 to about 2,450, the resultant
in*neSse °* ^ Pers°ns would be added to
1960 Count of 5,641 for a total of about 5,800.
Based on previous discussion in this section as well as previous sections, the cur
rent population estimate shown in Table 16
!?<* S*<Lm€Tha,t self-exP*anatory. The estimate
e total number of housing units, va
cancies and occupied units is derived from
Section VI. The current estimate of the average number of jpersons per household and
the population in group quarters was discussed in the text.

Table 16.—Current Population Estimate in Binghamton, New York, SMSA as of January 1,1964
1.
2.
3.
4.
5.
6.
7.

Estimate of total housing units (Section VI)_.........
Estimate of total vacancies (Section VI)..................
Estimate of occupied housing units (*1 minus *2)_
Estimate of average population in households1__
Estimate of population in housing units (*3 X *4).
Estimate of population in group quarters1_______
Total estimated population (#5 + *6)___________

69,491
3,822
65,669
3.26
214,100
5,800
219,900

1 See text for discussion of determination of these figures.

*

Estimates of current population should be
utilized with care, for they are subject to
error. For example, the method illustrated
in Table 16 was based, in turn, upon sev
eral previous estimates, which were: an es
timate of the current housing inventory; an
approximation of average household s’ze;
and an estimate of the number of vacancies;
and an estimate of persons in group living
quarters. If reasonable care and precision
are utilized in developing all these estimates,
however, comparatively reliable population
estimates can be derived for use in housing
market analysis.
Hoic to Make Population and Household
Projections

t;

In housing market analysis, a population
projection is made in order to make an es
timate of the number of new household for
mations that will occur during the projec
tion period. Since such household projections
are seldom made for more than a period of
about 3 years in short-term housing market
analysis, population projections are usually
made for only a relatively short term.
While this short range projection simpli
fies the task of the analyst, it does not
diminish the need for careful evaluation of
data. A projection of course is only an as
sumption of what may occur under certain
circumstances. Intervening forces of exogen
ous nature may cause his projections to lose

their validity rapidly, e.g., introduction of a
new plant, completion of defense contracts.
Nevertheless, the analyst may proceed on
the assumption that although there may be
modifications in the growth rates previous
growth trends in the local economy are not
quickly reversed under ordinary circum
stances. This is also true of population
growth trends which tend to correlate
strongly with employment trends.
This correlation between employment and
population will be used as the basic tech
nique in making a population estimate in
this manual. The amount of employment as
a percent of the total population of an area
is known as the “employment participation
rate.” This rate, while relatively stable, may
be subject to small, but significant changes
over a period of a few years.
The projected population estimate for Jan
uary 1967 is based on a projection of the
non-agricultural employment and the proj
ected employment participation rate. Agri
cultural employment data have been ex
cluded since housing market analysis is re
lated primarily to nonfarm housing. Data in
Table 17 were derived as follows:
Lines 1 and 2. Total non-agricultural em
ployment was obtained from Section II by
subtracting agricultural employment from
total employment. The labor force partici
pation rate was obtained by dividing total

Table 17.—Population Projection in Binghamton SMSA Based on Non-Agricultural Employment
Projection and Employment Participation Rate

J

Period
1.
2.
3.
4.
5.

1950 Census_____________
1960 Census______ ______
1960-12 Mo. BES Average
January 1964-BES---------Projected January 1967—

N on-Agricultural
Employment
72,168
82,158
85,400
87,S00
89,650

Population

Employment
Participation
Rate-Percent

184,698
212,661
212,661
219,900
225,800

39.1
38.6
40.2
39.9
39.7
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ehold Formations in Binghamton SMSA
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1.
2.
3.
4.
5.
6.
7.

i

Table 19.—Population Migration in Washington, D.C. SMSA, 1950-1960

i

Projected total population----- ----- ---------------------Projected population in group quarters-------------------Projected population in housing units (*1 minus 2)-----Estimated average population per household-------------Projected number of household units----------------- Estimated number of occupied housing units January 1964—--+« Tormnrv 1 1967
Estimated number of new household formations from January 1, 1964 to January ,

1.
2.
3.
4.
5.
6.
7.
8.

225.800
6,000
219.800
3.25
67,631
65,669
1,962

Population, April 1, 1960____________________ ____________________________
Population, April 1, 1950----------------------------------------------------------- --------------Net Change........................................................................ .............. ...................... .......
Births, 1950-60---------------------------------------- -------------------------------------------Deaths, 1950-60______________________ ________________________________
Net natural increase (excess of births over deaths)_______________________________
Net migration: net population change (*3) minus net natural increase (*6)............................
Net migration rate: net migration as a percent of population at the beginning of period (1950).

2,001,897
1,464,089
+537,808
471.000
139.000
332.000
+205,000
' +14.0
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non-agricultural employment by the total
population.
Line 3. The non-agricultural employment
figure in this line is based on the 12-month
average non-agricultural employment fig
ure of the Bureau of Employment Security
obtained from Section II. This is divided
by the 1960 population to obtain the em
ployment participation rate.
Line 4. The non-agricultural employment
data for January 1964 are based on the
12-month average for 1963 obtained from
Section II. (If a market analysis is done
during the year, it would be advisable to
use the average for the last 12 months
if available; if not, the average for the
last calendar year would be acceptable
taking into consideration increases that
have occurred since that time.) This fig
ure is divided by the current population
estimate obtained from Table 16 to derive
the employment participation rate.
Line 5. As indicated in Section II, it was
judged that employment would increase for
the next three years at the same rate that
has occurred since 1960. Therefore, nonagricultural employment for January 1967
has been projected at the rate of total
employment change since 1960. It is fur
ther assumed that the labor force partici
pation rate will follow the trend that oc
curred from 1950 to 1960. During that
period the employment participation rate
declined by 0.5 percentage points or 0.05
percentage points per year. Projecting this
to 1967, this would mean a decline in the
employment participation rate of 0.15 per
centage points. Therefore the employment
participation rate would have declined
from 39.9 percent as of January 1964 to
39.7 percent as of January 1967. To ob
tain the projected population estimate, the
projected employment figure is divided by
the employment participation rate.
44
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Derivation of most of the data in Table
18 is self-explanatory. The projected popu
lation in group quarters is assumed to be
about the same as in January 1964. Unless
there is evidence to the contrary, it should
generally be assumed that the population in
group quarters will not exceed the propor
tion of the population that was in group
quarters as of the last decennial Census. In
line 4 it is assumed that there will be a
further slight decline in the average number
of persons per household.
During the three year period, January
1964 to January 1967, line 7 of Table 18
shows an estimated increase of 1,962 house
holds or an average of about 650 units per
year. This, however, should not be inter
preted as constituting effective demand for
that many new housing units during that
same period. Only a portion of these fam
ilies will wish to purchase or rent newly
constructed units, and many will be lim
ited by their incomes from participating in
this higher priced market. The marketing of
new construction will depend, essentially,
upon existing households who wish to up
grade their accommodations or adjust to re
vised family housing needs. There will,
however, remain a need to provide shelter
of some type for these new and additional
households, much of which will be provided
by the existing units which are vacated by
existing households who buy or rent new
units.
The estimate of additional housing re
quirements or potential demand is the total
household formations shown in Line 7 of
Table 18 before adjustment for vacancies in
the housing area. If vacancies in the hous
ing market are excessive, part of the new
household formations will absorb the excess
vacancies and thus reduce the overall re
quirements or potential demand for new
construction. This will be discussed further
in Section XII.

Population and Household Estimation
for Sub-markets

4

V

For purposes of sub-market analysis it is
often necessary for the housing market ana
lyst to make population and household esti
mates for white and nonwhite persons and
households. Unfortunately, the housing unit
method of population estimation does not
lend itself to making estimates of population
by these characteristics. When used in con
junction with the housing unit method of
population estimation, however, the use of
birth and death statistics, population trends
and migration trends for the white and non
white population can be developed separately
without an undue amount of work.
Information shown in Table 19 indicates
that for the Washington, D.C. SMSA, for
example, from 1950 to 1960 there was a
net in-migration of 205,000 persons into the
area in addition to the net natural increase
of 332,000.M As a percent of the 1950 pop
ulation, net migration into the area occurred
at a rate of 14 percent. From 1940 to 1950
the net in-migration into the area was
302,000 and the migration rate was 31 per
cent. From 1940 to 1950 the population of
the SMSA increased by 51 percent, by 37
percent from 1950 to 1960, and current in
formation indicates that the rate of increase
will be lower from 1960 to 1970. Thus,
while there has been and will continue to
be a substantial absolute increase in the
population, the rate of population increase
has declined and the rate of in-migration
has also declined. If the analyst makes his
current population estimate based on the
housing unit method, through a review of
birth and death statistics since the last de
cennial Census, a current estimate of net
14 “Components of Population Change, 1950 to 1960, For Coun
ties, Standard Metropolitan Statistical Areas, State Economic
Areas, and Economic Subregions.” Current Population Reports,
Series P-23, No. 7 is available from the U.S. Bureau of the
Census, Washington, D.C. 20233. for $1.00. For SMSA’s the re
port also shows net total migration, 1940 to 1950. (For subscrip
tion information to Current Population Reports, see Appendix
of this guide.) Separate data for the white and nonwhite
population are not available in this report.

migration can be made using the method
shown in Table 19.
The analyst can also usually obtain sep
arate birth and death statistics for white
and nonwhite persons for each year since
1940 as well as decennial population data.
Using the same method shown in Table 19,
the amount of in-migration or out-migration
and the rate of such migration can be ob
tained to the last decennial Census. Like
wise birth and death statistics since the
last decennial Census can be obtained. Based
on the historical ratio of the white or non
white population to the total population as
well as graphic analysis of annual data on
birth and death statistics by these character
istics, a reasonable estimate can usually be
made of the breakdown of the current pop
ulation estimate by white and nonwhite per
sons as well as a breakdown of the pro
jected estimate. The foregoing method as
presented here should not be interpreted as
a refined method of population estimation
for white and nonwhite persons, but rather
as a general tool of analysis by a housing
market analyst, whose primary objective is
to estimate the demand for housing.
The average household size of housing
units occupied by nonwhites can be com
puted by dividing the nonwhite population
(provided in the decennial Census) by the
number of nonwhite occupied units (also
provided in the decennial Census). For the
white population the identical procedure is
followed. In the absence of information on
changes of household size by white and non
white occupancy, it will be necessary to use
the rate of change determined for all house
holds, which reflects both white and non
white occupancy.
Another possible source of migration sta
tistics on a local or metropolitan basis is
the school systems. A number of school dis
tricts have a time series on school enroll
ment and also prepare projections for the
fall sessions based on surveys and inquiries
made earlier in the year.
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SECTION VIII: FAMILY INCOME ESTIMATES
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Measurement of housing needs, as refleeted by increased population and house
holds, is not a measurement of effective de
mand. A measurement of demand would
consider not only need and desires for hous
ing accommodations, but also the ability of
these prospective consumers to pay for such
housing. Therefore, an essential part of
housing market analysis is the identification
of the capabilities of potential purchasers
and renters in terms of their family incomes.
Experience has shown a high correlation
between incomes and housing costs. Even
though the proportion of income spent for
housing costs (along with food and cloth
ing) tend to decline with increasing incomes,
the dollar amounts spent show a steady, up
ward trend. Accordingly, if the analyst can
develop a distribution of family incomes in
a community, he can also proceed with the
construction of a demand schedule for
various-priced rental and sales housing ac
commodations.
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Where nonwhite families constitute a sig
nificant proportion of the population, it is
usually desirable to delineate the relevant
importance of demand estimates for this seg
ment of families. This, of course, means
delineating an accurate assessment of family
incomes among these nonwhite households.
It is recognized that numerous local consid
erations and factors may disguise the full
extent of housing market potential among
nonwhite households, and a sub-market anal
ysis for this group of families may demon
strate that, contrary to prevailing expres
sions, a significant market for new construc
tion may exist among this group at various
price ranges.
Benchmark data for current family in
come estimates are furnished in the 1960
Census. Herein, the data reflect 1959 in
comes, inasmuch as respondent families were
asked to report their incomes for the
previous year.
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A procedure for making a current income
estimate is shown in Table 20 and in the
Instructions for Table 20.

5l!||g||§S

^

Ills* c

Instructions for Completing Columns
in Table 20
Columns (1) and (2). Census income data
for 1959 are available in 1960 Census of
Population, Volume I, Chapter C, General
Social and Economic Characteristics. (See
Appendix.) Sources of income data found in
this volume will be found as follows:
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•More detailed data for SMSA’s available In Volume n.
Metropolitan Housing, HC(2) Series.
• ’The selected areas include all those areas that had a non
white population of 1,000 or more in 1960.

e
o

>■>

.2
p

I
t

®

H

a3 w

O

■c

•S

s-»

o

oo g

3o
Eh

SI?????5??*5??3

liiilliiiliil

§
c
o
a

2

S

48

There may be some counties in metro
politan areas under consideration where
there is a substantial proportion of rural
farm inhabitants. The reported money in
comes of these families is usually signifi
cantly less than those of urban families, al
though “in kind” types of income such as
garden crops may compensate in part for
the lower incomes. In order to remove the
downward bias introduced by the presence
of these rural farm incomes, the influence
of these families should be removed from
the income distributions arrayed in Column
(2) of Table 20. This, it is suggested, should
occur when these rural farm families con
stitute more than 10 to 15 percent of all
families in the county or metropolitan
area. Table 93 of the Census of Population
will contain the income distributions of these
rural farm families by county, and the num
ber of families identified in this table should
be subtracted from the total number of fam
ilies in the county or metropolitan area be
fore any income adjustment is undertaken.
This adjustment can only be made to the
total income distribution and cannot be made
to the income distribution of renter house
holds. Since a relatively small proportion of
farm households are renters, generally their
presence in the income distribution of renter
families for the housing market area will

Column (4). The cumulative percentage dis
tribution is the summation of the percent
ages in Column (3) below each income
range. For example, the determination that
19.2 percent of the families earned less than
$4,000 in 1959 constitutes a summation of
the percentages in Column (3) below $4,000.
Columns (5) and (6). These columns are to
be completed after the remaining columns
are completed. These instructions follow the
instructions for Column (11).
Column (7). This column is a listing of dec
iles, which will be used to divide the fre
quency distribution of families in Column
(2) into 10 equal parts. Deciles are another
way of expressing percentiles. For example,
the second decile would constitute the 11th
to 20th percentile, with the 11th percentile
being the bottom of the second decile and
the 20th percentile being the top of the sec
ond decile. References to income or rent
levels in this guide by decile always means
the value at the top of the decile.
Column (8). In Column (3) the number of
families with reported incomes was distrib
uted by percentages, and in Column (4)
these percentages were presented in cumu
lative fashion. Under this column heading
(8) an additional distribution is carried out
in order to show the breakdown of family
incomes by deciles. This additional step is to
simplify the procedures for bringing 1959
incomes up to date. In some instances, par
ticularly at the top of the income ranges, it
is desirable to break the deciles down even
further. For example, in Column (7) a 9.5
decile is indicated; this would be equivalent
to determining the income below which 95
percent of the families fall.
To illustrate the foregoing, the analyst
might wish to determine the income below
which 20 percent of the families fall; this
would be the same as determining the in
come at the top of the second decile. From
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Table

T. Standard Metropolitan Statistical Areas,
urbanized areas, and urban places of 10,000
or more......'.................. ......_................ ....... *76
2. Urban places of 2,500 to 10,000 population.... 81
3. Counties ..................................................... 86
4. Nonwhite population for selected Standard
Metropolitan Statistical Areas, urbanized
areas and urban places of 10,000 or more **78
5. Nonwhite population for selected counties **88
6. Rural population (includes all non-urban
minor civil divisions and places of less than
2,500 population as well as the farm pop
ulation ........................ .
91
7. Rural-farm population
93

not significantly distort the income distri
bution of renter households.
Column (2). This is a simple percentage dis
tribution computed from Column (2). In the
example used in Table 20, to determine the
percentage of families that had an income
of $1,000 to $1,999, the analyst can divide
the number of families in this income range,
2,092 by the total number of families,
54,167 and this will yield a percentage of
3.9.
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Exhibit 1: Cumulative Income Distribution in Binghamton, N.Y., SMSA, 1959
Example and Explanation of the Derivation of a
Decile Distribution from a Percentage Distribution
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The cumulative percentages in Column (4) of Table 20 are
plotted and a curve is drawn to connect the points. After
this is done, the decile income levels can be read from the
graph. For example, D-4, on the left scales intersects the
curve at about $5,750, which is read from the bottom scale.
D-5 intersects the curve at about $6,450.
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Column (4) it is noted that the top limit of
the second decile would fall within the in
come interval of $4,000-$4,999 shown in
Column (1). Similarly, the top limit of the
sixth decile, or 60 percent, would occur
within the income interval of $7,000-$7,999.
Two techniques can be followed to obtain
this decile breakdown, the graphic and in
terpolation. The graphic is much easier to
carry out, and it has the additional advan

*

S;.|

Upper limit of 2nd
decile (20%)

•

=

Bottom of the income
range in which the
decile occurs
(from Column 1)

+

13

15

16

17

18

tage of being able to provide fairly reason
able estimates at the very top and bottom
of the scale. This is accomplished by ex
tending the curve obtained from the graphic
operation. The techniques for graphic plot
ting are described in the example provided
in Exhibit 1.
The technique for interpolation is arith
metically simple. It would utilize the follow
ing equation:

20%1 minus the cumulative percent of the
preceding interval (from Column 4)
proportion of families within the interval in
which the decile occurs (from Column 3)

Substituting values, this would be:

:

14

X

Size of
Income
Interval
(from
Col. 1)

2nd decile (20%) = $4,000 + 20.0% -19.2% X SI,000
H.2%

!
}

2nd decile (20%) = $4,000 + (7.1% X $1,000)

:

2nd decile (20%) = $4,071

2nd decile (20%) = $4,000 + S71

i

*
* •!

Through the process of arithmetic inter
polation it is calculated that the upper limit
of the second decile occurs at $4,071. This
compares very closely with the results ob
tained through the graphic method, $4,100,
which, in turn, suggests the use of the
graphic method for greater ease and sim
plicity. (Note: All figures provided in Col
umn (8) were derived from the graphic
techniques.)
50
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Percentile at which
$7,999 occurs

1 This percent will always be the same as the one at the beginning of the equation.

:

Census enumerators. Accordingly, a factor
of 1.05 is applied against the 1959 incomes
in order to compensate for this under
reporting.
Columns (10) and (11). Several different
techniques can be used to adjust 1959 incomes
to current levels. One of the easiest and
most reliable techniques is to relate changes
in incomes to increases in average hourly
earnings of workers in manufacturing indus
tries since 1959. These changes in hourly
earnings can be obtained from Department
of Labor, Bureau of Employment Security
Offices in practically all metropolitan areas.
These offices maintain current records, and
they also periodically publish Labor Market
Letters (discussed in Section II), which sum
marize these data. These letters can be ob
tained without charge. In addition, metro
politan area and state data can be found
in the monthly publication of the U.S. De
partment of Labor entitled Employment and
Earnings and Monthly Report on the Labor
Force (subscription, 1966: $7.00).
It is recognized that manufacturing activ
ity constitutes only a part of total employ
ment in local housing market areas. How
ever, wage changes in this sector of the
economy are highly sensitive, and earnings
in other sectors will tend to lead or follow
closely manufacturing earnings.
In the example shown in Table 20, 1959
average hourly earnings in manufacturing
industries in the Binghamton labor market
area, which is coterminous with the SMSA,
amounted to $2.06. By January 1964 aver
age hourly earnings had advanced to $2.39,
or a gain of 16 percent. In order to bring
1959 incomes (after adjustment for under
reporting) up to January 1964 levels, the
adjusted 1959 incomes are multiplied by
the factor of 1.16.
It is recognized that average hourly earn-

Column (9). Based upon experience over the
years, the Census Bureau has discerned a
tendency for families to underreport their
incomes. Respondent famili„es resort to mem
ory in reporting their incomes and frequently
they do not recall minor or irregular sources
of income such as gifts and part-time earn
ings. The Census Bureau estimates in the
1960 Census that, in effect, only 95 percent
of actual income received was reported to

= percentage value at
top of the decile occurring below
$7,999: 50%

+

ings are not the only factors which influence
size of annual income. Number of hours and
number of weeks worked can be even more
important than hourly earnings during peri
ods of “boom” or during economic decline.
However, in most major housing market
areas, there will normally be only minor
variations in hours worked from one year
to the next among manufacturing firms.
Within white collar occupations, wages are
almost always paid on a weekly basis and
on the basis of 52 weeks a year. These non
manufacturing jobs presently dominate most
urban economies. The use of adjustment
factors derived from changes in manufac
turing wages would, of course, have its most
pertinent application in those localities where
manufacturing activity is an important part
of the economy. An alternative method of
measuring income changes is related at the
end of this section.
Column (6). The cumulative distribution in
this column can be obtained by either
graphic or interpolation techniques. In using
interpolation, the same basic procedure is
followed as described in connection with
Column (8) data.
To illustrate, the analyst would wish to
determine the percentage of families with
current incomes under $7,999. In Column
(11) this income would fall within the inter
vals of $7,855 and $8,770. Reading back
wards along the same lines, the analyst
notes, from the decile numbers in Column
(7) that $7,855 represents the top of the
D-5 decile and $8,770 is the top of the
D-6 decile. Therefore, the analyst can assume that $7,999 will fall at a point higher
than the top of the fifth decile, or 50 per
cent, but below the top of the sixth decile,
or 60 percent.
Arithmetically, the procedure would be as
follows:

$7,999 less top of fifth decile value: $7,855
$8,770 (top of sixth decile value) less
$7,855 (top of fifth decile value)

X

percentage
size of
interval

substituting values----------- —
= 50.0 percent +_144 X 10 percent
915
= 50.0 percent + 16 percent X 10 percent
= 50.0 percent + 1.6 percent

This calculation indicates that 51.6 per
cent of the families, as of January 1964,
had incomes below $7,999. The same pro
cedure could be applied to all other income
\
'

intervals. Graphic determination, which is an
easier method, is illustrated in Exhibit 2,
and it is noted therein that projection of
the curve can provide estimates for the very
51
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Since the housing market analysis is be
ing made for a period of generally two to
three years, it is advisable that incomes be
projected also, since the ability to pay for
housing is related to income. Since Federal
income taxes take a significant proportion
of incomes in most cases; consequently, it
is likewise advisable to estimate projected
incomes after taxes. Both of these compu
tations have been carried out in Table 21
and the derivation of the data are explained
in the following instructions:

■s

o

*

5

Income Projections

<u

Ill
8 s!

4

Column (5). The figures in this column are
derived by simple subtraction of the cumu
lative figures in Column (6). In Table 20,
for example, the percentage of families with
January 1964 incomes of $5,000-$5,999
would be obtained by subtracting 20 per
cent from 29 percent.

■M

3§S

3

high and for the very low income intervals,
which cannot be obtained through the arith
metical interpolation technique.

c
o

-g
P.

The decile income levels in Column (11) of Table 20 are
plotted and a curve is drawn to connect the points. For ex
ample, at D-6, read along the 60th percentile from left to
right until $8,770 is reached and plot the point After the
curve has been drawn, the cumulative percentages at various
income levels can be read from the graph. For example,
$9,000 intersects the curve at 62%, which means that about
62% of the families have an income of less than this amount
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Example and Explanation of the Derivation of a
Percentage Distribution from a Decile Distribution
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Exhibit 2: Cumulative Income Distribution in Binghamton, N.Y., SMSA, January 1964

_

Instructions for Completing Columns
in Table 21
Column (1). This is a listing of deciles
which was explained in the instructions for
Table 20.
Column (2). The 1959 adjusted income was
obtained from Column (9) of Table 20.

14

15

16

17

18

19

20

Column (3). The 24 percent income increase
adjustment factor is the estimated income
change for the 6-year period from 1959 to
January 1966. Although the housing market
analysis in this manual is being made for
three years, it is recommended that income
projections be made for two years. If the
income were projected for the three-year
period, this would result in a significant
overstatement of demand in the higher price
levels during the early part of the forecast
period.
Income projections should be based on
the average annual increase in the area for
the last 3 to 5 years in the local housing
market area. Generally, however, such in
creases should usually not exceed the na
tional average. For the four-year period,
1959-1963, median family income in the
United States increased an average of 3.8
percent per year. As noted in Column (10)
of Table 20, incomes in the Binghamton
SMSA increased 16 percent during the 195963 period or 4 percent per year. Projecting
these increases for a two year period re
sults in an 8 percent increase using the av
erage for Binghamton or 7.6 percent using
the national average. Using the nearest
whole percent the national average would
also be 8 percent. The 8 percent projected
increase for the 1964-66 period is added to
the 16 percent during the 1959-63 period
for a total increase of 24 percent. The in
come projection is thus an assumption that
53
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the income trends in the past will continue
in the short term future.
Column (4). By multiplying Column (2) by
Column (3) the projected income for Janu
ary 1966 can be obtained.
Column (5). This is the first step in the de
termination of after tax income. Assuming
the standard Federal income deduction of
10 percent, this percentage is applied to the
incomes in Column (4).
Column (6). Since the average household
size in the United States is about 3.3 per
sons, this is multiplied by the Federal ex
emptions of $600 per person to obtain an
estimated $2,000 in exemptions per family.
(Any changes in Federal tax structure re
garding deductions or exemptions would re
quire appropriate changes in these columns.)
This column is the sum of the average ex
emption, $2,000, and the amount of the de
ductions shown in Column (5).
Column (7). To obtain the taxable income,
the exemptions and deductions in Column
(6) are subtracted from the income figures
in Column (4).
Column (8). The amount of the tax is com
puted by using a current Federal income
tax schedule.
Column (9). The income after Federal taxes
is computed by subtracting the tax in Col
umn (8) from the income figures in Column
(4). (In computing current income—as shown
in Table 20—after Federal taxes, the same
procedure as used in Columns (5) through
(9) of Table 21 would be used.)
As will be discussed in Section XII, the
techniques shown in this section can be
utilized to develop a variety of income dis
tributions including distributions for all fam
ilies, renter families, families by different
sizes and by racial characteristics. The in
come distributions, in turn, will be used to
determine rent and sales price distributions
that families in a locality can afford.
Income Data Available in the Metropolit an
Housing Series
Detailed income information by various
classifications is available for families in
standard metropolitan statistical areas which
have a population of 100,000 or more, and
this is contained in the HC(2) Series of

'

i

54

the 1960 Census of Housing entitled Met
ropolitan Housing (see Appendix). This Cen
sus volume contains 1959 incomes of fam
ilies and individuals in owner-occupied and
renter occupied housing units by household
size. Similar income breakdowns are pro
vided for nonwhite families in these SMSA’s,
but only if the SMSA contains 25,000 or
more nonwhite occupied housing units. In
bringing nonwhite family income data up to
date, the methods suggested above for all
families would apply to nonwhite families.
In developing the income distribution for
renter families, one-person families should be
subtracted. The inclusion of these families
in the distribution introduces a strong down
ward bias, inasmuch as their incomes are
usually far below the income levels of all
other renter households. Many of these oneperson households are represented by tran
sients, students, elderly and other persons
who, if they do not require or seek com
plete housekeeping units in terms of private
cooking and bathing facilities, frequently can
obtain standard housing only through various
forms of private or governmental subsidy.
The exclusion of one-person families also
compensates to some extent for income not
reported in this distribution. It is important
for the analyst to note that in those units
in which there reside two or more unrelated
individuals, only the income of one primary
individual is reported by the Bureau of the
Census. For example, if three unrelated
nurses shared an apartment and had a com
bined income of $12,000, only the income
of one of the nurses would be reported in
this distribution, but the household would
still be reported as a three-person house
hold. The method previously discussed in
this section is used to bring the income
data up to date.
An Alternative Method of Measuring
Income Changes in Columns (10) and
(11), Table 20
In those housing market areas where
manufacturing is of little or no importance,
or where manufacturing wage data are not
available, a different approach to adjustment
of 1959 incomes is suggested. The Bureau
of the Census publication, County Business
Patterns, contains income data on each
county in the United States. This report
previously
. _ published
,
every two or three
years including 1959, 1962 and 1964, will
now be published annually. The publication

i

is now being released in the form of state
bulletins, which are available for a modest
cost.
Although the data are usually not as current as data in Employment and Earnings,
they can still be used to update and project
income data. Thus, a market analysis of the
Binghamton housing market areas as of
January 1, 1964 made using the County
Business Patterns data would have to rely
on data available only through 1962, since
1964 data would not be available as of that
date. In this case, the annual rate of change
in income from 1959 to 1962 would be used to
make an updated income estimate to January
1, 1964 as well as to project income to Janu
ary 1,1966.
The County Business Patterns show, with
certain exceptions, first quarter data for
workers covered by Old Age and Survivors
Insurance. The total number of employees as
well as aggregate income are shown. The
average income is computed by dividing the
aggregate income by the number of employ
ees. This would be computed for the latest
published County Business Patterns as well
as the 1959 report in order to determine
the percentage change in income from 1959
to the present.
The use of the data in the County Busi
ness Patterns should not be used without
consideration of other income data which
are available. Each year the Census Bureau
makes a sample survey of current family
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income in the United States, and this is
published in Current Population Reports:
Consumer Income, Series P-60, which is
identified in the Appendix of this guide.
Since the income data reported in the
County Business Patterns is an incomplete
survey of incomes, the increase in incomes
determined from the County Business Pat
terns for the United States should be ad
justed so that it will not exceed the increase
reported in the P-60 Series. For example,
the median family income in the United
States in 1959 was $5,417 and $6,569 in
1964, reflecting a 21 percent increase. If
the data in the County Business Patterns
indicated a 24 percent increase for the Uni
ted States from 1959 to 1964, then this
shows that the U.S. average increase of 21
percent was equal to 88 percent of the in
crease reported in the County Business Pat
terns (21 divided by 24 equals 88 percent).
Since the foregoing data would indicate
that based on a national average, the income
increase from 1959 to 1964 is overstated in
the County Business Patterns, the increases
for local areas based on the County Business
Patterns data should be multiplied by 88
percent in order to adjust for this over
statement. Thus, if in a given county, in
comes were projected to increase by 33 per
cent by January 1, 1966, based on the
County Business Patterns, this would be mul
tiplied by 88 percent to obtain an adjusted
increase of 26 percent.
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SECTION IX: NUMBER AND SALES PRICES OF EXISTING HOMES
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In the typical housing market area, re
sale of existing homes will ordinarily greatly
exceed the volume of sales activity derived
from new construction. This is to be expected, for the existing housing inventory
offers, at any single time, a much wider
range of choice with respect to prices,
quality and location. Furthermore, turnover
of the existing supply will ordinarily fur
nish many more sales offerings than yielded
by new production activity. (An approximate
estimate of the number of existing sales
that occurs each year can be derived through
the use of turnover data discussed in Sec
tion XIII.)
Disregarding, for the moment, considera
tions of quality and housing condition, the
existing housing inventory will offer a spread
of sales prices which will meet capabilities
of the great bulk of the market. New sales
housing, on the other hand, is usually funneled into the middle and top income seg
ments of the market, inasmuch as costs for
new construction, codes and building regu
lations establish “floors” under which it is
extremely difficult to build new sales housing.
Furthermore, the financing terms for pur
chase of used housing show wider variations
than encountered in sale of new housing. A
distinct relationship is ordinarily encountered
between quality of housing and availability
of liberal financing, i.e., newer more mod
ern, higher quality housing in sound neigh
borhoods, even though higher priced, can ob
tain proportionately lower down payments,
longer periods of amortization, and lower
interest rates than can more obsolescent,
older structures in deteriorating or marginal
neighborhoods.
The numbers and characteristics of ex
isting home sales, as well as the charac
teristics of existing home offerings, are data
which are extremely useful to the analyst
in evaluating the condition of the local
housing market. Residential Research Com
mittees will ordinarily collect and publish

data on the sales volume and price levels of
existing homes. In those localities without
such Research Committees, the analyst can
work with local real estate interests to es
tablish a reporting system on existing sales.
Additional information can be obtained di
rectly by the analyst from local real estate
dealers and appraisers, newspaper ads and
FHA and VA officials with respect to price
levels and financing characteristics of exist
ing houses.
The usefulness of maintaining existing
sales housing information is illustrated, for
example, in assessing the impact upon the
housing market caused by the loss of a prin
cipal area employer. Likewise it is impor
tant to determine the price trends of older
homes in order to evaluate, for example, if
the prices of existing homes are increasing,
declining or remaining stable. If the prices
of existing homes are declining or remain
ing stable, this may have tendency to weaken
the new sales housing market, since there
is reduced financial advantages for families
in existing homes to purchase a new home.
Where price levels of existing homes are
depressed, their selling time is also likely
to have increased.
Maintaining these records can prove ex
tremely useful, as well, in the formulation
and execution of relocation programs, to ac
commodate displacees from urban renewal,
highway construction, and other types of
governmental activities.
There are several ways in which data on
existing sales can be obtained and tabulated.
Although the following method may not be
the best for all localities, its basic approach
and coverage should ordinarily apply. The
forms suggested are comparatively simple
and straightforward. Inasmuch as they in
volve clerical efforts and, perhaps, develop
ment of new record-keeping procedures for
the realtors, they might require a “sales” or
promotional effort unless a central or mul
tiple listing service is already in existence.
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If there is a multiple listing service, much
of the information would no doubt be avail
able and efforts should be made to enlist
the cooperation of this group. If there is no
such organization, the first step in initiating
this reporting procedure would be to enlist
the cooperation of the local real estate
board. Assuming that the board agrees to
the proposal, a form or forms as suggested
in Exhibits 3 and 4 would have to be pre
pared and distributed to the realtors before
the beginning of each reporting period. It
is, of course, most desirable that the real
estate board carry out the necessary mail
ing, tabulation and statistical operations.
From the reports of the individual firms, a
table or tables comparable to that shown
in Exhibit 5 could be prepared. Needless
to say, the anonymity of individual report
ing firms should be guaranteed, not only to
the public, but also among themselves. This
would be stressed to the board, indicating
that only total figures would be used and
that data from individual firms would re
main confidential.
The survey data would probably not be
tabulated and published more than twice a
year, and the coverage would probably con
form to the area encompassed by real es
tate board membership activity. Although
the data are published only periodically,

participant realtors would be required to
maintain continuing data collection. In the
tabulation of the data, it would be advan
tageous, in the larger housing market areas,
to break the data down by geographical
subareas, since quality and price of housing
will tend to differ among various sectors of
the city and the suburbs. Communities
which have undertaken such reporting ac
tivities have used various approaches for
defining the geographical areas. In some
cases, natural topographic boundaries, such
as rivers, lakefronts, and expressways are
used; in others, quadrant divisions are used
as might be represented by northwest, north
east, southeast, and southwest sectors. Fre
quently, it will be necessary to use a com
bination of the two techniques, one appli
cable to the central city, and the other for
the outlying suburbs.
The information that would be presented
in Exhibits 3, 4 and 5 would be most use
ful in evaluating price trends, volume of
sales and the amount of housing on the
market at a given time. The easiest table
to prepare in terms of time and effort
would be the one shown in Exhibit 4, since
it would not require continuing data tabu
lation. Realtors would only be requested to
provide a distribution of listings available
as of a given date.

Exhibit 4.-Existing Houses Available for Sale at End of Period'
Date.
Single Detached Units Sold
2 Bedroom

Single Detached Houses Sold

4 Bedroom
or more

2 Bedroom

3 Bedroom

4 Bedroom
or more

$10,000 to $14,999
$15,000 to $19,999.
$20,000 or more.
1 This exhibit can be used for collection of data from individual firms as well as for presenting summary information.

Exhibit 5. Sales Price Distribution of Existing Homes Sold in Community “A” Housing Market Area,
1960-1963 as Reported by Real Estate Firms1
i

:

Percent Distribution
Price Range
1960
Under $10,000_____
$10,000 to $14,999...
$15,000 to $19,999...
$20,000 or more____
Total: PercentNumber,

1961

45.7

22.9
44.6

25.8
5.3

26.7
5.8

23.2

100.0
542

1962
22.6

44.1
27.1
6.2

100.0

100.0

580

602

1963
21.9
43.2
28.5
6.6

100.0
593

1 Further refinement of this table can be made by making a presentation by geographic area and by unit size.

!
Row or Duplex Units

Price Range:

i

2 Bedroom
1

3 Bedroom

Under §10,000

Exhibit 3.—Recording Sheet of Existing Sales1
Real Estate Firm.
Geographic Area to Which Sales Apply.
For Period Beginning____________
and Ending.

|i

Row or Duplex Units

Price Range:

3 Bedroom

4 Bedroom
or more

2 Bedroom

3 Bedroom

4 Bedroom
or more

Under $10,000.

i
i

:

$10,000 to $14,999
$15,000 to $19,999

■

$20,000 or more.
1 A possible variation of this form would be to eliminate the column of nriee ranw« ->nH
; ~—~----------------sales price of each unit in the appropriate column. Thus, if a 3 bedroom detached' house sold* for 111 500
£Irm 1,st the
placed in the column under 3 bedroom detached units. Then the above form could still be usld to summariz^ thesl dat^°U b°

I*.
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SECTION X: UNSOLD INVENTORY OF NEW HOUSES FOR SALE
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Section V of this guide considered
the
vacancy ratio as a criterion of housing market strength. A high vacancy ratio gener
ally would indicate a weakness of the market, while a low vacancy rate would imply
that there is a current unsatisfied demand
for additional housing.
Within the above-mentioned vacancy count
there would be included a number of completed and unoccupied homes—and we can
also assume, unsold homes. The numbers
and characteristics of these houses provide
a sharper insight into the local sales hous
ing market situation. Furthermore, they pro
vide factors which will condition the quan
tities and types of additional sales housing
which will be produced and marketed. The
builder will regulate his output in accord
ance with most recent marketing experi
ences—if he does not elect to do this vol
untarily, he finds that his sources for con
struction loans will limit his production to
his previous sales accomplishments.
If there is an excessive unsold inventory
of completed houses, this does not auto
matically call for a broad cutback in the
entire new construction program. This may
mean only that certain portions of the mar
ket have been overbuilt, or that a more se
lective homebuying public is rejecting new
housing which has locational, environmen
tal, or qualitative drawbacks. Furthermore,
this does not always indicate that the mod
erate income families are not being served;
there may be occasions when local builders
fail to build adequately for the “second
round” buyers who desire improved and
more expensive accommodations.
In order to assess properly the dynamics
of the market for new sales housing, it is
necessary to develop continuing data with
respect to the characteristics of the unsold
sales housing inventory.13 It will probably
take several surveys to determine what is a
“normal” unsold inventory, and the concept

of “normalcy” may change over time. As a
local housing market progresses from a con
dition of balance to mild surplus, the previ
ous unsold inventory which could be sold
within 60-90 days may require 120-180 days,
which, in turn, would suggest that the mag
nitudes of the unsold inventory should be
reduced.
These surveys of unsold inventories should
be conducted annually or semiannually. An
initial step in securing this survey would
be to contact the local Homebuilders As
sociation (or the individual builders, if the
locality does not have such an organization)
to discuss the possibility of carrying out
such surveys. As in surveys of similar na
ture, the analyst should stress that only
cumulative totals are of interest to him, and
the anonymity of individual data sources
will be protected.
Depending upon the degree of interest of
the builders, it might be desirable to start
such surveys on a limited scale.16 Rather
than try to obtain all of the data suggested
in Exhibit 6, the first survey might obtain
information only with respect to the num
ber of unsold structures, by price ranges,
which have progressed beyond the plastering
or wallboard construction stage. If success
ful response is obtained in this initial in
quiry, the next survey might include a
breakdown of completed homes by unit
sizes, location; also the number of houses
13 National and regional data on sales of new single-family
units by price, type of financing and the unsold inventory are
published in Construction Reports- Housing Sales. Series C25,
Bureau of the Census and the Department of Housing and
Urban Development. Annual subscription in 1965 payable to
the Bureau of the Census was $2.50. Subscription includes
monthly and quarterly reports as well as an annual summary.
,u Since 1961, homebuilders in Portland, Oregon have been
doing comprehensive surveys on the unsold inventory of not
only new sales housing, but also of existing homes, rental
property and vacant lots. The tabulation of the 1963 data
resulted in 13 pages of tables. In addition, lenders in the
Portland area make a semi-annual survey of new unsold
single-family dwellings completed past the plastering or wallboard stage. Results of the annual survey are included in the
spring issue of Real Estate Trends in Portland, Oregon. Metro
politan Portland Real Estate Research Committee, Inc., 321
S.W. 4th Ave., Portland, Ore. In 1965 copies of this semi-annual
publication were available for $5.00 each from the Metropolitan
Portland Real Estate Research Committee, Inc.
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which are under construction, both sold and
unsold. Information could also be obtained
on multifamily structures consisting of 2-ormore units where all or a portion of the
units will be offered for rent.
The above-mentioned geographical break
downs would be determined locally, best
fitting local building patterns. In almost any
area there would be a logical breakdown by
central city and suburbs. If there is exten
sive construction in the central city, there
might be further breakdown by geographic
quadrants. Suburban construction is most
frequently identified by its location in coun
ties or minor political jurisdictions.
For surveys conducted on a semi-annual
basis, the months recommended for cover
age are March and September or April and

i ii

8

i

1

October, corresponding largely to the span
of the building season. Where surveys are
conducted on an annual basis, the spring is
suggested for survey coverage, inasmuch as
the major portion of new construction ac
tivity will start during this season.
In addition to the above, the prices at
which new sales housing are sold can be
tabulated in a manner similar to the method
discussed in Section IX and shown in Ex
hibits 3 and 5 of that section. If resources
are limited, however, it is more significant
for the analyst to obtain data on the volume and characteristics of the unsold in
ventory, since the price levels (and to some
extent the volume) of new sales housing can
be obtained through interviews and the study
of newspaper advertisements.

'

Section XI: Real Estate Transfers, Mortgage Recordings and

Exhibit 6.—Form for Reporting Unsold Inventory by Builder

i

Builder.
Unsold Inventory as of____________________

!

Unsold Inventory of Single Family Homes (completed past plastering or dry wall installation stage)

i

I

Price Range
Below
§12,500

§12,500§14,999

SI5,000S19,999

!

$20,000§24,999

S25,000
or more

!

Unit Size:
2 Bedrooms.

.

3 Bedrooms.
:'■!

il

4 or more Bedrooms.

.
ll

Geographic Location:

!i.

Central City_______
Outside Central City.

;!
!
:

;

i

Under Construction — (Footing must have been poured)

i

All size single family units.
Number sold
Number of Single Family Houses Under Construction on Individual Contract Basis for Owner.
Rental Properties Under Construction
Type

Number Structures

Total Housing Units

*
DuplexMultiple.
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As observed in foregoing sections of this
guide, there is no single measure of the
strength of the housing market. This guide
has already considered such criteria as va
cancies, sales of existing houses, and unsold
inventory of new sales housing. This sec
tion will consider two additional highly sen
sitive market indicators: (1) the pace and
velocity of real estate market activity as
represented by deeds and mortgage record
ings, and (2) the comparative strength of
the home financing market, as represented
by delinquent mortgages and mortgage fore
closures.
Although building permit data will show
the prospective volume of new construction
activity for the next 3-6 month period (and
longer in the case of apartment projects),
these data do not provide insight into the
current nature of the sales housing market
for both new and existing houses. If there
is a brisk demand for sales housing, as re
flected in the current and recently preced
ing volume of sales, the new production
will probably be absorbed without difficulty.
On the other hand, if the rate of sales has
been declining, the analyst can anticipate
that the newly produced housing will en
counter marketing difficulties. Information
with respect to the rate of sales of new
and existing homes can be obtained from
records of real estate transfers and from
mortgage recordings.
Regarding real estate transfers, it is im
portant to recognize that not every convey
ance of property represents the transaction
between a willing buyer and a willing seller.
For example, probate court actions, executor deeds, and sheriff’s deeds would not be
considered voluntary transfers. Accordingly,
the analyst would wish to eliminate these
“involuntary” transfers from consideration.
He can accomplish this by obtaining only
records of warrant deeds, inasmuch as these
reflect, essentially, voluntary transfers from

delinquencies

a willing seller to a willing buyer. These
warranty deed records can be obtained from
the office of the county clerk or from title
companies.
Even these warranty deeds contain certain
elements of distortion. For example, they
will cover transfers represented by condem
nations resulting from highway clearance,
urban renewal, and other types of public
actions. They will also cover nonresidential
properties. Furthermore, a single deed might
cover an apartment house sale representing
transfer of hundreds of housing units. De
spite these deficiencies, warranty deeds indi
cate “trend” of residential sales, both new
and existing with a high degree of reliabil
ity. Where the trend reflects an increase in
activity, this would imply an improving mar
ket; where the trend is one of decrease, the
market might be considered as weakening.
Since most real state transfers involve a
mortgage of some type, mortgage recordings
will tend roughly to parallel real estate
transfers. They will, however, ordinarily be
numerically less than the volume of trans
fers, inasmuch as many properties are pur
chased on the basis of the buyer’s assuming
the existing mortgage. The sources for ob
taining data on mortgage recordings will or
dinarily be the same as those utilized for
securing real estate transfer data.
The foregoing transfer and mortgage data
should be maintained regularly on a his
torical basis in order to ascertain trend
movements. Current data, if possible, would
be developed on a quarterly and/or monthly
basis, dating back for at least a year in
order to assess current dynamics. These data
will ordinarily be available only on county
wide basis, and the analyst will not be able
to determine, for example, differentials be
tween central city and suburban activities.
They will, however, provide a broad over
view of sales activity for the entire housing
market area, or for major geographic seg
ments of the market.
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In order to obtain most effective presen
tation of the above data—in terms of trend
identification and measurement—it is sug
gested that the mortgage recordings and real
estate transfers be plotted graphically. In
this manner, the analyst can compare move
ments within a single year, as well as yearto-year changes.
Delinquencies and Foreclosures
i.
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During periods of economic downturn, not
only will the volume of sales for new and
existing housing decline, but many homeowners will encounter difficulty in meeting
their monthly mortgage payments due to
layoffs, reduced work weeks, etc. It should
be pointed out that certain minimum levels
of delinquencies can be expected even dur
ing strongest market conditions; e.g., illness,
deaths, and family dissolutions, create con
ditions where the mortgagor is either un
able or unwilling to continue his mortgage
payments.
A foreclosure, of course, results from con
tinued delinquencies, and this step consti
tutes a “last resort” by the mortgage lender,
a step which most are usually anxious to
avoid. The legal costs and commissions for
resale of a property can frequently consume
the equity forfeited by the previous owner.
The circumstances which affect the inci
dence of foreclosure constitute a vicious
cycle. For example, during a period of economic downturn, property values are likely
to drop. A homeowner with limited equity
investment, despite continuity of income,
may find that he cannot obtain sufficient
funds from intended resale of his property
to cover both outstanding indebtedness and
costs incidental to selling. (Numerous real
estate brokers have indicated that, in addi
tion to real estate commission fees, such
additional costs as local and state transfer
taxes, mortgage initiation fees, and “point

payments” for obtaining liberal financing can
amount to 10 percent of the sales price.)
Under these circumstances, the present owner
may allow the mortgagee to take back the
property under foreclosure procedures, or he
may simply “walk away” from his commitments.
For purposes of market analysis, fore
closure proceedings initiated are usually a
more current and sensitive indication of the
condition of the market than completed fore
closures. This is especially true in states
which have a long redemption period.
Data on delinquencies are available frorp
mortgage companies, savings and loan as
sociations, and banks. In some instances, a
centralized source of delinquency data may
be provided by local Mortgage Bankers As
sociation groups, many of which send in
monthly reports to their central organiza
tion. In order to obtain the cooperation of
these sources of information, it is essential
that the analyst preserve the anonymity of
his respondents. This he can do by assuring
the sources that he will utilize only “total”
figures, and that he will not release figures
of individual lenders.
The delinquency data which are obtained
will cover mortgages serviced by local mort
gage lending institutions. Many mortgage
lenders, particularly mortgage service companies, will initiate mortgages and service
them (collect mortgage and principal pay
ments and make necessary outlays from ac
cumulated escrow accounts) even though the
mortgages may have been sold to such prime
lending sources as out-of-state savings banks
and insurance companies.
Exhibit 7 illustrates one type of presenta
tion that can be used for compilation and
tabulation of delinquency data. This table
can be expanded, or additional tables can
be used, to provide historical coverage for
purposes of comparison.

Exhibit 7.—Mortgage Loan Delinquencies by Type of Loan Serviced in.
Housing Market Area As of__________________
(date)

Type of Loan

Percent Delinquent by Degree

All Loans
Serviced
(percent)
Total
Delinquent

j

i

Total.

100

FHA.

100

VA.

100

Conventional.

100

30-60
Days

Over
60 Days

Foreclosure
Proceedings
Initiated

Foreclosed

I

:
i
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SECTION XII: ESTIMATING EFFECTIVE DEMAND AND NEED FOR HOUSING

H OUSING market analysis is intended to
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provide two separate findings: (1) an esti
mate of housing requirements, and (2) an
estimate of effective demand, and the need
for publicly-assisted housing. The first esti
mate will indicate the total number of addi
tional housing units which are required dur
ing the forecast period to accommodate the
increased number of households, replace in
ventory losses, and allow for an adequate
level of vacancies necessary for a balanced
market condition, which permits the internal
movement of population, the orderly marketing of new dwellings and the mainten
ance of a healthy competitive condition in
various segments of the housing market.
Frequently this estimate is additionally re
fined with respect to separate sales and
rental housing requirements, and where ap
plicable, includes a subclassification of hous
ing requirements among the nonwhite and
the elderly population. The second, the esti
mate of effective demand, identifies the fore
going requirements with respect to the price
ranges at which sales housing demand will
materialize and rent levels and unit sizes
at which the rental demand will be ex
pressed. The analyst, at the same time,
should review Section XIII, Estimating Re
location Resources, and take the contents in
that section into consideration when making
the foregoing estimates.
All final estimates made by the analyst
should, of course, take into consideration
the past and current marketing experience of
various types of housing such as sales hous
ing, garden apartments, high rise apart
ments, housing requiring direct governmen
tal assistance as well as housing not re
quiring direct assistance.
In view of the complexity of the tech
niques for estimating housing requirements
and effective demand, this section is pre
sented in the following major categories:

A. Estimating Housing Requirements
B. Estimating Effective Demand for Pri
vate Housing and Need for Publicly
Assisted Housing
(1) Effective Demand for Sales Housin g
(2) Effective Demand for Rental Hous
ing and Need Considerations for
Publicly Assisted Housing
SUBSECTION A: ESTIMATING HOUSING
REQUIREMENTS

T ABLE 22 provides an illustrative example of how housing requirements can be
estimated for the forecast period, January
1, 1964 through January 1, 1967. The Bing
hamton, New York housing market area is,
again, used for illustrative purposes: the
data utilized are largely hypothetical and are
intended for illustrative purposes only.
Instructions for Completion of Table 22
Line (1): The anticipated household growth
in the housing market area is derived from
the illustrative example Table 18 in the
household formation part of Section VII,
“Population and Household Estimates.” The
distribution of families by tenure (owner and
renter occupancy) is derived from the esti
mated current tenure distribution shown in
line 14 of Table 14 of Section VI, “Housing
Inventory.” In the case of this latter dis
tribution, it is noted that 35 percent of the
existing housing inventory was renter occu
pied. It should be emphasized that this in
ventory breakdown represents an historical
development in the Binghamton area; most
recent expressions of effective demand for
new housing in most cases will vary from
the historical trend. This consideration will
be discussed in greater detail in the follow
ing subsections dealing with estimates of
effective demand.
It is noted in Table 22 that there is no
adjustment for “in and out” changes in the
67
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Anticipated household growth in the housing market area.
Shift in tenure__________________________
Estimated demolitions----- ----- -------------------... „
Growth and replacement requirement; line 1 plus line 2 and line
Vacancies available at beginning of period2-----------------------Estimated number of required vacancies.-..----_------------------Excess or deficiency of vacancies; line 6 minus line 5----- - - -— -Estimated growth, replacement and vacancy housing requirement,
line 4 plus or minus line 7............. ....... .........-....................
9. Annual housing requirements----------------- ----- --------------Effective demand by area *
10. Central City............................................... ....... ................
11. Remainder of housing market area--------------------------------1.
2.
3.
4.
5.
6.
7.
8.

Bmghamt°n’ N°W York-

Total

Owner

1,962

1,275

Renter
687

+348
150
1,773
428
428

-348
300
639
1,215
1,024
-191

2,221
3 740

1,773
3 591

448
3149

(<)

(4)
(<)

(4)
(4)

450
2,412
1,643
1,452
-191

(“)

1 Data are illustrative only and no attempt was made to relate these data to the actual situation.
2 Sound or deteriorating units with or without private plumbing facilities available for rent or for sale.
8 Estimates should be rounded by analyst.
* Estimated after total effective demand has been estimated by rent ranges and sales price ranges.

housing inventory represented by conver
sions or mergers. As indicated in a previous
section of this guide, these activities cover
only a small proportion of the total housing
supply, and they have tended to balance
each other out during the current and recent
“non-shortage” housing conditions.
Line (2): The figures in this line are used
to indicate the estimated shift in tenure that
has occurred in the existing housing supply.
A technique has been developed to make

i

.•

allowances for this shift, which is shown as
follows:
(a) Show the tenure breakdown in 1960 of
the occupied housing supply in absolute
and percentage form. See Column (x)
below.
(b) Repeat step (a) for the current housing
stock. See Column (y) below.
(c) Apply the current estimated percentages
to the 1960 occupied housing stock. See
Column (z) below.

;
;
■

:
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Occupied
Dwellings

Total ....... ........

;
i:

ij
}

*

:

(X)

(y)
Est. Jan. 1964

April I960
Number

— 63,383

(Z)

Percent

Number

Percent

100.0

65,669
42,921
22,748

100.0
65.4
34.6

Owner ..........
...... 41,046
64.8
Renter _____
— 22,337
35.2
(d) The foregoing indicates that there has
been an increase in the ratio of homeownership due to new construction and
a probable shift from renter to owner
occupancy. The annual average loss of
renter units to owner occupancy since
1960 is determined as follows:
22,337 — 21,931
= 108
3.75 yrs. (Apr. 1960-Jan. 1964)
(e) The average annual household increase
is computed in the following manner
65,669—63,383=610
3.75 years
00 The annual net shift of 108 units is rela
tive to an annual average household in
crease of 610 units, and it is assumed
that this relationship will continue in
the future. Computation of the esti
mated annual net shift in the future for

Current Percentage—
Applied to 1960 Total

63,383
41,452
21,931

owner and renter occupancy is com
puted as follows:
108 x 650 (annual projected
610
household growth)
=116
(g) The estimated annual shift of 116 units
from renter to owner occupancy is mul
tiplied by the forecast period, 3 years,
to obtain the estimated shift for the
period. This amounts to 348 units and
is entered as a minus figure under the
renter column in Table 22 and a plus
figure under the owner column. (A
shift from owner to renter occupancy
would be reflected in a minus figure in
the owner column and a plus figure in
he renter column.) While the foregoing
echnique is not presented as an accu
rate method of indicating shifts in ten
ure, it does provide a reasonable method

'
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of making allowances for shifts in
tenure.
Line (2): The estimates of demolitions by
tenure would be obtained from the fore
going Section IV, “Displacement and Demo
litions.” From Section IV, it had been assumed that inventory losses derived from
demolitions will amount to 150 units a year,
or 450 units for the three-year forecast
period. This estimate considered the fact that
actual demolitions generally lag behind
schedules established by local agencies, in
terms of both starts and periods required for
execution. The breakdown of these demoli
tion losses by tenure can frequently be ob
tained from the agencies carrying out the
demolition. Local urban renewal agencies, for
example, are required to carry out surveys of
site occupants. Where such data are not
available, the analyst can frequently develop
fairly reliable estimates by checking demo
lition areas against most recent Census tract
and block which will identify tenure of the
occupants.
Line 4: This represents a total of lines (1),
(2), and (3).
Line 5: The vacancies available at the be
ginning of the forecast period (January 1,
1964) are obtained from line 10 of Table
14 in Section VI, “Housing Inventory.” This
figure should reflect the “effective” vacancy
concept utilized by the Census of Housing,
i.e., these units should be available for rent
or sale, and in sound or deteriorating con
dition, and should contain all or some
plumbing facilities. This estimate would ex
clude dilapidated units, or units which are
not considered as being available for rent
or sale.
Line 6: In the foregoing Section V, “Va
cancy Situation,” the concept of the “nor
mal” vacancy rate was discussed. This rate
was considered to be sufficiently high to
.provide required residential mobility and to
provide a reasonable choice in housing ac
commodations by rent, price, location and
quality. In the case of Binghamton, the 1.0
percent homeowners effective vacancy rate
is considered to be normal. On the other
hand, the effective rental vacancy rate of 5.1
percent can be considered, at the present
time, to be above a normal range of 4 to 5
percent (mid-point 4.5) for the Binghamton
market. An effective vacancy rate of 4.5 per
cent, applied against the current rental in
ventory, would yield 1,024 vacancies, which

are 191 less than the currently estimated
rental housing vacancy estimate of 1,215. It
should be emphasized that the 4-5 percent
range of effective rental vacancies consid
ered “normal” for Binghamton at the present
time would have relevance for this market
area only. The analyst should expect ratios
to vary from one market area to another,
reflecting individual area characteristics.
Line 7: As indicated in Table 22, Line 6
is subtracted from line 5 to determine the
excess or deficiency in vacancies. This pro
cedure would yield a modest surplus of 191
vacant rental units for the Binghamton area.
Line 8: A more refined estimate of housing
requirements is set forth in this line. The
previous line 4 estimate of requirements re
flected increased household formations, hous
ing inventory losses, and shifts in tenure. In
this line, further adjustment is made for de
ficiency or excess of vacancies. In the case
of Binghamton, the excess of 191 vacancies
necessitates subtraction of this amount from
line 4. (If there had been an estimated de
ficiency of vacancies, this amount would
have to be added to the figure in line 4.)
The figures in this line represent the esti
mated housing requirements by tenure for
the three year forecast period.
Line 9: The line represents the estimated
housing requirements on an annual basis,
and the figures should be rounded inasmuch
as they are only estimates.
Lines 10 and 11: The determination of these
figures will be discussed in subsequent por
tions of this section which considers esti
mating the effective demand.
SUBSECTION B(l): EFFECTIVE DEMAND
FOR SALES HOUSING
The method of computing the effective
demand for sales housing is shown in Tables
23 and 24.
Explanation of Table 23
Column (1) — Listing of deciles.
Column (2) — This is the estimated current
income after Federal taxes of all families in
the Binghamton SMSA as of January 1966.
Techniques for estimating current income are
covered in Section VIII. In estimating the
demand for sales housing, current estimated
incomes of all families are used rather than
69
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Decile

(1)
D-l
D-2.
D-3.
D-4
D-5.
D-6.
D-7.
D-8.
D-9.
D-9.5.

Ratio of
Sales
Price to
Purchasers'
Income

Exhibit 8: Cumulative Price Distribution of Sales Housing Demand in Binghamton, N.Y., SMSA, January 1964-Januaiy 1967

Estimatcd
Family
Income i
January 1966

Ratio of
Purchasers’
Income to
Income of
All Families
(3)*

(4)

(5)*

(2)

(6)

S 3,494
4,872
5,855
6,659
7,406
8,207
9,274
10,546
12,779
15,356

1.48

$ 5,171
6,334
7,260
7,991
8,739
9,438
10,387
11,390
13,162
15,356

2,70
2.61
2.55
2.50
2.46
2.42
2.38
2.35
2.32
2.29

813,962
16,532
18,513
19,978
21,498
22,840
24,721
26,767
30,536
35,165

Estimated
Purchasers’
Income i

1.30
1.24
1.20
1.18
1.15
1.12
1.08
1.03
1.00

Estimated
Sales
Price

Example and Explanation of Derivation of a
Percentage Distribution from a Decile Distribution

10090-

------89%

80-----72%

70-

z 60
id£ 50LU

Q.

i

40-

------ 40%

The decile sales price levels in Column (6) of Table 23 are
plotted and a curve is drawn with a french curve to connect
as many points as possible. After the curve has been
drawn, the cumulative precentages at various price levels
can be read from the graph. For example, a sales price
level of 325,000 intersects the curve at about the 72d per
centile, which means that 72% of the demand for sales hous
ing will be at prices less than 325,000.

3020-

1 After Federal taxes.
•National ratio, which may be used in all housing market areas.
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income of owners since demand for sales
housing is predicated on the assumption that
prospective buyers will be either previous
renters or previous owners. In estimating the
demand for rental housing, however, only
renter income is utilized on the assumption
that relatively few owners would be in the
market for rental housing.
Column (3) — The lowest price at which
private enterprise can provide new standard
housing in the United States is above the
income level of lower income families. It
follows that the income distribution of fam
ilies who purchase new homes will be higher
than the income distribution of all families.
The 1960 Census provides the incomes of
households of owner-occupied units who
bought homes which were built in 1959
through March 1960. Since two-thirds of the
owner-occupied units built in 1959 to March
1960 were within metropolitan areas, and
since most housing market analyses are likely
to be conducted within metropolitan areas,
metropolitan data are used in providing an
income distribution of home buyers in 1959
to March 1960. After making technical ad
justments, Column (3) of Table 23 shows
the ratio by decile of the incomes after Fed
eral taxes of purchasers of new homes in
1959 to March 1960 inside metropolitan
areas to the decile distribution of 1959 in
comes (after Federal taxes) of all families
inside metropolitan areas. These ratios pro
vide a technique whereby the projected in
come distribution of all families in a housing
70
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market area can be adjusted upward to reflect
the projected income distribution of homebuyers.

Column (6) — The estimated sales price
distribution by decile is determined by mul
tiplying Column (4) by Column (5).
The technique in Table 23 in effect as
sumes that the entire estimated demand foF
private sales housing can be allocated only
to those families who can afford to purchase
new private housing. To a degree, families
with insufficient incomes to purchase new
housing will purchase existing housing. Many
families occupying existing housing will in
turn purchase new housing.17

units in the Phn-wiii Z, the new households moving into new
or former owner* d i?h 3 SMSA ln 1955-56 were former renters
ers. Also, see Chapter III: The Filtering Process.

12.5 15.0

17.5 20.0 22.5 25.0 27.5 30.0 32.5 35.0 37.5 40.0 42.5 45.0

Explanation of Table 24
Using the data derived in Table 23, a pre
liminary estimate of the demand for new
sales housing is made by price ranges in
Table 24. The explanation of Table 24 is
as follows:
Column (1) — These are arbitrary local
sales price ranges that will vary among lo
calities. They would generally reflect the
range of sales prices achieved by homebuild-

!

ers. The lowest sales price should be the
same as the estimated lowest price at which
private enterprise can provide new housing
in the housing market area. In the Bingham
ton housing market area, it is estimated (for
illustrative purposes only) that the lowest
price at which private enterprise can pro
vide new housing is $11,000. This price
therefore becomes the lower level for a sales
price class, preceded by a class of “Under
$11,000.”

Table 24.—Illustrative Example for Estimating Annual Effective Demand for New Sales Housing by
Price Ranges in Binghamton, New York, SMSA, for Forecast Period January 1,1964 to January 1,1967
Estimated Percentage Distribution of Potential Purchasers

Conventional Sales Price Classes

!
,

(1)
Under SI 1,000._
511.000-S12,499
512.500-S14,999.
815.000-817,499.
817.500-819,999.
320.000-822,499.
522.500-824,999.
825.000-829,999.
830,000 or more.

j
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10.0

SALES PRICE (THOUSANDS OF DOLLARS)

Column (4) — The projected income of
home purchasers is estimated by multiplying
Column (2) by Column (3).
Column (5) — The ratio of sales price to
purchasers’ income shown in this column is
computed by dividing the decile levels of a
national sales price distribution by the decile
levels of the income distribution of home
purchasers. After making technical adjust
ments, the ratio was primarily derived from
1960 Census data and sales price data of
one-family homes sold in the United States
inside metropolitan areas in 1963.

10-

i

Total_______________
Percent above minimum price.

Cumulative

By Class

Above
Minimum

Price

Preliminary
Absolute
Distribution

(2)

(3)

(4)

(5)

4
6
13
24
40
58
72
89
100

4
2
7
11
16
18
14
17
11

2
7
11
17
19
15
18
11

12
41
65
100
113
89
106
65

100
96

100
100

591

96

71
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Column (2) — To determine these figures
the sales prices in Column (6) of Ta
should be plotted graphically against tne
deciles in Column (1) of Table 23.
1S
shown in Exhibit 8 and is the same as tne
technique used in estimating incomes in cc
tion VIII. A french curve should be used
in making a demand distribution curve, n
order to obtain a fairly smooth distribution
curve similar to a normal income distribu
tion curve, it will not always be possible
to connect all the plotted points. On the
lower and left end of the curve, the tail
should be similar in shape to the incomes
curve shown in Section VIII. From the resultant graph the percentage of households
in various price ranges can be obtained by
selecting the upper limit for each conven
tional sales price class on one axis and then
reading up or across to where this limit in
tersects the french curve.
It has been determined that the lowest
price at which private enterprise can pro
vide new standard housing in substantial
numbers is $11,000. The data in Column
(2) shows that 4 percent of the demand
schedule is below $11,000. The last figure
in Column (2) is 96 percent, since this is
the proportion of the demand schedule that
is above the minimum price of $11,000.
Column (3) — This is the class distribution
of Column (2). Thus, to determine the pro
portion of the demand that is in the $15,000$17,499 range, 13 percent in Column (2) is
subtracted from 24 percent indicating that 11
percent of the demand is in this price range.

j;
i;

|1
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*
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Column (4) — The 96 percent of the de
mand schedule above $11,000 in Column (3)
is redistributed on the basis of 100 percent.
Thus, 18 percent of the demand in Column
(3) in the $20,000 to $22,499 price range is
divided by 96 percent to obtain a figure of
19 percent in Column (4).
Column (5) — Table 22 shows that the es
timated annual demand for sales housing in
the Binghamton housing market area is 591
units. To determine the demand by sales
price ranges, this figure is multiplied by the
percentages in Column (4), Table 24.
Based on unsold inventory surveys and
other knowledge about the sales market the
demand schedule shown in Table 24 might
be modified to reflect these market factors
It is important to note this demand schedule
reflects the demand for sales housing regard!
less of whether it is built for sale or built

72
:. I

for the exclusive use of the owner. Of the
new one-family homes sold in the United
States in 1963, only 62 percent were built
for sale and 35 percent were built for the
exclusive use of the owner on his own land.18
The remaining 3 percent was either built
for rent or not reported. While 35 percent
of all the new one-family homes sold in
the United States in 1963 were built exclusively for the owner, data available sug
gest that of the one-family homes in the
highest 10 to 15 percent of the sales price
levels, approximately 45 to 50 percent were
built exclusively for the owner.
The demand schedule in Table 24 is pre
sented without regard to number of bedrooms in the unit. In 1963, 70 percent of
the one-family homes sold in the United
States contained three bedrooms and 24 per
cent contained 4 bedrooms or more. More
than three-fourths of the homes containing
4 or more bedrooms sold for $20,000 or
more. Thus, it can usually be assumed that
the bulk of any sales demand schedule will
be for 3-bedroom units with 4-bedroom units
being a more important demand factor in
the higher price brackets.
SUBSECTION B(2): EFFECTIVE DEMAND FOR
rental housing and need Considerations
FOR PUBLICLY ASSISTED HOUSING

Estimating

the demand for rental
housing is somewhat more difficult than es
timating the demand for sales housing. In
most instances, demand for sales housing is
for units containing three or more bedrooms.
Families purchasing housing usually want to
assure that the house will be large enough
to meet their needs for several years, at
least, and consequently will often buy a
house which is larger than their present
family needs.
On the other hand, persons or families
renting apartments or homes usually do not
wish to pay for more space than they will
need, since they can move to larger quarters
if their space requirements increase. De
mand therefore has to be estimated carefully
in terms of units ranging in size from effi
ciency units to units containing 3 or 4 bed
rooms or more.
Moreover, apartment demand is further
subclassified by types of structures and lo
cation whereas the bulk of new sales housing is likely to be built on the periphery of
"Construction Reports: Housing Sales, op. cit.
15, Section X)
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the built-up areas within a housing market
area. Rental housing may consist of single
family units, duplexes, row houses, gardentype developments and high-rise structures,
and these may be built in the central city
of the housing market area or in the sub
urban area. The location, type of structure
and rent will be important factors in de
termining the type of tenant that the rental
housing will serve. For example, married
couples with children are more apt to be
found in a garden-type development than in
a high-rise structure. A high-rise structure
in a central city near good public transpor
tation may attract primarily middle-age ten
ants while another high-rise structure with a
large parking area, swimming pool and other
recreational facilities may attract a mixture
of young single persons, recently married
couples as well as middle-aged and older
persons with no children at home. Proximity
to a hospital or a university may also have
a major impact on the occupancy of a nearby
apartment structure.
In most housing market areas the demand
for higher rent units in elevator buildings is
usually quite small, particularly outside of
the larger metropolitan areas. According to
the Bureau of the Census, only 20 percent
of the private multifamily units in 5-ormore unit structures started in 1963 con
tained 4-or-more stories. Non-family house
holds consisting of two or more unrelated in
dividuals are often a significant factor in
the demand for rental housing especially in

high-rise elevator units. Any surveys of the
tenants of such structures would certainly
oe helpful in estimating the proportion of
non-family households in the market as well
as other significant characteristics of occu
pants of such units.
The analyst should also review population
changes by age distribution. The primary
rental market usually includes the 20-29 age
group and the over 45 age group, while the
primary sales market is the 30 to 45 age
group. Although there is a certain amount
of overlap of demand among these groups,
review of the population age structure can
provide useful background information in
evaluating the rental housing market.
The remainder of this subsection will be
primarily devoted to the technique for mak
ing a preliminary estimate of the demand
for rental housing by unit size and by rent
ranges.
Methodology for Making Preliminary
Estimates of Effective Demand
The development of effective demand es
timates for rental housing rests upon the
assumption that families at various income
levels are willing to allocate certain pro
portions of their income for rent (gross rent
including all utilities). This proportion is
usually designated as the rent-to-income ratio
or abbreviated as “RIR.” Table 25 provides
a guide of rent-to-income ratios after taxes
for all families and for nonwhite families,

Table 25.—National Gross Rent-to-income Ratios (After Federal Taxes) for All Households and
Nonwhite Households by Family Size

;
.
■

Income Decile

j
(i)

:
i

i
i

i

Nonwhite Households

All Households

D-l
D-2.
D-3
D-4.
D-5.
D-6.
D-7,
D-8
D-9
D-9.5.

1-Person

2-Persons

3-or-more
Persons

1-Person

2-Persons

3-or-more
Persons

(2)

(3)

(4)

(5)

(6)

(7)

25 (.02083)
25 (.02083)
25 (.020S3)
25 (.02083)
24 (.02000)
23 (.01917)
22 (.01833)
21 (.01750)
20 (.01667)
20 (.01667)

25 (.02083)
24 (.02000)
23 (.01917)
22 (.01833)
21 (.01750)
20 (.01667)
19 (.01583)
18 (.01500)
17 ( 01417)
17 (.01417)

22 ( 01833)
21 (.01750)
20 (.01667)
20 (.01667)
20 (.01667)
20 (.01667)
19 (.015S3)
18 (.01500)
17 (.01417)
17 (.01417)

25 (02083)
25 (.02083)
25 (.02083)
25 (.02083)
25 (.02083)
25 (.02083)
25 (.02083)
25 (.020S3)
24 (.02000)
24 (.02000)

25 (.02083)
25 (.02083)
25 (.02083)
25 (.020S3)
24 (.02000)
23 (.01917)
22 (.01S33)
21 (.01750)
20 (.01667)
20 (.01667)

25 (.020S3)
25 (.02083)
25 (.020S3)
24 (.02000)
23 (.01917)
22 (.01833)
21 (.01750)
20 (.01667)
19 (.015S3)
19 (.01583)

;

,
( ) The figures in parenthesis following the gross rent-to-income ratios are reciprocals that may be applied to the annual
income to obtaiS Se estimated monthly gross rent. For example, the reciprocal for a 23 percent rent-to-income ratio is deter
mined by multiplying 23 times .0833 (which is equal to l/12th). This saves the double computation of multiplying the annual
income by .23 to obtain the annual gross rent and then dividing by 12 to obtain the monthly gross rent

i;
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veloping demand estimates.
Table 25 indicates that lower income
households spend proportionately more of
their income for rent than higher income
households. Although these ratios are based
on data in the 1960 Census for renter house
holds inside metropolitan areas, some of the
ratios particularly in the lower income ranges
were higher in the Census than as indi
cated in Table 25. The rent-to-income ratios
in the Census reflect not only what house
holds are willing to pay for housing, but
also what they are forced to pay for hous
ing, which is more apt to be reflected in
the rent-to-income ratios for the lower in
come ranges. Therefore, in the lower deciles,
the rent-to-income ratios have been lowered
to reflect more what households would be
willing to pay for housing. Since the income
distribution for nonwhite households as com
pared with all households is substantially
lower, the rent-to-income ratios for nonwhite
households are higher than for all house
holds. (The rent-to-income ratios related to
gross incomes before Federal taxes would
be lower than as shown in Table 25, es
pecially in the middle and higher income
groups.)
Explanation of Table 26

!

I

S ■

As indicated in the foregoing, the ratios
developed in Table 25 may be used for all
localities. If, however, the housing market
area had a population of 100,000 or more as
of the 1960 Census, it may be advisable to
compute the metropolitan rent-to-income ra
tio for the study locality based on the
method shown in Table 26. The rent-toincome ratios developed in Table 26 are for
households containing 2-or-more persons. De
velopment of local rent-to-income ratios in
Table 26 by the household sizes shown in
Table 25 requires the substitution of local
rent and income data for 1-person house
holds, 2-person households and 3-or-more
person households.

Use of local data would reflect the rentto-income ratios families were paying as of
the 1960 Census. In some cases, where there
has been relatively little new rental housing
construction, the rent-to-income ratios re
flected what households were paying for a
rental housing inventory which was rela
tively old. If new rental housing were placed
on the market with modern amenities and
good location, households may be willing to
allocate a larger proportion of their income
for rent than the Census data for the locality
would indicate. In such instances it may be
advisable to use the national rent-to-income
ratios shown in Table 25.

Taxable Income
MARRIED

Not over §4,000.
Over:
§4,000.
§8,000.
§12,000.
§16,000.

Column (1) (2) (3). Taken from Table A-3 in
the Metropolitan Housing Series HC(2) of
the 1960 Census of Housing for the Bing
hamton metropolitan area.
(3)

:
:

Not over §2,000.
Over:
§2,000.
§4,000.
§6,000.
§8,000.
§10,000.

§800
§1,680
§2,720
§3,920

+
+
+
+

of Excess Over

22%
26%
30%
34%

§4,000
§8,000
§12,000
§16,000

20%

But not more than:
54.000.......
§6,000____
58.000_____
S10,000_____
§12,000-.......

S400
S840
§1,360
§1,960
§2,640

+
+
+
+
+

of Excess Over
S2,000
§4,000
§6,000
§8,000
SIO.OOO

22%
26%
30%
34%
38%

subtracted from

Column (5). Percentage distribution of Col
umn (4).

1.

Column (6). Cumulative distribution of Col
umn (5).

:

Column (7). Listing of deciles. Explained in
Section VIII.

i

Column (8). To determine these figures, plot
the percentages in Column (6) against the
gross rent distribution shown in Column
(1). See Section VIII for procedures and
graphic Exhibit in this section.
Column (9). The monthly rent in Column
(8) times 12 equals the gross annual rent.
Using the 1959 income distribution for fam
ilies of two or more persons, this is com
puted by the procedure shown in Section
VIII.
The development of 1959 income data
after Federal taxes will require the use of
the Federal income tax schedule which was
operative in 1959. The income tax schedule
for a selected income group at that time
was as follows:

:
;

In estimating household income after Fed
eral taxes for all households, an exemption
of $2,000 per household was assumed. This
is based on a national average household
size of 3.3 persons times an exemption of
$600 per person. By household size, the ex
emption schedule would be as follows: 1
person, $600; 2 persons, $1,200; 3-4 persons,
$2,100; 5 persons, $3,000; and 6 or more
persons, $3,600.
Column (11). Column (10) divided by Col
umn (9). In cases where the computed rent-

to-income ratio exceeds 25 percent, the analyst may wish to arbitrarily lower the ratio
to 25 percent based on a market assumption
that families cannot afford to pay more than
about 25 percent of their income for rent.
Explanation for Use of Rent-to-income
Ratios as of the 1960 Census
The use of rent-to-income ratios as of
the 1960 Census for making current market
estimates is predicated upon the assumption

Table 26.—Computation of Decile Distribution of 1959 Gross Rents of Renter Families
of Two or More Persons in the Binghamton, New York, SMSA
Part A

;
i

(1)
Under §30,.

Part B

Renter-Occupied
Households

1959 Gross
Rent
Distribution

Percentage
Distribution

Adjusted
Gross
Gross
1959 Rent to
Decile Monthly Annual Renter Income
Rent
Rent Income Ratio

Total

One
Person

Two
or more
Persons

By
Class

Cumu
lative

(2)

(3)

(4)

(5)

(6)

(7)

0.5
2.3
8.0
18.8
37.6
57.3
S3.5
94.3
100.0

I D-l__
I D-2__
I D-3__
D—1—
D-5__
D-6—
D-7__
D-S...
D-9__
D-9.5.

1
;
:
;

S40-S49___
§50-359___
360-S69__ I
870-879.__I
§80-899___
§100-8119 —
$120 or more

342
793
1,619
2,614
3,976
3.852
4.852
1,943
1,015

:;

Total.

21,006

S30-S39___
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20%

But not more than:
S8,000____
§12,000____
§16,000___
§20,000__
SINGLE

Instructions for Completing Table 26

Column (4). Column
Column (2).

Tax

258
500
661
811
848
55S
481
143
58
4,318

84
293
958
1,803
3,128
3,294
4,371
1,800
957
16,OSS

0.5
1.8
5.7
10.8
18 8
19.7
26.2
10.8
5.7
100.0

100.0

I

(8)

(9)

(10)

97
110

S636
732
804
852
912
9S4
,056
1,164
1,320

§2.251
3,241
3,887
4,489
5,049
5,566
6,246
7,046
S,2SS

28
23
21
19
18
18
17
17
16

123

1,476

10,331

14

$53
61
67
71
76
82

ss

(11)

75
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that while incomes may rise, the rent-toincome ratios will not change signincan y
within each income decile. This compara ive
stability of the rent-to-income ratios can be
attributed to two factors: (1) one is the
assumption that management and mainte
nance costs will rise, and (2) during peno s
of rising income, families are more willing
to spend an increased amount for housing
(but not necessarily a higher proportion o
income). Both factors will tend to keep the
rent-to-income ratios comparatively stable at
the various decile levels. While rent-toincome ratios by various deciles may change
over the period of a decade, such changes
are usually slow in developing and are not
likely to reflect radical changes before new
data from the next decennial census are
available.
Relationship of Household Size to
Unit Size
In order to make estimates of demand
for rental housing by rent ranges and by
unit size, it is necessary to assume that
there will be some correlation between
household size and unit size. The matching
of household size and unit size in Table
27 is a rough approximation of the unit size
requirement for a given size household for
purposes of determining rent ranges. For ex
ample, to determine the demand by rent
ranges for 0-bedroom or efficiency units, the
income distribution for 1-person renter
households would be used. To determine the
demand distribution by unit size, however,
the method shown in Tables 30 and 31 will
be used.

rr.mr 27—Unit Size Requirements for Renter
Households for Purposes of Determining
Rent Ranges

:
I

I

:

D-l
D-2.
D-3
D-4
D-5
D-6.
D-7
D-8
D-9
D-9.5

(

i-

I

Example and Explanation of the Derivation of a
Percentage Distribution from a Decile Distribution

100—

0- bedroom.
1- bedroom.
2- bedroom.
3- bedroom.
4-bedroom.

1 person—
2 persons,..
3-4 persons.
5 persons,..
6 persons...

908070-

-*---- 66%
y- 60-

Estimating Projected Rent Paying

LU

Ability by Unit Size
As indicated previously in this subsection,
estimating the demand for rental housing
requires estimating the demand by both unit
size and by rent ranges. Since incomes and
rent paying ability tend to vary by size of
family, estimates of demand for rental hous
ing will have to take these factors into con
sideration. For metropolitan areas having a
population of 100,000 or more, the tech
nique shown in Table 28 and Exhibit 9
and accompanying instructions can be used.
Instructions for Completing Table 28
Column (1) — This is a list of deciles,
which was explained in Section VIII: Fam
ily Income Estimates.
Column (2) — As indicated in Table 27, the
income distribution of three and four per
son households is considered to be the most
appropriate for determining the effective de
mand for two bedroom units. (To determine
the demand for efficiency or 0-bedroom
units, the analysis would utilize the income
distribution of one person families; for one

Decile

Renter Family
Income1
January 1966
3-4 Persons

Gross Rent-toIncome Ratio

Monthly
Rent-toIncome Ratio
Reciprocal

Estimated
Monthly Gross
Rent

(1)

(2)

(3)

(4)

(5)

S3,233
4,396
6,192
5,818
6,412
7,052
7,827
8,654
10,135
11,673

22
21
20
20
20

.01833
.01750
.01667
.01667
.01667
.01667
.01583
.01500
.01417
.01417

•See text for instruction on how to complete the columns in this table1 Estimated income after Federal taxes.
ble‘
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2-Bedroom Units in.Binghamton, N.Y., SMSA,
January 1964-January 1967

Unit Size Required

Renter Household Size

Table 28.—Illustrative Example for Estimating the Projected Rent Paying Ability by Decile for
2-Bedroom Unit for the Binghamton, New York, SMSA*
j

Exhibit 9: Cumulative Distribution Curve of Rent Paying Ability for

20
19
18
17
17

S59.3
76.9
86.6
97.0
106.9
117.6
123.9
129.8
143-6
165.4

------ 53%

2 50a.

40-

------ 41%

The decile gross rent levels in Column (5) of Table 28 are
plotted and a curve is drawn with a french curve to connect
as many points as possible. After the curve has been drawn,
the cumulative percentages as various gross rent levels can
be read from the graph. For example, a gross rent level of
$120 intersects the curve at about the 66th percentile, which
means that 66 percent of the demand for 2-bedroom units
would be at gross rents of less than $120 per month.

3020-

10-

0-/A*

40

50

60

70

80

90

100

UO
120
130
140
150
MONTHLY RENT (DOLLARS)

bedroom units, the distribution for two per
son families; for three bedroom units, the
distribution for five person families; for four
bedroom units, the distribution of six per
son families.) The 1959 income data for
3-4 person renter families in the Bingham
ton SMSA was taken from Table A-3 of the
Metropolitan Housing series, HC-2 and is
projected to January 1966. Although the
housing market analysis in this manual is
being made for three years, as indicated in
Section VIII, it is recommended that in
come projections be made for two years. If
the income were projected for the threeyear period, this would result in a signifi
cant over-statement of demand in the higher
price levels during the early part of the
forecast period.
Column (3) — These figures are obtained
from Column (4) of Table 25, which pro
vides data on the national rent-to-income
ratios. The analyst, however, may compute
the rent-to-income ratios for the study lo
cality based on the technique shown in
Table 26.
Column (4) — This is the monthly rent-toincome ratio reciprocal, which is also taken
from Column (4) of Table 25. The annual
income may be multiplied by the reciprocal
obtain the estimated monthly gross rent.
The alternative is to multiply the annual

160

170

180

190

200

income by the gross rent-to-income ratio
shown in Column (3) to obtain the gross
annual rent and then divide by 12 to ob
tain the monthly gross rent.
Column (5) — The figures in Column (2)
are multiplied by the reciprocals in Column
(4) to obtain the estimated monthly gross
rents.
This same technique is then used to de
velop estimated rent paying ability for effi
ciency, one-bedroom, three-bedroom and
four-bedroom units, except that for efficiency
units, Column (2) of Table 25 would be
used for the rent-to-income ratios and Col
umn (3) for one-bedroom units.
Explanation of Exhibits 9 and 9A.
The gross monthly rent and paying ability
by deciles for a 3 or 4 person family shown
in Column (5) of Table 28 has been plot
ted as a cumulative rent paying ability dis
tribution curve in Exhibit 9. As indicated
in the explanation of Table 28, gross
monthly rent paying ability by deciles would
also be computed for other size families.
In addition to the cumulative rent paying
ability distribution curve for 3-4 person
households, Exhibits 9 and 9A show dis
tributions for other size families. As can
easily be determined from these graphs, the
further to the right the curve is, the greater
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is the rent paying ability in terms of ab
solute dollar amounts. The curves were
drawn to connect as many of the plotted
points as possible and yet achieve reasonably
smooth curves. The use of this exhibit is
discussed in the next part of this subsection.
Explanation of Table 29
Table 29 provides a means whereby the
current distribution of renter households by
size of household can be estimated. Since
there is a large concentration of lower in
come 1-person households reflecting a high
proportion of elderly as well as a relatively

Below-market rate
Market rate_____

high incidence of low incomes among large
families, the renter household distribution of
families able to afford new private rental
housing is different from those who cannot
afford new private housing. Instructions for
completing Table 29 are as follows:
Columns (1), (2) and (3) — The distribu
tion of renter households by number of per
sons in the household is shown in the HC (2)
metropolitan housing series cited in the ap
pendix. The figures in Column (3) are a per
centage distribution of the figures in Column

?

;:

(2).

Table 29.—Current Estimated Distribution of Renter Households by Family Size
_______ in Private Market and Directly Assisted Market in Binghamton SMSA

Number of
Persons in
Renter
Units

;
i

Number

Percent

(2)

(3)

1
2.
3
4.
5.
6 or more__

4,588
6,415
4,561
3,333
1,864
1,576

20.5
28.7
20.4
15.0
8.3
7.1

Total.

22,337

100.0

(1)

i

Distribution
as of the
1960 Census

Current
Estimate

Private Market
Without Direct Assistance

Directly
Assisted Market

\
Percent
Dist.

Percent

Number

Percent
Dist.

Percent

Number

(5)

(6)

(7)

(8)

(9)

4,663
6,529
4,641
3,412
1,888
1,615

21
55
59
59
61
43

979
3,591
2,738
2,013
1,152
694

9
32
25
18
10
6

79
45
41
41
39
57

3,684
2,938
1,903
1,399
736
921

32
26
16
12
6
8

22,748

49

11,167

100

51

11,581

100

:■

(4)

(10)

:

■

:
1

L

1-Person
0-Bedroom

2-Persons
1-Bedroom

3-4 Persons
2-Bedroom

5-Persons
3-Bedroom

6-or-more
Persons
4-Bedroom

$90
105

$95
110

$100
120

$105
130

$115
140

200

MONTHLY RENT (DOLLARS)

ji

difficult to determine, and any percentage
shift is likely to be gradual.
Column (5) — Computation of the figures
in Column (5) requires estimate of gross rent
level by unit size at which new rental hous
ing can be provided in the study locality
without direct subsidy. It is usually desira
ble to establish a rent level based on rental
housing financed at a market interest rate
and the rent level that can be achieved by
use of some form of assistance such as be
low market interest rates under the FHA
Section 221 (d) (3) program and/or State as
sistance and local tax abatement. In the case
of the Binghamton market, these minimum
achievable monthly gross rents are illustra
tively estimated as follows:

a

5-Person

10-

:

i

1-Person_____ ^O'

40-

Column (4) — Table 14 in Section VI: Hous
ing Inventory shows that the current estimate of the renter-occupied housing supply
is 22,748 units. It is assumed that the current distribution of renter households by
number of persons in the household will be
the same as in the 1960 Census. Accord
ingly, the percentage distribution in Column
(3) is applied to the current estimated total
number of renter households, 22,748, to ob
tain a current absolute distribution. It is
true that in-migration or out-migration or
changes in the age distribution of the popu
lation since the last Census could change
the percentage distribution that existed as of
the last Census. Such change, however, is

78
:

Taking a 2-bedroom unit, the lowest gross
achievable rent which private enterprise
could provide based on a below-market inter
est rate would be $100. In Exhibit 9, a $100
gross rent intersects the vertical axis at the
41st percentile, which means that 41 percent
of the 3-4 person renter households could
not afford a rent of $100, and conversely
59 percent could afford a rent of $100 or
more. Thus, for a household of 3 or 4 per
sons, the percent in the private market in
Column (5) would be 59 percent. The same
technique is used to determine the propor
tion of other size families that would be in
the private market.
Column (6) — To determine the number of
renter households who could afford rents for
new construction in the private market, the
figures in Column (4) are multiplied by the
percentages in Column (5).
Column (7) — This is a percentage distri
bution of Column (6).
Column (8) — The provision of new con
struction for households unable to afford new
construction in the private market requires
a more direct form of assistance such as
rent supplements or low-rent housing con
structed by local housing authorities. The
percentages in Column (8) are the differences ’
between 100 percent and the percent shown

in Column (5), and show the percent of
renter households that cannot afford new
private housing without direct assistance.
Column (9) — This is the difference be
tween Column (4) and Column (6).
Column (10) — This is percentage distribu
tion of Column (9).
Explanation of Table 30
In estimating the demand for rental hous
ing it is necessary to not only estimate the
demand by various rent ranges, but also by
unit size. Table 30 illustrates a means where
by the unit size requirements for private
rental housing without direct assistance can
be determined. The allocation of various
size households to different bedroom sizes
is based on not only what is desirable, but
also what is likely to occur in a free market
situation. Where occupancy standards are not
established or enforced, it is probable, for
example, that there will be some efficiency
units occupied by 2 persons and some 1-bed
room units occupied by 3 persons, even
though these families should be in larger
size units. Instructions for the completion
of Table 30 are as follows:
(1) The distribution of the number of renter
households by various unit sizes was
obtained from Column (6) of Table 29.
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32.

Estimated Rent Distribution by Unit Size for

■

Binghamton, New York, SMSA

■

Percent Distribution

Number of Bedrooms Required

-1
Persons in Renter Units
1
2.
3.
4.
5
6-or-more
Total.
Percent.

Total

0-Bedroom

2-Bedroom

3-Bedroom

Rent Range

4-Bedroom

979
3,591
2,738
2,013
1,152
694

979
98
xx

XX

XX

xx

XX

3,493
274

XX

XX

XX

XX

XX

XX

XX

2,464
1,208
xx

XX

XX

XX

xx
805
1,152
xx

xx
xx
xx
694

11,167
100

1,077
10

3,767
34

3,672
33

1,957
17

694
6

The method for estimating the assisted
market by unit size is very similar to the
instructions for the completion of Table 30.
Through conversion and rehabilitation activi
ties existing housing, which is provided by
the private housing sector for lower and
modest income families, is likely to be in
the smaller size units. In view of this and
the lower level of mobility among the el
derly, who generally require smaller size
units, housing planned for lower and mod
est income families, perhaps, should be
skewed to the larger size units to a greater
degree than as shown in Table 31. This
qualification could be incorporated in the
conclusion of a market analysis or it could
be achieved by discounting the number of
households shown in Table 31 for the
smaller size units. Instructions for the com
pletion of Table 31 (without discounting the
number of smaller size households) are as
follows:

:

i

:

i

I

Table 31. Determination of Unit Size Requirements for Directly-Assisted
____________ cental Housing in Binghamton, New York SMSA
3

)

Number of Bedrooms Required
Persons in Renter Units

■

1
2.
3
4.
5
6-or-more.
Total
Percent.

80

Total
3,684
2,938
1,903
1,399
736
921
11,581
100

0-Bedroom

1-Bedroom

3,684
XX

xx
2,938
190

XX

XX

XX

XX

XX

XX

560
736

XX

XX

XX

xx
921

3,684
32

3,128
27

2,552
22

1,296
11

921
8

XX

2-Bedroom

3-Bedroom

4-Bedroom

XX

XX

xx

XX

XX

XX

1,713
839

XX

xx

1-Person
0-Bedroom
Cumu
lative

Explanation of Table 31

All 1-person households should be allo
cated to 0-bedroom units.
(3) The allocation of the 2-person house
holds assumes that some of these house
holds will occupy 0-bedroom units. It is
assumed that approximately 10 percent
of the efficiency units would be occu
pied by 2 persons. Thus, the 979 1-per
son households are multiplied by 10 per
cent to determine the number of 2-per
son households that would occupy
efficiency units. The remainder would
be allocated to 1-bedroom units.
(4) It is assumed that approximately 10 per
cent of the 3-person households would
occupy 1-bedroom units, and 90 percent
would be in 2-bedroom units.
(5) It is assumed that 60 percent of the 4person households would be in 2bedroom units.
(6) All 5-person households are allocated to
3-bedroom units.
(7) All 6-or-more person households are al
located to 4-bedroom units.

(2)

s
:

1-Bedroom

1

XX

;

Under S30_ _
S30-S39-----S40-S49----S50-S59____
S60-SG9___
S70-S79___
S80-S89___
S90-S99____
Si00-S109_.
S110-S119-$120-8129._
$130-S139__
S140-S149._
S150-S159...
8160-8169S170-S179__
S180-S199__
S200 or more.

2-Persons
1-Bedroom

By
Class

30
35
42
51
61
71
79
85
89
92
94
95
96
97
98

30
5
7
9
10
10
8
6
4
3
2
1
1
1
1

100

2

Cumu
lative

}

3-4 Persons
2-Bcdroom

By
Class

Cumu
lative

By
Class

6-or-more
Persons
4-Bedroom

5-Persons
3-Bedroom
Cumu
lative

By
Class

Cumu
lative

By
Class

10

10

5

5

1

1

2

2

13
18
24
32
40
50
60
69
79
87
92
95
96
97
99
100

3
5
6
8
8
10
10
9
10
8
5
3
1
1
1
1

7
10
16
23
32
41
53
66
80
88
92
94
96
97
98
100

2
3
6
7
9
9
12
13
14
8
4
2
2
1
1
2

2
5
9
15
23
33
45
58
70
80
86
90
92
94
96
100

1
3
4
6
8
10
12
13
12
10
6
4
2
2
2
4

5
9
14
22
31
40
51
64
76
85
89
92
94
94
96
100

3
4
5
8
9
9
11
13
12
9
4
3
2
2
1
4

(1) The distribution of the number of renter
households by various unit sizes was
obtained from Column (9) in Table 29.
(2) All 1-person households should be allo
cated to 0-bedroom units.
(3) All 2-person households should be allo
cated to 1-bedroom units. In the pri
vate market, it was assumed that 10 per
cent of the efficiency units would be
occupied by 2-person households. In the
assisted market, new efficiency units are
likely to be smaller in size than in
the private market, and occupancy is
likely to be more rigidly controlled by
local housing authorities or nonprofit
corporations. Therefore, no 2-person
households were allocated to efficiency
units. The high proportion of units in
the assisted market in the efficiency
and 1-bedroom unit sizes is due to a
high incidence of elderly households
with low incomes.
(4) It is assumed that approximately 10 per
cent of the 3-person households would
occupy 1-bedroom units, and 90 per
cent would be in 2-bedroom units.
(3) It is assumed that 60 percent of the
4-person households would be in 2bedroom units.

(6) All 5-person households are allocated to
3-bedroom units.
(7) All 6-or-more person households are al
located to 4-bedroom units.
Explanation of Table 32
Table 32 shows rent paying ability by unit
sizes and by rent ranges. Rent paying ability
for 2-bedroom units was derived from Table
28 and Exhibit 9. The cumulative percent
ages for various rent levels shown for 2bedroom units was read from Exhibit 9
For example at $90, 32 percent of the house
holds had a rent paying ability of less than
$90. At $100, 41 percent of the households
had a rent paying ability of less than $100.
To determine the proportion of households
that could pay between $90 and $100 rent,
the cumulative percentile, 32, is subtracted
from cumulative percentile, 41, to determine
that 9 percent of the 3-4 person households
have a rent paying ability within this range.
Comparable type data for other unit sizes
can be developed by using the technique in
Table 28 for other size families and plot
ting the resulting estimated monthly gross
rent by deciles in Exhibit 9A. The data
in Exhibit 9A can, in turn, be used to struc
ture the distributions shown in Table 32.
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Allocation of Rental Housing Requirements
Between Directly Assisted and Unassisted
Market
In the development of Table 29, estimates
were made of the lowest achievable gross
rents for rental housing financed at market
rates as well as for units receiving some in
direct form of assistance such as below mar
ket interest rates. Table 29 indicates that 49
percent of the rental demand would fall
within the category of the private market
without direct assistance while 51 percent
would be in the directly assisted market. As
in the case of the sales market, however, a
process of filtration occurs in the rental
housing market.10 That is, demand for new
rental construction will be derived, in part,
from households residing in older rental
units, which often have a lower rent than
new rental construction. The older will, in
turn, be occupied by other households, prob
ably of lower income on the average than the
income of the families which vacated such
units, since these latter families will usually
have had increases in income to enable them
to afford new rental housing. Thus, to some
degree, rental housing is made available to
families of low and moderate income through
a process of filtration.
The housing needs of lower and moderate
income families, however, cannot be met en
tirely through the process of filtration. The
units in many older, especially wellmaintained and well-located rental units, may
still be able to command substantial rent
levels and thus not become available to lower
and moderate income households. Also, a
significant amount of the rental housing sup
ply which is within the means of low and
moderate income families is lost through
demolition and other means. During the
three-year period, 1957-59, the national hous
ing inventory shows that nearly 400,000
renter-occupied units and nearly 60,000 va
cant rental units inside metropolitan areas
were lost through demolition and other
means. Of the occupied units, 57 percent
were in substandard condition and 43 percent were in standard condition. Of the oc
cupied rental units lost through demolition
and other means, the gross rent for 31 per
cent of the units was under $40 and under
$60 for 65 percent of the units. Evidence
available indicates that demolition
thC°1960’Uing 3t relatively high ^el^during
” Grigsby, op. cit. (Footnote 17, Section XII)

The incidence of demolition activity is
greater among renter-occupied units than
among owner-occupied units. Sixty-two per
cent of the occupied units lost through dem
olition and other means in the 1957-59 per
iod inside metropolitan areas were renteroccupied units. It should also be noted that
although 41 percent of the occupied units
inside metropolitan areas in 1960 were
renter occupied, for households with incomes
of less than $4,000, the ratio of renter oc
cupancy was 58 percent and only 33 per
cent above this income level.
Thus, if an adequate supply of housing is
to be provided for all income levels, it will
be necessary to expand the supply of hous
ing for families of low and moderate income. The proportion of the estimated addi
tional rental housing requirements made in
the market forecast which is allocated to
the directly assisted market will depend in
part on the amount of demolition activity
relative to increases in the number of house
holds. In a rapidly growing area, demoli
tion activity is apt to be relatively small
in relation to additional households. Thus
most of the rental demand in these areas
would be allocated to the private market.
In slower growing areas, the demolition ac
tivity may be a more important factor rela
tive to the net increase in households. In
such cases as the latter, there should be
more emphasis on providing housing for
low- and moderate-income families. In most
metropolitan housing market areas the bulk
of the new rental housing construction will
be provided through the private sector with
out direct governmental assistance.
In the Binghamton housing market area,
it is assumed that 70 percent of the rental
housing requirements should be allocated to
the private sector without direct govern
mental assistance and the remaining 30 per
cent would require direct governmental assitance. As might be deduced from the fore
going text there is no formula for making
an allocation of units between that part of
the market requiring direct governmental as
sistance and that not requiring direct as
sistance. The proportional allocation is a
matter of judgment on the part of the ana
lyst. In making such a judgment the analyst
should take into consideration such factors
as (1) the volume of the past and prospective displacement and demolition activity,
( ) the amount of substandard and other
poor quality housing in the housing market
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Directly Assisted Market

Bedroom Size
Percent
Distribution
Tabic 30
0.
1
2
3
4.

Total.
areas, (3) the amount of standard existing
housing which becomes available through fil
tration to lower and modest income fam
ilies, (4) the amount of housing which has
been provided lower and modest income
families through new construction and re
habilitation, and (5) the marketing experi
ence of housing programs directed to meet
ing the market for families of low and
modest incomes.
Thus, based on the aforementioned allo
cation for the Binghamton housing market
area, the estimated additional rental housing
requirements of 448 units over the next 3
years, as indicated in Table 22, is 70 per
cent or 314 units to the private sector and
30 percent or 134 units to the directly as
sisted sector. The additional housing re
quirement indicated in Table 22 is based
on projected replacement demand and new
household formations after adjustment for
vacancies. It does not reflect backlog needs
resulting from unmet housing needs in the
past. It is therefore quite possible that the
need for directly assisted housing over the
next three years could exceed the 134 units
indicated for this part of the market. An ad
ditional allocation of units to the directly
assisted market would mean an accelera
tion of replacement of the existing housing
stock and any such allocation would be in
addition to the rental housing requirements
of 448 units for the assisted and unassisted
markets. A significant proportion of the pro
gramming for public housing and other
similar type programs is based on replacing
existing substandard housing (generally de
fined as sound or deteriorating units which
lack some or all plumbing facilities and all
dilapidated units).

Number
of
Units

Percent
Distribution
Table 31

Number
of
Units

10
34
33
17
6

31
107
104
53
19

32
27
22
11
8

43
36
29
15
11

100

314

100

134

Explanation of Table 33
In Tables 30 and 31 in this section the
percentage distribution by unit size was de
rived for the private market without direct
assistance and the directly assisted market.
Subsequently it was determined that the es
timated rental housing requirements for the
next three years would be 448 units with
314 units allocated to the private market
and 134 to the directly assisted market.
Using the percentage distribution derived in
Tables 30 and 31, the absolute bedroom
distribution was developed for each of these
markets in Table 33.
Table 34.—Distribution of Demand for 2-Bedroom
Rental Units by Rent Ranges in the Private Market
Without Direct Assistance for the Binghamton,
New York, SMSA
Percent Distribution
Rent Range
By
Class
(1)
8100-S104.........
S105-S109.........
S110-S114..........
SI 15—SI 19..........
S120-S129..........
S130-S139..........
S140-S149..........
S150-S159_____
S160-S169_____
S170-S179..........
S180-S199..........
§200 or more—

(2)
6
6
6
7
14
8
4
2
2
1
1
2

Number
of Units
Cumu Based on Cumu
100%
lative
lative
(3)
59
53
47
41
34
20
12
8
6
4
3
2

(4)

(5)

100
90
80
70
58
34
20
14
10
7
5
3

104
94
83
73
60
35
21
15
10
7
5
3

Explanation of Table 34
Column (1) — In the explanation of Table
29, it was determined that the lowest achiev
able gross rent for 2-bedroom units in the
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Table 35
- the Private

ingha^ton^ NewrlrTsMSA for

i

s and Rant Ranges for
on, New York SMSA for
- January 1 1967

- January 1, 1967
Number of Units

Number of Units1

:
,

Rent Range

■1
$90 or more..
$95 or more..
$100 or more.
$105 or more.
$110 or more.
$115 or more.
$120 or more.
$130 or more.
$140 or more.
$150 or more.
$160 or more.
$170 or more.
$180 or more.
$200 or more.

i;

Ia
ii

i i
I

0-Bedroom

X-Bedroom

31
27

22
19
16
15
12
9
7
6
4
3

2-Bedroom

107
97
88
76
66
59
39
24
14
7
6
4

104
94
83
73
60
35
21
15
10
7
5

2

3

3-Bedroom

53
48
42
37
26
17
12
8
7
5
4

Rent Range

4-Bedroom-or-more

$30 or more.
$40 or more.
$50 or more.
$60 or more$70 or rnore.
$80 or more.
$90 or more.
$95 or more.
$100 or more.
$105 or more
$110-5114.-.

A
18
15
10
6
5
3
3
2
2

:
'
j.

1

i

:
■

I

; i

i
:

J

equal to 100 percent. Fifty-three percent is
divided by the base of 59 percent to obtain
the 90 percent figure shown in Column (4).
Thus, 90 percent of the 2-bedroom units
in the private market can rent for $105 or
more, 80 percent for $110 or more, etc.
Column (5) — Table 33 shows that there
is an absolute demand for 104 2-bedroom
units in the private market. Thus, there is
a preliminary demand for 104 2-bedroom
units renting for $100 or more, 94 units
renting at $105 or more (104 units x 90
percent in Column 4), 83 units renting for
$110 or more (104 units x 80 in Column 4)
etc.
The same procedure as the foregoing is
repeated for 0-, 1-, 3-, and 4-bedroom units.
The resulting demand schedule using this
method is shown in Table 35.
The demand in the “A” part of the de
mand schedule above the line requires some
form of indirect assistance such as tax abate
ment or a below market interest rate in or
der to achieve these rent levels. The de
mand in “B” part of the demand schedule
below the line would be the demand for
rental housing, which private enterprise
could produce at market interest rates with
no tax abatement.
The rent schedule shown in Table 36 is
derived by the same method as shown in
Table 34, using the data in Table 32. A
minimum rent of $30 per month was as
sumed since even minimum rents in public

1-Bedroom

2-Bedroom

3-Bedroom

43
24
20
15
10
4
xx

36
28
26
22
17
10
4
xx
xx

29
26
24
22
18
13
6
3

15
14
14
13
12
9
6
4
2

XX

xx

XX
XX
XX
XX
XX
1 Area marked by “XX” falls within the private market not requiring direct governmental assistance.

B

XX

xx

housing are seldom below this level. That
part of the market which would require a
rent of less than $30 was placed in the
$30-39 rent range.
Since the size of potential annual rental
demand in the Binghamton housing market
area was relatively small, the demand sched
ules show the total rental housing demand
for the three-year forecast period. In hous
ing market areas where the annual rental
demand would be significantly larger, the
demand schedule could be expressed an
nually.

;■

Binghamton area involving some assistance
such as below market interest rates was $100
and for $120 based on a market rate without
assistance. Accordingly the lowest rent shown
in Column (1) of Table 34 for 2-bedroom
units is $100.
Column (2) — The percentage distribution
shown by class for 2-bedroom units at $100
and above in Table 32 is repeated in Col
umn (2) of Table 34. Since the minimum
achievable rent is estimated at $105 for 3bedroom units and $115 for 4-bedroom
units, the rent ranges in the lower part of
the demand schedule is in $5 intervals. Thus
the 13 percent figure shown in Table 32 for
the $110-119 rent range is shown in Table
34 as 6 percent in the $110-114 rent range
and 7 percent in the $115-119 rent range.
If there appeared to be overbuilding or sig
nificant unmet demand in any price range,
the percentages should be adjusted upward
or downward to reflect this.
Column (3) — The figures in Column (2)
are shown cumulatively starting with the
high rent range of $200 or more and work
ing downward.
Column (4) — Column (3) shows that only
59 percent of the preliminary demand dis
tribution would be for rents of $100 or
more. To determine the demand distribution
by rent ranges for 2-bedroom units in the
private market, the percentages in Column
(3) must be recomputed to a 100 percent
base. Thus, 59 percent in Column (3) is

0-Bedroom

Housing Requirements and Demand
Estimates for Small Housing Market Areas
The technique for estimating the housing
requirements by total and by tenure for
small housing market areas, including met
ropolitan areas of less than 100,000 popu
lation and areas outside of metropolitan
areas, is the same as shown in this section.
This also applies to estimating the demand
for sales housing by price ranges, since in
come data for all families are used in this
technique.
In estimating the demand and need for
rental housing, the technique discussed in
this section requires an income distribution
of renter households by family size. For
metropolitan areas of less than 100,000 pop
ulation and all other small housing market
areas, however, there are no separately pub
lished income data for renters and owners,
which would facilitate development of need
and demand estimates by rent ranges. In
view of the limitations imposed due to the
lack of income data, it becomes more im
portant for the analyst to collect as much

i
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XX
XX

4-Bedroomor-more
11
10
10
9
8
7
5
4
3
2
1

data as possible about the rental market.
The analyst, of course, will have developed
an estimate of housing requirements for
renters. Estimates of demand and need by
rent ranges will be more difficult to develop,
and specific techniques are not suggested
here.
It should be pointed out, however, that
the market for rental housing in these
smaller housing market areas is likely to be
less complex than in larger housing market
areas, which will facilitate a more complete
review and analysis of the rental housing
market. In general demand for rental hous
ing which does not require direct govern
mental assistance usually should be concen
trated in the lowest level at which housing
can be provided without direct governmen
tal assistance, inasmuch as there is seldom
any significant demand at higher rent levels.
Even at the minimum rent level at which
rental housing can be provided without di
rect governmental assistance, the demand is
likely to be quite limited, mostly for smaller
size units. If there is a specific proposal to
develop housing requiring direct governmen
tal assistance, help in estimating the mar
ket will usually be available from the gov
ernment agency providing the financial as
sistance. Having completed all the other re
quirements involved in making a housing
market analysis, the analyst will usually be
in a position to arrive at some reasonable
judgments not only about the number of
rental units required, but also the unit size
and rent distribution. His data and analysis
will also be particularly useful to those
planning rental housing programs.
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In many housing markets governmental
programs such as urban renewal, highway
construction, and code enforcement impose
upon affected localities the responsibility for
effectively relocating displaced families into
standard housing accommodations. The difficulties encountered under these relocation
programs reside, principally, in matching the
relocation units with displaced family size
and income characteristics.
Section IV of this manual considered such
governmental programs from the standpoint
of reductions in or net losses to the housing
inventory. These displacement activities,
however, can also be viewed as constituting
a submarket within the over-all demand estimate—a submarket, which frequently demands the priority considerations of local
officials because of statutory and administrative requirements. Approval of urban renewal and public projects, for example, requires a finding by the Secretary of the
Department of Housing and Urban Development that a satisfactory relocation plan for
that project has been formulated. The Workable Program for Community Improvement,
under Element VI, requires each locality to
develop suitable programs and administrative organizations to accommodate displacement of families from the entire range of
governmental programs. (See Program Guide
No. 6, “Workable Program for Community
Improvement,” available from Regional Offices of the Department of Housing and
Urban Development.)
Estimating the amount and characteristics
of relocation resources is not easily or preoisely accomplished. Nevertheless, the ana
lyst can obtain and develop certain data
which will enable him to develop reasonable
conclusions regarding the adequacy of these
resources to accommodate anticipated displacements. The analyst is concerned with a
dynamic situation, in which displacees will
compete with other families for available
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housing resources, both existing and new.
The nature of the housing market may
change sharply from year to year. For example, initially heavy displacement may be
accommodated within an existing surplus of
vacancies. If the rate and volume of displacement continues unabated, however, and
if there is no corresponding acceleration in
construction of additional housing resources
to offset these inventory losses, relocation
will become increasingly difficult to carry
out during the subsequent years.
Generally, displaced families will maintain
the same tenure identification which they
had prior to displacement. Shifts in tenure,
of course, will occur, but these renter-toowner and owner-to-renter shifts will tend
to offset each other.
Table 37.—Relocation Housing of Families
Displaced from Urban Renewal Projects in
132 Cities During June, July, August 1964
Percentage Distribution
Relocation Housing

Total

White

Non white

Total.
Owner.
Renter.

100

100
46
54

100

37
63

Total.
Standard.
Substandard.

100
94

100
97

6

3

100
91
9

Total.
Public housing—
Private housing—

100
13

100

87

7

93

32
68

100
18
82

Source: Housing and Home Finance Agency, The Housing
of Relocated Families: Summary of a Bureau of the Census
Survey of Families Recently Displaced from Urban Renewal
Sites, March 1965, Washington, D. C.

Table 37 sets forth a breakdown of how
families displaced by urban renewal projects during a selected period have been relocated. Sixty-three percent of the families
were relocated into rental accommodations,
both private and public, and this corresponds
87
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closely to their pre-displacement tenure, in
turn, reflecting the higher rate of tenant oc
cupancy in blighted areas. Relocation exper
ience in urban renewal projects has revealed
that owners tend to have higher family in
comes than tenants, permitting their easier
relocation, whether into alternative owneroccupied housing or into renter units. This
urban renewal experience has also revealed
that most displacees tend to seek units near
the area from which they were displaced,
and that these areas frequently have socioeconomic, racial and ethnic characteristics
similar to those of their previous neighborhoods.
Relocation Housing Resources
The previously described market analysis
approach will have considered the housing
inventory adequacy of the market area. This
adequacy will be evidenced by comparing
the total number of households with the
number of housing units, amount of doubling
up, and extent of overcrowding. This, in
turn, will help shape the analyst’s determi
nation regarding the adequacy of locality
housing resources to accommodate families
displaced by governmental actions.
Relocation resources for displacees stem
from several sources:
(1) Existing available vacancies.
(2) Turnover in the existing housing supply.
Consideration of this resource, how
ever, requires careful judgment. In an
extremely tight housing market, not only
will the rate of turnover be less, but
accommodation of a displacee in a
standard turnover unit may frequently
result in subsequent necessity of a nondisplacee to accept substandard housing.
This turnover resource is meaningful
only to the extent that the total hous
ing supply increases at a rate fast
enough to meet area household growth
and/or to the extent that net out
migration reduces local net demand for
housing resources. These same general
considerations would apply to both the
private and public housing sectors of
the market.
(3) New and additional housing construction
which would include resources built
under private, public, or “special” pro
grams which reduce housing costs via
such measures as below market interest
rates, grants, tax abatements, and site
cost writedowns.
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(4) Net migration out of the housing mar
ket area which reduces the number of
households requiring housing accommo
dations.
2. Existing Available Vacancies
Existing vacancies may be able to absorb
initial displacement. Many housing markets
have currently reached a condition of supplydemand balance or even mild surplus. Un
der pressure of displacement, a “normal” five
percent vacancy rate can be reduced to two
or three percent. This will, of course, in
volve utilization of units which, under nor
mal circumstances, might have remained
vacant and eventually have been removed
from the housing supply. This vacancy resource of course, is a limited one. In the
absence of offsetting new construction, this
resource can be quickly consumed.
Section V of this guide discussed tech
niques for estimating rents of vacant units,
and the importance of assembling current
data for making these estimates warrants
repeated stress, also with respect to sales
housing vacancies.
In considering vacancies, the analyst
should not ignore resources at price levels
which are beyond the means of the dis
placee families. Although imperfect in its
operation, the “filter down” process will al
low many of these resources to be rented
or sold to non-displacees, in turn, creating
vacancies in the lower-priced inventory. The
imperfections of the filter down process are
known to students of housing, and the lim
itations of this mechanism should be recog
nized. These imperfections, to mention a
few, include awareness that many of the filterdown units may have become substandard,
are of the wrong size, or, in many cases, will
not be accessible to nonwhite displacees or to
displacees with large-size families.
2. Turnover in Existing Housing
While some displaced families will move
into new rental and sales construction, most
will move into existing housing, most of
which, in turn, will be privately owned.
These units will be obtained through the
turnover process.
American urban culture is characterized
by a high rate of residential mobility. The
American milieu encourages residential mo
bility to accommodate changes in family
size, changes in family income, and status
aspirations. This turnover is enabled via the
introduction of new construction generally

Table 38.

Computation of Annual Turnover for Binghamton Standard Metropolitan
Area and Components for Year Ending April 1, 19601
Category

1.
2.
3.
4.

Owner Occupied Units....................
Turnover (5 quarters)....................
Annual Turnover (*2 X .80)2----Turnover Ratio (*3 divided by *1).

1
2.
3.
4.

Renter Occupied Units.... ................
Turnover (5 quarters)....................
Annual Turnover1..........................
Turnover Ratio (*7 divided by *5).

SMSA

Urbanized
Area

Binghamton
City

41,046
3,571
2,857
7.0

28,872
2,081
1,665
5.8

11,547
739
591
5.1

22,337
7,644
6,115
27.4

19,969
6,695
5,356
26.8

12,340
3,858
3,086
25.0

1Sources of Turnover Data (Year Moved Into Unit) in the 1960 Census.
Area
1.
2
3!
4.
5.
q

SMSA’s, Constitutcnt Counties, Places of 50,000
Places of 25,000 to 50.0C0---------------------------- or more and Urbanized Arcns.
Places of 10,000 to 25,000.....................................
Places of 2,500 to 10,000-----,---------------------Counties outside SMS.Vs-------------------------------- --------- — - - ------------------- -Monwhite — State data only by total, inside SMSA’s, outside SMSA’s, all urban pla
ccs, and all rural nonfarm plnccs.

1960 Census of Housing
Volume I-HC(l) Scries
States and Small Areas
• Table 15.
•Table 21.
• Table 24.
*> Table 26.
b Tabic 29.
• Table 10.

• Data are available for a total of five quarters, 1959
through March, 1960. Annual turnover is determined by multiplying
the five quarter figure by 80%.
b Data are available for a total of nine quarters, 1958 through March,
1960. Annual turnover is determined by multiplying
the nine quarter figure by 44%.
0 Data are available for
a total of five quarters, 1959 through March, 1960. Annual turnover is determined by multiplying
the most appropriate State five quarter figure by 80%. After the State turnover ratio is computed, this is applied to the number
of nonwhite units in the locality to determine the current turnover ratio. For SMSA’s having 25,000 or more nonwhite occupied
units in 1960, turnover data are available for nonwhites. This is to be found in the 1960 Census of Housing, Volume II—HC<2)
Series, Metropolitan Housing, Tables A-ll and A-12. Separate reports are available for each such metropolitan area. See Appendix.
= For counties outside SMSA’s and places of 2,500 to 10,000 population, the multiplication factor is .44 instead of .80.

serving households in the upper half of the
income distribution. When these families
move into new housing, they free the units
which they previously occupied; these in
turn, are occupied by other families, who, in
turn, free other units, etc.
The rate of turnover is directly affected
by the magnitudes and marketing of new
construction and also by the rate and vol
ume of vacancies. Where new construction
additions do not match net additional hous
ing requirements generated by new family
formations and net in-migration, the result
ant shortages of housing will inhibit resi
dential mobility. Also, if the vacancy rate is
too low to enable ready choice of alterna
tive accommodations by neighborhoods, size
and price ranges, turnover will be inhibited.
Table 38 illustrates how with use of de
cennial housing census data, to compute an
annual turnover ratio (based on year moved
into unit) for both owner occupied and for
renter occupied units. The use of these rates
during intercensal years is considered satis
factory, since turnover and mobility char
acteristics do not tend to change radically
during short-run priods. (It should be noted,

however, that a number of units into which
families move are newly constructed units,
and in rapid growth areas this may constitute a substantial proportion of the turn
over. For a more accurate estimate of turn
over in existing units in such areas, the
analyst may wish to deduct the amount of
new construction).
The turnover rate would ordinarily be cal
culated for the area in which displacee fam
ilies would be expected to relocate. Since
displacee families have tended to relocate in
neighborhoods which are near their previous
places of residence, turnover would ordinar
ily be calculated for the political jurisdic
tion in which the displacement occurs. While
this may contradict the metropolitan or ur
ban area approach to the housing market,
this procedure recognizes the realities of re
location experiences. It is generally known,
for example, that ready access to suburban
areas has often been denied to nonwhite
population groups even where discrimination
is prohibited by law, and consideration of
these suburban resources for relocation of
Negro families would yield distorted conclu
sions.
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For the illustrative example under consid
eration, the analyst would restrict his turnover estimates to the City of Binghamton.
The data obtained in Section VI indicated
that there were only 11,000 renter occupied
units in the central city, and application of
the 25 percent turnover rate obtained from
the foregoing table would yield an estimated
rental turnover rate of approximately 2,750
units. Correspondingly, a current estimate of
12,500 owner occupied units in the central
city would yield an annual turnover yield
of 625 units, on the basis of a calculated
5 percent rate.
It should be noted that the Census data
do not permit differentiation between pri
vate and public housing turnover. Ordi
narily, public housing resources constitute a
very small proportion of the total rental in
ventory, and the use of the unrefined figure
would not jeopardize conclusions. If a sub
stantial proportion of the rental housing in
ventory, however, is represented by public
resources, the analyst should carry out sep
arate calculations for both groups of rental
housing, wherein he would obtain from the
local housing authority data with respect to
total resources and annual turnover in the
low-rent housing inventory.
It will often be necessary to evaluate the
impact of displacement as between white
and nonwhite housing inventories. This rec
ognizes that nonwhite families have usually
been denied access to large portions of the
locality’s housing inventory, and that such
access has been generally obtained only via
a slow-paced transitional process. In the case
of Binghamton the total number of non
white occupied units is very small, and even
modestly-sized programs of governmental ac
tion displacement affecting nonwhites could
raise very serious relocation feasibility prob
lems and would require the local govern
ment’s special attention in such areas as
opening the locality’s housing supply to all
without racial restrictions, or increasing the
rate of transitional processes and construct
ing new housing resources which would be
available to nonwhite occupants.
From foregoing Table 38, it is noted that
nonwhite turnover data are available only
on a state-wide basis of reporting; break
down is provided for inside and outside
SMSA’s, all urban places and all rural non
farm places. In the case of Binghamton,
the data in Volume 1, Table 10, 1960 Cen
sus of Housing would be utilized for “inside
90
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SMSA’s.” These data indicate that the annual turnover rate in New York State for
nonwhite populations inside SMSA’s is 10
percent in owner occupied units and 18 per
cent in renter occupied units. These rates, in
turn, would be applied against the currently
estimated nonwhite housing inventory.
Because of the paucity of new construc
tion for nonwhite or integrated occupancy,
the lagging pace of transitional acquisitions,
as well as the fact that most urban centers
have experienced net gains in nonwhite inmigration, the turnover rate in nonwhite
resources is generally lower than that for
the population as a whole. Therefore, in
those cases where state-wide data reveal a
higher nonwhite rate than experienced by
the entire housing universe in the locality,
the latter’s lower rate should be used for
nonwhites. Otherwise, the bias caused by
turnover experience in large urban centers
with substantial nonwhite housing inventor
ies may distort the picture. For example, the
large-scale transitional activities in the New
York City SMSA may have contributed to a
10 percent nonwhite homeowners turnover
rate for the entire state. It is doubtful, how
ever, whether this rate would apply in the
City of Binghamton where the overall homeowner turnover rate amounted to only 5
percent.
After determining the magnitudes of rental
and sales housing to be yielded by turn
over, the analyst would relate this to the es
timated amount of governmental action dis
placement. From Section XII of this manual
it is recalled that the estimated volume of
governmental action displacement would
amount to only 150 families per year. Aside
from considerations such as income, race
and family size, this volume of displace
ment amounts to only 4 percent, or one
twenty-fifth of the annual turnover yield of
3,375 units. This would not be considered
an excessive ratio.
On the other hand, if all or most of the
150 displacees were nonwhite, the displace
ment impact would be substantial, inasmuch
as the 1960 Census enumerated less than 350
nonwhite households in the entire Bingham
ton SMSA.
The feasibility of relocation cannot be
viewed entirely from a passive point of view.
An aggressive and dynamic relocation
agency, through liaison with private rental
agencies and landlords, can positively chan
nel turnover units to displacees and may

i

frequently be successful in opening new
transitional areas, as well as stimulating new
housing production for these families. There
are recognized limits, however, to the posi
tive programs of these agents, and as a
general rule, the analyst can assume that
in the case of nonwhite displacement, displacement up to 5 percent of nonwhite turnover can beaccommodated. In the case of
white displacees, for whom there would not
be a color bar to over-all inventory accessibility, the rate might be higher.
Experience has shown that a significant
proportion of governmental action displa
onnnrtV, ,
c®?s
will
have
,
f
Aincomes
■ +low
1 enouSn to qualify
enjoy preference for admission to low-rent
public housing. Turnover data are kept ac
curately and in detailed fashion by local
housing authorities, not only in terms of
number of move-outs, but also in terms of
unit size availability. The latter considera
tion is especially important, since many of
the low-rent eligibles may require larger-size
units.
3. New Construction
The volume,
and, to
the
,
, a ,lesser extent,
A
prices of new rental and sales construction
m the market area were developed in Sections III, X and XII °f this guide. Included
m this inventory would be private housing
built and directed to lower middle income
groups under programs which involve below
market rates of interest, grants and tax abate
ment. Ordinarily, the amounts of housing
built under such programs is so limited that
the analyst would not encounter any difficulty
in canvassing the sponsors or insuring
agency (FHA) with respect to such details
as unit sizes and rents. Again, caution should
be exercised by the analyst in evaluating
the availability of new housing construction
to nonwhite displacees. Although the President’s Executive Order forbids discrimination
in sale of FHA or VA aided housing on
the basis of race, local inertia within the
housing industry as well as within the non
white community itself, may still operate to
Hmit sale or rental of these resources to
nonwhite households.
Local housing authorities can provide de
tailed information regarding the size and
characteristics of low-rent housing
to be constructed. The analyst, resources
however,
*nust be careful to evaluate this resource in
terms of governmental action displacement

s, a 1 or most of the new housing conS? !,0n ™ay ,be considered available for
th* th°n‘ ?n
otber band, if one precedes
availahfe n ^ low;rent housinS will become
Hn h
ly 3S turnover—°n a greatly re+• Cea .annual basis* Coordination of this
^ extremely difficult to achieve, but
U should be the aim of ^cal officials.
4. Migration Out of the Housing Market
Area
Relocation experience has shown that only
a very small proportion of the displacees

Pr-T ptihir

cases, disan earlierout-migration which in
turn, may have been incurred by excessive
commutation to work, loss of employment,
etc. In many cases, the migration will constitute a shift from one portion of the
SMSA to another.
From a locality resources point of view,
extensive net out-migration among nondisplacees will add to the supply of vacan
cies and, in turn, stimulate turnover. It is
be£ond
m'erehowever,
out.mi'gration
'ince look
an
important,
that figures,
the analyst
offsetti
reduction in household size (increased numbers of one and tw0 person
elderly families and single person households) may keep the number of households
near previous levels despite significant absolute losses in popuiation.
reached decision for

Matching Displacement Needs with
Relocation
Resources
utilizing the
data developed in Section IV
as well as in other parts 0f this section, the
anaiyst will have already begun the process
of matching displacee needs with relocation
resources. Although this is not a precise
technique, the market information obtained
analyst will assist him in reaching
m0re reliable conclusions than he could have
obtained otherwise,
Table 39 can be used as a guide in de
termining the rent paying and home pur
chasing ability of displacees. It is recognized that there will be great variations by
individual families. For example, a higher
income family may have numerous debt
obligations which will limit the extent of its
rent paying capacities, while a lower income
family may set a high premium upon hous
ing accommodations and be prepared to pay
91

Paying Ability
ed and Related Rent
to be Displac
Table 39.—Incomes of FamiliesHome Purchasing Ability

i
1

Annual
Income

! i:

•?

1

Less than $600---$600 to SI ,199---$1,200 to $1,799.
$1,800 to $2,399.
$2,400 to S2,999.
$3,000 to S3,599.
$3,600 to S4,199.
$4,200 to S4,799.
$4,800 to $5,399.
$5,400 to S5,999.
$6,000 and over.

I
'

■

]
,

Monthly
Gross
Rent
Paying
Ability

Estimated
Rental
Resources
Available

(3)

(2)

(1)

it

Estimated
Number
of
Families

830.
$30.
830
S30-S40............
S40-S50............
S50-S60............
S60-S70............

S70-S80..........
S80-S90..........
$90-8100........

$100 or more—

(4)

Home
Purchasing
Ability
(5)

Estimated
Sales
Housing
Resources
Available
(6)

None
None
None
84.500 to $5,999
86.000 to $7,499
87.500 to S8,499
89.000 to S10.499
810.500 to SI 1,999
812.000 to SI3,499
813.500 to SJ4,999
_| 815,000 and over

the Urban Renewal
classes as required by
monthly family income
ratio. However.asiadiaatedin Scetionjlr there are
Column (1)—Annual income classes are based on the
Administration.
even
Column (3)—Rent paying ability is based on a 20 percent rent to income ZJStt.'&Z
rarely available.
variations in rent paying ability for different income levels
inflexible. No rents below $30 were entered in column (3)
Column (5)—It is assumed that a family can pay for a home, which sells for about 2 and one-half times its annual income. This
in
public
is only
a housing.
rough guideline, since equity in an existing home, age of household head, financial obligations, different
income levels, and other factors will enter into the determination of home purchasing ability. Unless sufficient
a^ets are available, it is also assumed that no family with an income of less than $1,800 per year can afford to buy

i ■

it

useful for the shorter term housing needs
generated by displacement of households
The Housing and Urban Development Act
of 1965 also provided for a rent supple
ment program for low-income families, which
is administered by the Federal Housing Ad
ministration. Housing under this program
may be developed by private nonprofit
organizations, limited dividend mortgagors or
cooperative housing corporations.
Within Federally assisted urban renewal
and code enforcement areas, rehabilitation
grants and low interest rate rehabilitation
loans are available to assist lower and mod
est income families in upgrading their hous
ing. These programs are designed primarily
to preclude displacement.
Avenues are also open for satisfying the
relocation needs of families whose incomes
are too high for admission to public hous
ing or the rent supplement program. These
include FHA Section 221 (d) (3) rental hous
ing (market rate and below-market rate pro
grams) and Section 221 (d) (2) sales housing.
Both of these programs can be used for

purchase of new and existing housing, and
the used housing inventory may be avail
able at price ranges within the reach of
many displacees. The locality, or its relocation agents, would plan to stimulate the
use of these vehicles through liaison with
locality builders, mortgagees and realtors,
and in the case of 221 (d) (3), may actually
act as sponsor. Another vehicle suitable to
answer relocation needs is the Department
of Housing and Urban Development pro
gram of direct loans for elderly housing
(Section 202), where extended amortization
and below-market rates of interest yield
rents which can serve lower middle income
elderly.
As a final note, the analyst should re
member that the estimates of housing needs
in Section XII had taken into consideration
sources of displacement in arriving at net
additional household requirements. After a
review of available relocation resources in
this section, it may become necessary for
the analyst to modify his demand estimates
in the preceding Section XII.

a home that was in standard condition.

1-

have to either stimulate production of new
housing to meet these needs or reduce
and/or reschedule displacement to meet these
resource capabilities. In some cases, the analyst may conclude that large additional increments of public housing will be needed,
He should recognize, however, that not all
eligible families will apply for public housing. Although urban renewal experience has
shown that approximately half of all displacees have qualified, in terms of income,
for public housing, less than one-quarter
of the white families and less than one-half
of the nonwhite families have actually moved
into these resources. While this low percentage may have been due in part to a
*ack: of desire to move into public housing,
a significant proportion no doubt has been
due to the lack of availability of public
identification.
housing at the time of displacement. Until
The specific information with respect to
relocation resources, i.e., turnover in exist
1965 unless new public housing was coning private housing, new public housing con, and available at the time of disstruction, etc. would have been developed
S,ruC e , .,
,
... ,
.
in the first part of this section. Through a
Place™ent' the °nly public housing resource
. u. _
®
was those units which became available
matching process such as this, judgment can
through turnover. Under the Housing and
be derived regarding the adequacy of reloUrban Deveiopment Act of 1965, iocai housing authorities may now purchase and re
cation resources.
habilitate, if necessary, existing housing and
If the matching process shows that relo
they may also lease housing. This latter au
cation resources are not adequate at certain
thority to lease units could be particularly
price and unit size ranges, the locality would

a high proportion of income for good housing, Generally, these will tend to balance
each other out.
The number of families and individuals
to be displaced should be distributed in Column (2) according to the income distribution shown in Column (1). This income distribution will have been obtained from project records, and extrapolations of these data,
and from use of Census block statistics. In
Columns (4) and (6) the estimated rental
and sales housing resources that would be
available to displaced families would be distributed by rent ranges and by sales price
intervals. To the extent feasible and, if necessary, Columns (2), (4) and (6) could be
be further refined by family size and racial
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NOTES
Selected Data Source Material Available from
the Federal Government

*

J. 1960 Census of Population
U.S. Census of Population: 1960,
__________________ (Indicate State) Volume
lt Characteristics of the Population
Series PC(1)—*A, Number of Inhabitants
Series PC(1)—*B, General Population
Characteristics
Series PC(1)—*C, General Social and Economic
Characteristics
Series PC(1)—*D, Detailed Characteristics
(Generally not needed for
this guide)

;!
iJ

II
i;

I!

Hi

•Insert the State number from Table 1 of this appendix;
e.g., New York State would be Series PC(1)-34A, Number of
Inhabitants.

SI
3 i

Each chapter A, B, C and D has been
issued as separate paperbound publications,
which cost from $.35 to $3.25 each, de
pending on the chapter and the size of the
State. The four chapters for each State are
being combined and reissued in a buckrambound edition, which will be more expensive
than the separate paperbound editions. Either
is available from the Bureau of the Census,
Washington, D.C. 20233.

F
i ;

4
:• '
;
1Ml

2.1960 Census of Housing
(a) U.S. Census of Housing: 1960,
----------------------------(Indicate State)
Volume 1, States and Small Areas
Series HC(1)-*.

i:

■

.

:

•Insert the State number from Table 1 of this appendix.

These are available from the Bureau of
the Census, Washington 25, D.C., in paper
bound edition ranging from $.50 to $1.50.
These will be reissued in a buckram bound
edition, with each edition covering four or
«ve states.
(b) U.S. Census of Housing: 1960,
(Indicate SMSA
and State) Volume II, Metropolitan
Housing, HC (2) Series.
This series is available for any Standard
etropolitan Statistical Area having a popu ation of 100,000 or more in 1960. Sep

;

I:

i

i!

J
{

arate paper bound editions for each area
cost from $.30 to $.75.
(c) U.S. Census of Housing: 1960,
--------------- ------------ (Indicate city and
State) Volume III, City Blocks,
Series HC (3).
This series is available for cities and
other urban places having a population of
50,000 or more as the 1960 Census and a
number of smaller localities which arranged
for block statistics. Cost of paper bound
editions range from $.20 to $3.00, with
practically all issues costing less than $1.50.
(d) U.S. Census of Housing: 1960, Special
Reports for Local Housing Authorities,
Series HC (SI).
This is a series of special tabulations on
the number and characteristics of substandard housing in 139 localities contracted for
by local housing authorities. Reports for
each locality are $.15.
(e) Censuses of Housing and Population:
(Indicate city
1960,
and State) Census Tracts, Series PHC(l).
This series is available for 180 tracted
areas in the United States and Puerto Rico,
practically all of which are SMSA’s. Prices
range from $.30 to $8.25 with most reports
costing less than $3.00.
3, 1950 Census of Population
U.S. Census of Population: 1950,
_________________ (Indicate State) Volume
II, Characteristics of the Population
Series P—*A, General Characteristics (Includes
essentially the same data as
PC(1)—A, B, C in the 1960 Census.
Series P—*B, Detailed Characteristics (Not
needed for this guide)
•Insert the State number from Table 1; e.g,. New York State
would be Series P-32A, General Characteristics.

These reports were issued separately in
paper bound editions and combined in buckram bound editions.
4. 1950 Census of Housing
U.S. Census of Housing: 1950,
________________ _ (Indicate State)
•Insert the State number from Table 1 in this appendix.

95
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These were issued separately in paper
bound editions and also in buckram bound
editions, with each of the latter covering
four or five states.
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u •

Table 1.—Census Parts for the United States, the
50 States, the District of Columbia, and
Puerto Rico for the 1960 and 1950 Censuses
Part Number Assigned
to Each State
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State
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U.S. Summary----Alabama________________
Alaska._________________
Arizona_________________
Arkansas________________
California------- ----------- ----Colorado________________
Connecticut_____________
Delaware-----------------------District of Columbia_____
Florida. --------- --------------Georgia_________________
Hawaii-------------------------Idaho___________ _______
Illinois_________________
Indiana_________________
Iowa____________ -............
Kansas_________________
Kentucky---------------------Louisiana_______________
Maine________ __________
Maryland_____________
Massachusetts----------------Michigan_______________
Minnesota---------------------Mississippi--------------------Missouri------------------------Montana............................ ..
Nebraska_______________
Nevada________________
_New Hampshire.................
New Jersey-------------------New. Mexico........... .............
New York.......................
North Carolina__________
North Dakota........... .........
Ohio.......................................
Oaklahoma..........................
Oregon_________________
Pennsylvania___________
Rhode Island_____ ______
South Carolina__________
South Dakota___________
Tennessee-______________
Texas....................................
Utah......................................
Vermont..........................—
Virginia________________
Washington........................ .
West Virginia......................
Wisconsin_______________
Wyoming_______________
Puerto Rico_____________

1960
Census

1950
Census

1

1

2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39

2
51
3
4
5
6
7
8
9
10
11
52
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37

40
41
42
43
44
45
46
47
48
49
50
51
52
53

38
39
40
41
42
43
44
45
46
47
48
49
50
53

5. I960 Census of Population, Subject

I

and Area Reports

I
;
!
''

In addition to national, state, and small
area data, the Bureau of the Census has
published a number of special subject and
area reports based on 1960 Census data.
These are as follows:
U.S. Census of Population, Volume II,
Subject Reports
Series Number and Title

■

:

Price

PC(2)—1A, Nativity and Parentage................. $1.00
1.50
PC(2)—IB, Persons of Spanish Surname........
1.75
PC(2)—1C, Nonwhite Population by Race....
PC (2)—ID, Puerto Ricans in the United
.70
StStCS
.35
PC(2)—IE, Mother Tongue..................................
1.50
PC(2)—2A, State of Birth....................................
PC (2)—2B, Mobility for State and State
Economic Areas.............. —
• 3.00
PC (2)—2C, Mobility for Metropolitan Areas 2.25
PC(2)—2D, Lifetime and Recent Migration.. 2.75
PC (2)—3A, Women by Number of Children
2.25
Ever Born .......................... ..........
2.75
PC (2)—4A, Families............. ................................
PC (2)—4B, Persons by Family
1.50
Characteristics ............................
PC(2)—4C, Sources and Structure by
2.00
Family Income............................
1.25
PC(2)—4D, Age at First Marriage........... ......
1.50
PC (2)—4E, Marital Status ......................... .......
1.25
PC (2)—5A, School Enrollment ........................
1.25
PC(2)—5B, Educational Attainment ..............
PC(2)—6A, Employment Status and Work
1.75
Experience .........'.........................
3.50
PC(2)—6B, Journey to Work............................
1.50
PC(2)—6C, Labor Reserve ................................
3.50
PC (2)—7A, Occupational Characteristics.....
PC (2)—7B, Occupation by Earnings and
Education ............................... .
2.00
PC(2)—7C, Occupation by Industry...............
1.25
PC (2)—7D, Characteristics of Teachers.......
.55
PC (2)—7E, Characteristics of Professional
1.00
Workers ................ ............ ...........
PC (2)—8A, Inmates of Institutions.................
2.00
PC (2)—8B, Income of the Elderiy Population
1.50
PC(2)—8C, Veterans ............................................
.70
U.S. Census of Population, Volume II,
Selected Area Reports
PC (3)—1A, State Economic Areas..................... $2.75
PC(3)—IB, Size of Places............. ........................
.65
PC(3)—1C, Americans Overseas................ ......
1.25
PC (3)—ID, Standard Metropolitan
Statistical Areas .........................
4.50
PC (3)—IE, Type of Place......................................
3.75
6. Current Population Reports
Current Population Reports are issued by
the Bureau of the Census, Washington,
D.C. 20233. Annual combined subscription
in 1965 for the seven series of this report
was $4.00, and consisted of the following:
Series P-20: Population Characteristics
Series P-23: Technical Studies
Series P-25: Population Estimates
Series P-27: Farm Population
Series P-28: Special Censuses
Series P-60: Consumer Income
Series P-65: Consumer Buying Intentions

i
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7. Construction Reports, Building Permits,
Housing Authorized in Permit-lssuing
Places—Summary Statistics, Series CA2
U.S. Bureau of the Census, Washington,

48. Lexington Ky*
49. Little Rock-North Little Rock
Ark.**
Los Angeles-Long Beach, Calif.
52.' Lubbock^Tex'^

D.C. 20233; annual subscription in 1965, $1.00.
This is a monthly publication started in 1960
with an annual summary, which provides
number of units and valuation of private

53- Madison,’ Wis.**
« MemPhis* Tenn.-Ark.
56 Mnwa'uke^ Wis
57. Minneapolis-^ Paul, Minn

housing units authorized by permits in structures containing 1-unit, 2 to 4 units and 5-ormore units as well as public contract awards.

58* Nashville, Tenn.*
59‘ New Haven. Conn.**
g?' New Yo/k "n v*'

The data are available for the United States,
census region and sub-regions, state and
metropolitan areas. Although data are available for all metropolitan areas in the annual

62! Newark n.j *
63- Newport News-Hampton, Va.*
64‘ Norfolk-Portsmouth*
66.' Omaha,' Neta-iowa**'*

summary, the monthly data are available
back to 1960 for the following 99 metropolitan
areas except as footnoted.
1. Akron, Ohio*
2. Albany-Schnectady-Troy, N.Y.**
3. Albuquerque, New Mexico**
4. Allentown-Bethlehem-Easton, Pa.-N.J.**
5. Anaheim-Santa Ana-Garden Grove Calif.*
6. Ann Arbor, Mich.**
7. Atlanta, Ga.
8. Austin, Tex.**
9. Bakersfield, Calif.**
10. Baltimore, Md.
11. Baton Rouge, La.**
12. Birmingham, Ala.
13. Boston, Mass.
14. Bridgeport, Conn.**
15. Buffalo, N.Y.
16. Charleston, S.C.**
17. Charlotte, N.C.**
18. Chattanooga, Tenn.-Ga.**
19. Chicago, 111.
20. Cincinnati, Ohio-Ky.
21. Cleveland, Ohio
22. Colorado Springs, Colo.**
23. Columbus, Ga.**
24. Columbus, Ohio
25. Dallas, Tex.
26. Dayton, Ohio
27. Denver, Colo.
28. Detroit, Mich.
29. El Paso, Tex.**
30. Eugene, Oreg.**
31. Flint, Mich.**
32. Fort Lauderdale-Hollywood, Fla.*
33- p°rt Worth, Tex.
34. Fresno, Calif.**
35. Gary-Hammond-East Chicago, Ind.**
36. Grand Rapids, Mich.**
Hartford, Conn.*
38. Honolulu, Hawaii
3y. Houston, Tex.
40. Huntsville, Ala.**
41. Indianapolis, Ind.
42. Jacksonville, Fla.
43. Jersey City, N.J.**
]4. Kansas City, Mo.-Kans.
4&. Knoxville, Tenn.**
Lansing, Mich.**
47. Las Vegas, Nev.*

67. Orlando, Fla.
68‘ Paterson-Clifton-Passaic, N.J.*
69. Philadelphia, Pa.-N.J.
70. Phoenix, Ariz.
71. Pittsburgh, Pa.
72. Portland, Oreg.-Wash.*
73. Providence-Pawtucket-Warwick, R.I.-Mass.*
74. Reno, Nev.**
75. Richmond, Va.**
76. Rochester, N.Y.*
77. Sacramento, Calif.
78. St. Louis, Mo.-Ill.
79. Salt Lake City, Utah*
80. San Antonio, Tex.1
81. San Bernardino-Riverside-Ontario, Calif.
82. San Diego, Calif.
83. San Francisco-Oakland, Calif.
84. San Jose, Calif.
85. Santa Barbara, Calif.
86. Seattle-Everett, Wash.
87. Springfield-Chicopee-Holyoke, Mass.-Conn.**
88. Stockton, Calif.**
89. Syracuse, N.Y.*
90. Tacoma, Wash.*
91. Tampa-St. Petersburg, Fla.
92. Toledo, Ohio-Mich.**
93. Trenton, N.J.**
94. Tucson, Ariz.
95. Vallejo-Napa, Calif.**
96. Washington, D.C.-Md.-Va.
97. West Palm Beach, Fla.*
98. Wilmington, Del.-N.J.-Md.**
99. Youngstown-Warren, Ohio**
•Monthly data available beginning January 1964.
••Monthly data available beginning June 1965.
1 Monthly data available beginning January 1965.

8. Current Housing Reports
This report consists of the quarterly
Series H-lll, Housing Vacancies and the
periodic Series H-121, Housing Characteris
tics. In 1965, these reports, which are pub
lished by the Bureau of the Census, were
available from the Superintendent of Docu
ments, U.S. Government Printing Office,
Washington, D.C. 20402 for a combined an
nual subscription rate of $1.00. Rental and
homeowner vacancy rates are available for

97
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the United States, the four major census re
gions and inside and outside SMSA’s. Data
on characteristics of vacancies are also avail
able.

!

9. Housing and Planning References
This is a bi-monthly publication of the
U.S. Department of Housing and Urban De
velopment, which contains a selected list of
publications and an index of articles on hous
ing and planning. In 1965, this publication
was available from the Superintendent of
Documents, U.S. Government Printing Office,
Washington, D.C. 20402 for an annual sub
scription price of $2.25. This publication
may be available in public or university
libraries.

!

10. Construction Reports, Sales of New
One-Family Homes, Series C-25

:
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Published jointly by the U.S. Department
of Commerce and the U.S. Department of
Housing and Urban Development since 1963.
This is a monthly and quarterly report with
an annual summary on the sale of new onefamily homes in the United States. Data are
available by such characteristics as sales
price, type of financing, location by major
census regions and selling time. Annual
summary contains comprehensive detailed
data on one-family sales housing as well
as one-family contractor-built homes. In
1965, this publication was available from
the Bureau of the Census, Washington, D.C.
20233 for an annual subscription price of
$2.50. A similar report on completed rental
housing (structures with 5-or-more units)
is being planned starting in 1967 along with

;
;

a report on the characteristics of occupants
of new sales and rental housing.

:;

Index
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11. Small-Area Data Activities
This publication, Small-Area Data Activities, was first published in 1965 and is is
sued and distributed by the U.S. Bureau of
the Census on an irregular schedule. Its pur
pose is to serve as an information ex
change to keep both the users and producers
of small-area data informed as to needs,
new programs, new publications, and other
relevant items which may be of interest.
Small areas generally refer to census tracts,
individual places, metropolitan areas, urban
regions and State small area programs. In
dividuals and organizations interested in the
development and use of small-area statistics
may receive subsequent issues by writing to
Small-Area Data Advisory Committee, Bureau of the Census, Washington, D.C. 20233.
12. Measuring Markets A Guide to the
Use of Federal and State Statistical
Data
This 94 page publication was prepared by
the U.S. Department of Commerce in 1966
and is available from the U.S. Government
Printing Office, Washington, D.C. 20402 for
$.50. Contained in this publication are
sources of data by geographic coverage,
type and frequency for such items as popu
lation, income, employment, industry em
ployment and sales statistics. References are
made to both Federal and State data sources.
A bibliography on sources of statistical data
includes both governmental and nongovern
mental sources.
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Age distribution:
U. S. change, 1950-60.
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Census source
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:
;

i

!
1
.

Census reference tables:
Household size ..........................
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Labor Market Data:
Decennial Census ______________
Decennial Census reference tables
Current labor market data --------

Multiple Listing Service
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—
49
75
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53
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58

78
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Populations:
Current estimates ..................................
39
Group quarters ........................... ..........
41
Migration .......................... ......................
45
Net natural increase .................... ........
---- 45
Percent change by age groups 1950-60
for United States----------------------- 41
Population per housing unit, reference
tables in 1960 Census------------------.. 40
Projections.................................... ........... ____43
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Rent-to-Income Ratios:
National ratios ..........
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Foreclosures and Delinquencies ..................

64

Housing market area definition:
Metropolitan areas
Small areas .
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Income:
Alternative methods of measuring changes....
Estimating changes______________________
Federal income tax schedule in 1959----------Metropolitan series, 1960 Census....
Projection ............... .........................
Reference tables in 1960 Census_

Migration _______

Employment:
Projection..................................
Also see Labor Market Data

Households:
Distribution for directly assisted
markets, Table 29 .........................-.........
Distribution for private market, Table 29.
Population per housing unit, reference
tables in 1960 Census..............................
Projection .....................................................

Housing Units:
Current estimate, Table 14 .......
Estimating losses..........................
Inventory, 1960, 1950 Censuses
Also see Components of Change
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Sales Housing:
National ratio for demand estimates
by price range ------------------------- _____ 70
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Housing Permits:
Individual places
Metropolitan area
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Housing Requirements:
Backlog needs......................................
By unit size, directly assisted rental
market, Table 31 ............................
By unit size, private rental market,
Table 30 .................................... ...... .

80
80

Vacancy Rates:
Definition of, Table 11 ---------------National and regional ......—.............
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Vacancy survey assistance------------
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