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SUMMARY

America is increasingly be-
coming a nation of housing haves and have-
nots. While the majority of American home-
owners are well housed and have significant
equity in their homes, the prosperity of
these homeowners does not reflect the
plight of the nation’s growing number of
low- and moderate-income households. Con-
tinuing high housing costs limit the ability of
low- and moderate-income households to
improve their standard of living as many
households struggle to secure even mini-
mally adequate housing.

Homeownership costs have eased
somewhat since the early 1980s but remain
high by historical standards. Young house-
holds find purchasing a first home especial-
ly difficult, as housing costs remain high
relative to income. Unable to secure 2 home
of their own, these persons remain renters
and bid up the price of rental housing.

Despite five years of strong construc-
tion activity and rising vacancies, the sup-
ply of low-cost rental housing continues to
shrink as units are lost to abandonment or
are upgraded for higher-income occupants.
Having lagged inflation in the 1970s, real
rents (measured in constant 1986 dollars)
have moved up sharply since 1981 and now
stand at their highest level in over two
decades. Rising rents have led to an increas-
ing share of households paying 30, 40, or
even 50 percent of their incomes for rents, if
they can secure housing at all.

For decades, improving housing condi-
tions has been an important component in
the upward mobility of American families
and individuals. For many, moving from
renter to owner occupied housing is a key
step on the path to financial security. For
those without sufficient income to become
homeowners, obtaining good-quality, afford-
able rental housing has been an equally

worthy goal. And for those with the lowest
incomes, publicly assisted units have served
as the foundation upon which to build a
better future for themselves and their
families.

The growing number of housing have-
nots suggest that this housing progress has
stalled in recent years. The problems of the
housing have-nots come in many forms,
ranging from the frustration of a young
couple unable to qualify for a home loan, to
the desperation of low-income families with
children who cannot secure any housing at
all. This State of the Nation’s Housing report
seeks to document these diverse housing
problems and provide a sound empirical
foundation for the emerging national hous-
ing policy debate.

Exhibit 1

Key Findings

o The After-Tax Cash Cost of Homeownership, Although Down From lis Recent Peak,
Remains High By Historical Standards

o The Homeownership Rate Has Declined Steadily Since 1980, Particularly Among
Young Households

o Despite Rising Rental Vacancies, Inflation-Adjusted Gross Rents Now Stand At Their
Highest Level In Two Decades

o The Supply of Low-Cost Rental Housing Continues To Shrink As Units Are Lost To
Abandonment Or Are Upgraded For Higher-Income Occupants

o For The Growing Number of Low-Income Families, Rents Have Increased Sharply
As A Percent Of Income

e Only One In Four Renter Households With Incomes At Or Below The Poverty Level
Lives In Public Or Other Subsidized Housing

o The Growing Rental Payments Burden, Particularly Among Single-Parent Families,
Has Contributed To The Rise In Homelessness




TRENDS IN HOUSING COSTS

The costs of housing and other
basic needs are key determinants of the stan-
dard of living for any family or individual.
Changes in housing costs thus affect not
only the ability to secure decent housing,
but also the amount of income available for
other necessities.

Because housing consists of many at-
tributes, obtaining reliable price profiles
proves difficult. This section presents a series
of indexes that trace the changes in prices
over the period 1967 to 1987 of represen-
tative owner and renter housing units with
fixed characteristics. These indexes help to
distinguish between changes in housing ex-
penditures that result from changes in the
type of housing consumed and those that
reflect increases or decreases in the price of
a housing unit of given characteristics (see
Appendix Table 1 for a more complete de-
scription of the data used to form these
price indexes).

HOMEOWNER COSTS

A complete homeownership cost index must
incorporate indirect costs and savings as well
as the more readily observable cash outlays
and tax benefits. The after-tax cash cost of
homeownership is the sum of several on-
going expenses (including outlays for mort-
gage interest payments, fuel and utility costs,
maintenance and repairs, real estate taxes,
and insurance) less the income-tax savings
associated with owning a home. The total
homeownership cost also includes the in-
direct cost of earnings foregone on funds
used as a downpayment less the indirect
savings from house price appreciation and
the resulting equity buildup.

Exhibit 2 depicts how both the cash
and total costs of owning and operating a
modest single-family home during the first
year of occupancy have changed over the

last 20 years. In these calculations, 2 modest
home is defined as the median-valued house
purchased in 1977 by a first-time buyer aged
25 to 29. All costs are expressed in constant
1986 dollars.

After rising steadily for 15 years,
the after-tax cash cost of homeownership
reached a peak of $9,599 in 1982. Although
it fell to $7,449 last year, the after-tax cash
cost is still higher than the average recorded
in the 1960s and the early 1970s. By com-
parison, the total cost of homeownership
(including the foregone earnings on home-
owner’s equity and an allowance for price
appreciation) remained at or below $4,500
from 1967 to 1979; indeed, for much of the
period, total annual costs were less than
$3,500. After 1979, though, total costs began
to move up sharply; by 1982, higher home
prices, interest rates, and utility costs—
together with smaller gains from apprecia-
tion—had boosted the total costs of owning
a home to $7,904. Though falling from this
peak, total homeowner costs stood at $6,006

Exhibit 2

Homeowner Costs (In 1986 Dollars)

1986 Dollars (Thousands)
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last year—still well above the average for the
past 20 years.

There is little reason to expect a
marked improvement in homeownership
costs in the years ahead. The median price
of the representative first home in 1987 ap-
proached $67,000, up more than 92 percent
from the $34,800 figure for 1975. Rising
prices are a double-edged sword: while they
make homeownership a good investment for
those who already own, they also force
young first-time buyers to make larger
downpayments and/or larger monthly mort-
gage payments. The legacy of the rapid
home price inflation of the 1960s and 1970s
is the continuing high home prices, and the
high after-tax cash costs of homeownership.

REGIONAL HOMEOWNER COSTS

Since the costs of building materials and
financing vary little from one region to the
next, the prices of land and labor are large-
ly responsible for long-term geographic dif-
ferences in housing prices. According to a
recent survey by the Urban Land Institute,
a lot that sold in 1985 for $70,000 in San
Jose, California, could be purchased for only
$13,000 in Charlotte, North Carolina. Al-
though detailed data that separate total home
purchase prices from underlying land costs
are not available, land cost is undoubtedly
the major determinant of variation in home
prices.

During the 1970s, home price appreci-
ation in the West, and particularly in Califor-
nia, outpaced that in all other regions (Ex-
hibit 3). Although house price inflation
slowed considerably after 1982, the median
price for the representative first home in the
West last year was $82,285, still 23 percent
above the national median.

In the Midwest and the South, housing
prices increased less dramatically. In 1967, a
first-time buyer could purchase a home in
the Midwest for $180 less than the national
average; in 1987, this home sold for $10,324
less. Home price inflation in the South has
also lagged behind the national average: in
1967, a modest home sold for $1,324 less
than the national average; by 1987, it sold
for $11,744 less.

Price trends in the Northeast have been
decidedly more volatile. During much of the

Exhibit 3

House Prices by Region

Region 1967 1972 1977 1982 1987

Northeast $§17,797 $26,048 $37,000 $58,201 $93,844
Midwest 16,350 20,993 32,700 50,162 56,562
South 15,206 19,958 29,700 48,975 55,142
West 18,318 22,780 42,900 71,386 82,285
Al 16,530 21,61 34,800 56,202 66,886

SOURCE: Joint Center calculations based on 1977 Annual Housing
Survey data indexed by Department of Commerce
Constant Quality Home Price Index.

Exhibit 4
Regional Homeowner Cash Costs (In 1986 Dollars)

Cash Costs (Thousands)

12 I ——

n

10 .

9

B

7

6

5

4 - % . o . . . . S
1967 1969 1971 1973 1975 1977 1979 1981 1983 1985 1987

SOURCE: See Appendix Tables 2 to 5 M Northeast M South

M Midwest [ West




1970s, house price inflation lagged behind
national rates; since 1982, however, house
prices in the Northeast have increased three
times faster than the national average.

The real after-tax cash costs of home-
ownership also rose almost steadily in each
region from 1967 to 1981 (Exhibit 4), but
declining mortgage interest rates and a slow-
down in house price appreciation have
helped to lower these costs since then. Real
after-tax cash costs dropped most rapidly in
the West, although significant declines oc-
curred in the Midwest and South as well. In
the Northeast, however, rapidly rising home
prices partially offset the effect of declining
mortgage interest rates. Despite this regional
variation, after-tax cash costs in all regions
remain well above levels recorded in the
1960s and 1970s.

High home price levels and low current
price appreciation combine to give the West
the highest total homeowner costs in the
country (Exhibit 5). Although down from
the peak levels of the early 1980s, total costs
in the Midwest and South remain above the
levels recorded for much of the 1970s. In the
Northeast, home price appreciation reduced
total homeowner costs in 1986 to their low-
est level in two decades; with slower house
price inflation, however, the equity buildup
in the Northeast also slowed and total home-
ownership costs in the region increased
again in 1987.

RENTER COSTS

Unlike trends in homeowner costs, the re-
cent growth in real rents has received little
attention. Exhibit 6 presents estimates of real
gross and contract rents for a representative
unit with the characteristics of the median-
priced rental unit in 1977. Contract rent is
the monthly payment to the property owner
for housing services; gross rent includes not
only contract rent but also payments for
fuel, water, sewerage, and other utilities.

Exhibit 5

Regional Homeowner Total Costs (In 1986 Dollars)

Total Costs (Thousands)
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Rental Costs
1986 Dollars
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Real rents (that is, adjusted for inflation
in other goods and services) tend to move
with the business cycle, falling during cycli-
cal downturns and rising during expansions.
Despite a sharp jump in rental vacancies,
contract rents have moved up steadily since
1981 and now stand at their highest levels in
more than two decades. In 1987, the con-
tract rent for the representative unit was
$312—an increase of 16 percent from the
1981 low of $2069.

Gross rents have moved up as well, but
somewhat more modestly because of the
slowdown in energy price inflation. Never-
theless, the rise in gross rents is still pro-
nounced: up 14 percent between 1981 to
1987, bringing the level to $364.

Gross rent is seemingly the more com-
prehensive measure, but changes in contract
rent have considerable analytical signifi-
cance. Gross rent can change as a result of
shifting energy prices or other factors that
have little to do with the long-run cost of
housing capital. Policy analysts should note,
however, that the persistent increase in con-
tract rent during a period of substantial new
construction suggests that there has been a
long-term increase in the rental price of
housing capital. Unlike a runup of energy
costs, such a long-term trend is not quickly
reversed. Over the past six years, the cost of
supplying rental housing appears to have
drifted upward, a movement that can only
point to continued high rent levels in the
years ahead.

REGIONAL RENT TRENDS

The Northeast and the West, areas of vig-
orous economic expansion, have witnessed
the sharpest rent hikes during the decade
(Exhibit 7). From 1981 to 1987, real gross
rents in the West increased by nearly 19 per-
cent, while those in the Northeast rose ap-
proximately 17 percent. More modest rent
increases occurred in the Midwest. Only in
the South, a region with substantial over-
building, do gross rents appear to have
peaked.

Exhibit 7

Regional Gross Rental Costs
1986 Dollars
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The rapid growth of rents seems incon-
sistent with the recent increase in residential
vacancies. From 1981 to 1986, the number
of vacant rental units nationwide expanded
from 1.54 million to 2.66 million. In part,
the reason for this phenomenon of growing
vacancies and rising rents is that housing
consists of many distinct submarkets defined
by the location and the quality of the dwell-
ing unit. Obviously, the increase of vacant
rental apartments in Houston does little to
check rent increases in San Francisco or
Boston.

Even within a given housing market,
vacancies at one quality level will not neces-
sarily result in lower rents for housing of a
different quality. It appears that over the past
six years, many newly constructed, better
quality rental apartments have remained on
the market at relatively high rents. Indeed,
units leasing for more than $300 in real
terms account for 90 percent of the rise in
rental vacancies during the past six years.
While the rising vacancy rate may have re-
sulted in some moderation in rents for lux-
ury apartments, it has not limited rent in-
creases of more modest apartments.

That rents are increasing fastest at the
low end of the market is perfectly under-
standable. During the 1970s, an excess
supply of housing, in part the result of a
rapid buildup of subsidized housing in
selected urban neighborhoods, depressed
rents in some markets; even in 1986, many
housing units still rented for $100 to $300.
Yet in many areas, such low rents are in-
adequate to cover property owners’ costs for
utilities, property taxes, and debt service, let
alone the costs of maintaining the buildings
in good condition.

As a result, the number of units renting
for less than $300 per month dropped by
nearly one million between 1974 and 1983;
the number of units with rents above $400,
in contrast, increased by 4.5 million to 10.2

million (Exhibit 8). The loss of low-rent units
involved two distinct dynamics: some fell
into disrepair and were removed from the
stock; others—especially those located in the
stronger housing markets of the Northeast
and West—were upgraded to attract higher-
income tenants. High-rent units were thus
added both by new construction and by re-
habilitation of existing inventory.

Estimating the exact number of low-
rent units lost to abandonment as opposed
to revitalization is difficult. Recent data
suggest, however, that investment in existing
rental structures has been significant: after
showing virtually no real growth from 1970
to 1982, expenditures for maintaining and
upgrading rental units more than doubled
from 1982 to 1986. While this trend is ob-
servable throughout the country, the invest-
ment increases in the Northeast and the West
are particularly notable. Apparently, the re-
cent rise in real rents has made investment in
existing properties profitable again in many
metropolitan areas—investment that will
further diminish the supply of low-cost
rental housing in the years ahead.

Exhibit 8

Monthly Gross Rent (Thousands of Units)

Gross Rent

In 1986 Dollars 1974 1983 Change
<100 1064 957 -107
100-200 - 497 3,408 -789
200-300 6,264 6,181 -83
300-400 5,846 7,034 +1,188
400+ 5,748 10,233 +4,485
No Cash Rent - 1,173 1,401 +228
TOTAL 24,291 29,214 +4,923

SOURCE: Joint Center tabulations of U.S. Department of Housing
and Urban Development, Annual Housing Survey, 1974

and 1983.




THE HOUSING COST BURDEN

The rise in housing costs
comes at a time when low-income house-
holds are particularly vulnerable. Since 1974,
the number of low-income households has
increased markedly. This trend reflects cut-
backs in federal funding for various income-
support programs, as well as the growing
number of individuals with few marketable
skills and limited income-earning capacity.
The shrinking supply of low-cost housing,
then, will most certainly result in increased
housing payments relative to income for
an ever larger number of low-income
households.

INCREASES IN LOW-INCOME HOUSEHOLDS

Over the past 20 years, low-income house-
holds have suffered sharp declines in income
during economic downturns—declines that
were not made up for during subsequent re-
coveries. The result is a long-term increase
in the number of low-income households.
Since 1974, the total number of households
increased by 26.3 percent. At the same time,
the number of households with real incomes
of less than $5,000 (measured in 1986 dol-
lars) surged from 4.7 million to 7.2 million,
an increase of 55.1 percent (Exhibit 9).

The profile of the nation’s low- and
moderate-income households has changed
over the past 20 years due to a complex
series of demographic, social, and economic
changes. Rapid growth of the young adult
population in the 1970s put a squeeze on
wage growth for many entry-level jobs. Ris-
ing divorce rates and increases in teenage
pregnancies have also added to the number
of economically disadvantaged single-parent
households. The high inflation of the 1970s
further eroded the real incomes of those
with limited earning power and has con-
tinued to outpace the growth of income
transfer programs.

Exhibit 9

Household Income and Homeownership

Number of Households

Thousands of (In Thousands)

Percent Homeowner

1986 Dollars 1974 1987 1974 1987
Wider 5 4705 7,204 28 367
51010 8,755 10,984 87 459
1010 17.5 143 1532 538 519
17.5 10 25 1152 13,063 587 60.0
25 1o 35 18277 14,636 69.3 683
35 1o 50 1,638 14177 786 79.3
50 + 9,891 14,089 862 89
Totd 70,854 89,478 647 640

SOURCE: Joint Center tabulations of data from the Annual Hous-
ing Survey, 1974, and Current Population Survey, 1987.

Measured in real terms, today’s young
households have lower incomes than their
counterparts of 1974. Over this period, the
median income of all households remained
virtually constant in real terms, but the in-
come of households with heads aged less
than 25 fell by 28.7 percent from $18,248 to
$13,011, while the income of households
with heads aged 25 to 34 fell from $27,366
to $24,230. By contrast, incomes of some-
what older households continued to ad-
vance, with the sharpest gains recorded by
households with heads aged 65 or older.

The drop in income for young house-
holds is largely the result of the alarming
situation of single-parent families with
children. These households constitute both
a growing share of young households and a
growing share of the nation’s poverty
population. Over the past decade and a half,
the number of single-parent households with
heads aged 25 to 34 more than tripled. In
1987, the median income for households in




this group was a meager $9,621—23 percent
below the figure recorded for similar house-
holds in 1974. For single-parent households
with heads aged less than 25, median in-
come in 1987 was $4,688 (see Appendix
Tables 6 and 7 for more detailed data on
household income by age and family type).

CHARACTERISTICS OF
OWNER AND RENTER HOUSEHOLDS

Rental housing is increasingly the home of
the nation’s lower-income households, while
higher-income households increasingly
choose to own a home. Since 1974, the
homeownership rate fell for households with
incomes of less than $10,000 (measured in
1986 dollars). By comparison, the number
of homeowners with real incomes above
$50,000 grew by 4 million over this period
and the homeownership rate increased from
86.2 to 89.1 percent (Exhibit 9).

The growth in the number of low-
income renter households has widened the
income gap between owners and renters. Be-
tween 1972 and 1982, the median income of
renters fell by 21 percent, from $18,000 to
$14,000 (Exhibit 10). With the economic ex-
pansion of the mid-1980s, the median renter
income did improve slightly, but not enough
to reduce poverty among renter households.
From 1983 to 1987, the number of poverty-
level renter households increased by 300,000
to 7.5 million. By contrast, the number of
poverty-level owner households fell by
500,000 to 4.5 million. Thus, by 1987, 63
percent of all poverty-level households lived
in rental housing.

As a group, renter households are
younger and poorer than homeowners.
Since 1974, the median income of renter
households aged 25 to 34 fell by 18.5 per-
cent (Exhibit 11), while the median income
of renters aged 25 or younger was 25.8 per-
cent lower than real incomes of young
renters in the mid-1970s.

Rental housing is also increasingly the
home of the nation’s children. Between 1974
and 1987, the number of renter households
with children grew more than four times
faster than the rate for all households. In
contrast, the number of young homeowners
with children actually fell over the past
decade and a half (see Appendix Table 7 for
detailed data on households by tenure, age
and type).

Exhibit 10
Household Income (In 1986 Dollars)
1986 Dollars (Thousands)
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Exhibit 11

INCOME AND HOUSING COSTS

Households and Household Income By Age And Tenure

Number of Households

Median Income

(In Thousands) (1986 Dollars)

Age and Percent Percent
Tenure 1974 1987 Change 1974 1987 Change
Owner

Under 25 1,377 833 39.5% $23,419  $18,934  -19.2%

25 t0 34 7,630 9,237 21 31,220 32,006 2.5

3510 44 8,653 12,507 44.5 35284 38,044 7.8

45 1o 64 18,590 20,404 9.8 30,965 33,218 17.5
65 + 9,593 14,272 48.8 12,730 14,962 17.5
Renter

Under 25 4,666 4364  -6.4% §15828 11,737  -25.8%

2510 34 7,042 11,266 60.0 22,340 18199  -18.5

3510 44 3412 6,196 81.6 21963 20,357  -8.3

45 to 64 5731 5,673 -1.1 18,216 15732 -13.6
65 + 4160 4,727 13.6 8,485 8,33  -17

NOTE: Income data as of prior year

SOURCE: Appendix Table 7

Exhibit 12

Homeowner Cost Burden

Percent of Income/First-time Buyers
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The relatively low incomes of renter house-
holds have important implications for hous-
ing in America. Low incomes not only limit
the ability of many households to secure
adequate and affordable housing in the non-
subsidized private marketplace, they also
shrink the pool of potential first-time home-
buyers. With the incomes of young renter
households failing to keep pace with infla-
tion, the construction and sales of housing
targeted to first-time buyers will suffer.
Exhibits 12 and 13 present estimates of
owner and renter cost burdens, i.e., the an-
nual cost of a representative unit as a percent
of household income. Again, the representa-
tive unit for owners has the characteristics
of the median-valued home purchased by a
first-time buyer in 1977; the representative
unit for renters has the characteristics of the
median-priced rental unit in 1977.

Exhibit 13

Rental Cost Burden

Percent of Income/All Renters
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Nationwide, the cash cost of owning
the representative home was $7,720 last year,
or 32.4 percent of the estimated median in-
come of potential first-time homebuyers
(proxied here by the income of married-
couple renter households aged 25 to 29). For
all renters, the median gross rent of the
representative unit was $4,368 annually (or
$364 per month). While this rent is only
18.3 percent of the median income of
married-couple renters aged 25 to 29, it
represents almost 30 percent of the median
income of all renters.

Although young married-couple renters
earn more than other renters, their incomes
have not kept pace with homeownership
costs. For the representative first-time buyer,
the after-tax cash cost of homeownership
rose steadily from 23 percent of income in
1970 to 45 percent in 1982. The cash cost
burden has declined since 1982, but last year
still stood 50 percent above the levels av-
eraged during the late 1960s and early 1970s.
Total homeownership costs as a percent of
income have also fallen since 1982 but re-
main high by historical standards.

As might be expected, the cash cost
burden of homeownership is highest in the
Northeast and West (Exhibit 14). In the
Northeast, the incomes of first-time buyers
are 24 percent higher than the national
average, but the cash cost is 32 percent
higher. Household incomes in the West are
also above the national average, but above-
average cash costs leave potential first-time
buyers in the West little better off than their
counterparts in the Northeast. Cash cost
burdens in the Midwest and South are below
average, with lower housing costs more than
offsetting lower incomes. Nevertheless, the
cash cost burden in each region remains
above 1970s levels (see Appendix Tables 2
to 5).

Housing affordability is, of course, a
relative concept. Whether housing is af-
fordable or not in 1987 depends on one’s
point of view. In the face of higher housing
costs, households may choose to purchase a
smaller home or one with fewer amenities.
The figures in Exhibit 12 simply suggest that
young households are less able to purchase a
home of given standards today than 15 or 20
years ago.

The constant quality rental cost burden
—measured as either annual gross rent or
contract rent for the representative unit as a
percent of median renter income—also re-
mains relatively high (Exhibit 13). The gross
rent burden fell slightly from 1967 to 1974,
but has moved up sharply since that time.
What'is striking is that the strong economic
recovery that began in 1982 did nothing to
alleviate the renter cost burden: increases in
real rents have steadily outpaced growth in
real income.

Like the homeownership cost burden,
the renter cost burden varies geographically.
Renters in the West face the largest burden;
although the median renter income is above
the national average, sO too are gross rents.
In the Northeast, rents are also above the
national average, but relatively high incomes
help to reduce the burden. By contrast, rents
in the South and Midwest take a somewhat
smaller bite out of renter income.

Exhibit 14

Housing Cost Burden By Region: 1987

Income Homeowner Cash  Income Gross  Gross
Region First-time Cash Cost All Rent  Rent

Buyer Cost Burden  Renters Burden
Northeast $29,600 §10,223  34.5% $17,000 $397  28.0%
Midwest 22,300 6,929 311 14,700 332 271
South 22,600 6,581 29.1 15,300 322 25.2
West 25,200 8,680 344 17,400 450 310
National Total 23,800 7,720 324 15,200 377 297

SOURCE: Appendix Tables 2 to 5
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THE OUTLOOK FOR HOUSEHOLD

FORMATION AND HOMEOWNERSHIP

Despite some slowdown, the
strong housing demand of the nation’s more
affluent homeowners should ensure the
prosperity of the housing industry for the
next 10 years, but the prospects for the
housing have-nots are less rosy. In the years
ahead, the high housing cost burden will
undermine the ability of young adults to
form independent households and to pur-
chase their own homes.

HOUSEHOLD FORMATION

After a decade of record growth, household
formation rates are expected to decline for
the balance of this century. In the 1970s, an
average of 1.7 million households were
added each year; in the early 1980s, the
weak national economy and the high cost of
housing combined to reduce the average in-
crease to about 1.2 million. Growth in the
number of new households has picked up
somewhat since 1983, but remains erratic:
the number of households increased by 1.6
million from March 1985 to March 1986, but
increased by only 1.0 million from March
1986 to March 1987.

In the years ahead, the aging of the
baby-boom generation and the arrival of the
baby-bust generation into the prime house-
hold formation years (20 to 25) ensure a
slowdown in the growth of households.
(The baby-boom generation is that large
cohort of individuals born in the years 1946
to 1964; the baby-bust generation includes
those individuals born from 1965 to 1975, a
period of low and declining fertility.) Annual
household growth is expected to average
1.45 million from 1985 to 1990 before slow-
ing to 1.21 million per year in the early
1990s and to 1.08 million per year in the late
1990s (see Appendix Table 8 for household
forecast to the year 2000).

The long-term trend toward slower
household formation primarily reflects the
changing age structure of the population.

Since the baby-boomers are now between
the ages of 23 and 42, most have already
passed the prime household formation ages.
As the growth of population aged 20 to 25
slows, so too will household formation.

The high cost of owning and renting a
home will exacerbate this slowdown. The
proportion of any given demographic group
that heads its own household (the headship
rate) depends critically on the cost of hous-
ing. After rising steadily in the 1970s, the
headship rate among young adults flattened
and then turned down. Since 1980, the
headship rate for the population under age
35 has fallen steadily and is now below
levels posted in the mid-1970s.

High and rising housing costs seem
largely responsible for the recent decline in
headship rates. It will take a period of sus-
tained growth in household income, as well
as further declines in homeownership costs
and rents, to restore the ratio of housing
costs to household income to the more af-
fordable levels enjoyed during much of the
post-war period. Population growth ensures
that the total number of households will in-
crease, but high housing costs will constrain
household formation in the years ahead.

Exhibit 15

Percentage of Population Who
Head Their Own Households: 1970-1987

1987

Age 1970 1975 1980 1983

1510 24 1.2% 13.6% 15.9% 14.2% 13.8%
2510 34 46.9 49.7 50.5 48.6 48.]
35 to 44 50.5 52.5 55.0 55.7 55.6
45 1o 54 52.6 54.8 55.8 55.6 57.4
55 to 64 57.6 58.0 58.3 52.5 58.9
65 or Older 61.7 67.5 68.4 68.7 67.9

SOURCE: Joint Center for Housing Studies estimates based on data

reported in U.S. Department of Commerce, Current

Population Report, Series P-20, Various Issues.




HOUSING DEMAND

RECENT TRENDS IN HOMEOWNERSHIP

In the late 1980s and early 1990s, the aging
of the baby-boomers will generate consider-
able growth in the number of households
with heads aged 35 to 44. Many baby-
boomers delayed marriage and having
children, but now are doing so in sufficient
numbers to create a significant increase in
the number of married couples and an
‘“echo’” baby boom. Not only will many
baby-boom households move into a more
family-oriented phase of the life cycle during
the late 1980s, but they will also pass
through their peak earning years, sparking
demand for more expensive homes.

The housing market activity of the
baby-boom generation has been a key in-
gredient in the unusually long housing re-
covery of the past five years. Indeed, even
though new housing construction activity is
expected to slow in 1988, demand for good-
quality, single-family homes should remain
strong well into the 1990s as current baby-
boom homeowners continue to trade up to
better housing. The strong tradeup demand
should also support growth of the renova-
tion and repair market as some baby-
boomers improve their current housing by
repairing or adding to an existing home.

An important factor in this optimistic
outlook is that more than half of all baby-
boom households already own homes. Many
baby-boomers bought homes in the late
1970s and therefore benefited from at least
some of the rapid house price appreciation
that occurred throughout the country.
Unlike younger families still struggling to
break into the ownership market, current
baby-boom homeowners have the resources
—in terms of both income and wealth—to
acquire bigger and better housing, or to
make substantial investments in their current
homes.

Although the percent of households owning
their own homes did increase nationwide
from 1973 to 1980, this share has since
fallen—from 65.6 percent in 1980 to 64.0
percent in 1987. The decline in homeowner-
ship is a nationwide phenomenon affecting
areas with strong and weak economies alike.
As indicated in Exhibit 16, the homeowner-
ship rate has fallen off most sharply in the
Midwest, though marked declines occurred
in the South and the West as well.

Exhibit 16

Homeownership Rates By Region and Age (Percent Homeowner)

1973 1976 1980 1983 1987
Region
Northeast 59.2% 59.8% 60.7% 61.4% 61.4%
Midwest 69.1 69.5 70.3 70.0 67.1
South 66.5 66.4 68.3 67.1 66.9
West 60.6 61.2 60.5 58.7 57.9
Age
Under 25 23.4% 21.0% 21.3% 19.3% 16.1%
25-29 43.6 43.2 43.3 38.2 35.9
30-34 60.2 62.4 61.1 55:7 53.2
35-39 68.5 69.0 70.8 65.8 63.8
40-44 72.9 73.9 74.2 74.2 70.6
45-54 76.1 77.4 77.7 77.] 75.8
55-64 75.7 77.2 793 80.5 80.8
65-74 71.3 72.7 75.2 76.9 78.1
75 + 67.1 67.2 67.8 71.6 70.7
Total 64.4 64.8 65.6 64.9 64.0

SOURCE: 1973 to 1980 from Annual Housing Survey, 1983 to 1987

Jfrom Current Population Survey




The growth in the number of elderly
homeowners in the Northeast helped offset
the effect of declining homeownership rates
of young households. Many older house-
holds have owned their homes for years and
have therefore been insulated from the hous-
ing cost inflation of the late 1970s and early
1980s; for these households, rising home
prices meant increased wealth in terms of
equity in their existing homes.

Renter households, especially young
renter households, have had no such buffer
against the ravages of inflation. As indicated
in Exhibit 16, much of the decline in the
homeownership rate has been concentrated
among younger households. For households
aged 25 to 29, the homeownership rate fell
from 43.3 percent in 1980 to 35.9 percent in
1987. Households aged 30 to 39 suffered
similarly sharp declines.

For older homeowners, improved
health and growing real incomes increased
their ability to remain in their homes or to
purchase a retirement home. Only in the
Midwest have the homeownership rates of
the elderly declined along with those of
younger households since 1980. The growth
of homeownership for households aged 55
or older was a key ingredient in the growth
of total homeownership in each of the other
regions in the 1970s. Even in recent years,
the rising number of elderly homeowners
has offset part of the overall decline in
homeownership in most regions of the
country (see Appendix Table 9).

The decline in homeownership is re-
markable for several reasons. First, it oc-
curred during one of the most sustained and
vigorous housing recoveries on record.
Second, it has reduced the nation’s home-
ownership rate to its lowest level in over 15
years. Third, lower homeownership rates for
young adults are found in all regions of the
country, not just the high-cost Northeast or
West. Since 1983, homeownership among
young households has declined in the oil-
producing states, the farm belt and the rust
belt, as well as New England, the Mid and
South Atlantic and the Pacific Coast states.
Apparently, the continuing high after-tax
cash cost of homeownership and the grow-
ing rental payments burden are preventing
renters in all regions of the country from ac-
cumulating the resources needed to make
the downpayment and meet the initial year
carrying costs of homes of their own.
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HOUSING THE NATION’S POOR

OVer the past two decades,

slower real income growth and higher real
housing costs have exacerbated the problems
of low- and moderate-income households.
Gross rent as a share of income rose sharp-
ly from 1974 to 1982 and remains at histor-
ically high levels. Even when paying a large
share of their incomes for rent, many house-
holds still live in poor-quality housing. In
1983, the most recent year for which data
are available, 5 million renter households—
or one in six—Ilived in structurally inade-
quate dwelling units. Low- and moderate-
income homeowners are also not immune to
the problem: in that same year, 4.5 million
owners, primarily residing in small cities and
towns and outlying rural areas, lived in units
classified as structurally inadequate.

RENTAL PAYMENTS BURDEN

The incidence of high rental burdens has in-
creased, particularly among the young. In
1974, the gross rent burden (estimated as the
ratio of median rent to income) for house-
holds with heads aged 25 to 34 was 18.7
percent; by 1983, the burden had reached
25.4 percent (Exhibit 17). Households with
heads under the age of 25 experienced even
sharper increases.

As noted earlier, rental housing is
increasingly becoming home to low- and
moderate-income families with children,
especially single-parent households. From
1974 to 1987, the number of married
couples aged 25 to 34 with children who
rented their housing increased from 2.7 mil-
lion to 3.2 million (Exhibit 18). At the same
time, the number of single-parent families
(primarily women with children) nearly
doubled from 1.2 million to 2.2 million.

Exhibit 17

Gross Rental Cost Burden by Age (Gross Rent as Percent of Renter Income)

Percent of Renter Income

40

35

30

<25 25 - 34 35 - 44 45 - 64

SOURCE: See Appendix Table 11 W 1974

Exhibit 18 makes clear why the rental
payments burden is increasingly a problem
for young households: the median income
of young single-parent renter households
with children fell 34 percent from $10,965
in 1974 to $7,271 in 1987. With shrinking in-
comes and growing rents, the increase in
rent burden for this type of family is in-
evitable. Since families with children require
larger apartments than single adults or
married couples with no children, they are
particularly vulnerable in periods of high
and rising rents. The rent burden for young
single-parent families with children thus in-
creased from 34.9 percent to 58.4 percent
over this period.
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Exhibit 18

Changes in Rental Burden for Selected Household Types

Age and Family Type Households

Income

Gross Rent

(In Thousands) (1986 Dollars) Burden
1974 1987 1974 1987 1974 1987

Householder Aged 25 to 34

1,510 2,963 20,623 17,817 19.2% 24.7%

Married Couple With Children 2,673 3,234 24,60 20,899 17.1% 21.9%

Married Couple No Children 1195 1,412 32,059 29,028 14.3% 17.5%

Single Parent With Children 1157 2,213 10,965 7,271 34.9% 58.4%

Other Households

507 1,444 20,908 19,098 22.7% 27.5%

Householder Aged 65 or Older

2,572 3,281 6,300 6,409 38.6% 42.1%

Married Couple

1024 984 12,379 13,766 29.4% 29.0%

Other Households

464 462 1,160 10,457 27.5% 32.8%

NOTE: Income data as of prior year

SOURCE: Appendix Table 11

Elderly households continue to devote
relatively large shares of their income to
rent, but unlike their younger counterparts,
the real income of elderly renters has not
declined sharply. Indeed, elderly married-
couple households enjoyed a slight increase
in real income thanks to the indexation of
Social Security payments against inflation.

It is important to note that the figures
cited here refer to the rent burden for a
dwelling unit of constant quality. To the
extent that households choose to consume
more or fewer housing services, the actual
burden may differ. With rents in general
rising relative to income, most low- and
moderate-income households have been
forced to cut back on their housing con-
sumption—if they have been able to form
independent households at all.

Moreover, since the homeless are not
counted as households by the Census
Bureau, the data in Exhibit 18 may actually
understate the current payments problem.
There are no reliable national figures on the
homeless, but their number appears to have
grown in recent years, especially among
families with children. While further in-
vestigation into the causes of homelessness is
clearly warranted, the data in Exhibit 18
should leave little doubt that the rising rental
payments burden is a major contributing
factor.

TRENDS IN HOUSING QUALITY

By some simple measures, America’s housing
has steadily improved for the past 40 years.
For example, the proportion of units lacking
some or all plumbing has fallen from 40 per-
cent to just 2 percent. The American Hous-
ing Survey (formerly the Annual Housing
Survey), however, takes 2 much more com-
prehensive look at housing conditions, pro-
viding data on some 25 housing deficiencies,
including the presence or absence of plumb-
ing fixtures, heating equipment, and other
mechanical subsystems, as well as informa-
tion on the repair and upkeep of properties.

The composite index of housing qual-
ity shown in Exhibit 19 indicates that the
percentage of renter households living in in-
adequate housing declined from 15.5 per-
cent to 12.8 percent between 1974 and
1983. While the incidence of inadequacy has
been significantly reduced, improvement
primarily reflects growth in the total housing
supply rather than reduction in the stock of
inadequate dwelling units. Accordingly, the
number of inadequate dwelling units, though
down somewhat in percentage terms, re-




Exhibit 19

mains high in absolute terms. Thus in 1983,
4.5 million owners and 5.0 million renters
continued to occupy structurally inadequate
housing.

Poor-quality housing is clearly a con-
tinuing problem for the growing number of
young families and other low-income house-
holds. In 1983, 26 percent of renter house-
holds with real incomes below $5,000 oc-
cupied structurally inadequate housing; in
absolute terms, this means that the number
of low-income households living in such
conditions increased from 1 million in 1974
to 1.2 million in 1983. During the same
period, the number of young single-parent
households living in inadequate housing rose
from 374,000 to 484,000.

Percent Households in Inadequate Units (By Age and Tenure)

Percent of Households

Housing inadequacy is most prevalent
in inner cities and in outlying rural areas,
where concentrations of low-income house-
holds are high. In 1983, 1.7 million renters
lived in inadequate housing located in
central city locations, while another 945,000
renters occupied inadequate housing located
in outlying rural areas.

While the share of renters living in in-
adequate housing is more than twice as high,
the share of low-income owners occupying
inadequate units is also a problem, particu-
larly in outlying areas. In 1983, 1.9 million
or 14 percent of all homeowners in non-
metropolitan rural areas lived in inadequate
dwelling units (Exhibit 20). This represents a
slight improvement from the 2.1 million
figure of 1974, but housing inadequacy in
rural areas clearly persists.

Exhibit 20

26

24

22

20

SAERSCT S
e il

<35 3544 4564 65 + <35 35-44 45-64 65 +
Owners Renters
SOURCE: See Appendix Table 12. W 1974 M 1983

Number and Percent of Households Living In Inadequate Housing

By Urban/Rural Status

Owners Renters

Location Number Percent Number Percent

Inadequate  Inadequate  Inadequate  Inadequate

(in thousands) (in thousands)

1974 1983 1974 1983 1974 1983 1974 1983
Large Central Cities 687 600 8.2% 6.5% 1947 1,746 20.8% 17.2%
Other Urban Metro 1,038 889  6.2% 4.6% 1,215 1,307 147% 12.3%
Fringe Metro Rural 533 514 1.3% 7.4% 342 295 26.4% 15.8%
Non-Metro Urban 781 585 13.7% 9.4% 881 730 28.1% 20.4%
Non-Metro Rural 2019 1,888 20.5% 14.2% 1,029 945 38.3% 25.5%
All 5158 4,476 11.3%  8.2% 55145,023 22.0% 18.7%

SOURCE: Special tabulations of the Annual Housing Survey, 1974
and 1983.




Exhibit 21

LOW-INCOME HOUSING ASSISTANCE

Housing assistance efforts have done much
in the past to improve the housing situations
of low-income households. Eligibility varies
from one program to the next, but in general
federal rental assistance programs aid house-
holds with incomes at or below 80 percent
of the area median. It is surprisingly dif-
ficult, however, to obtain estimates of the
characteristics of households actually served
by these programs. The Department of
Housing and Urban Development estimates

Rental Assistance By Household Income (As Percent of Rental Households)

Percent of Rental Housholds

32
30

28
26

24

22

<5

5-10 10-15 15-20 20-25

Income in Thousands of Dollars

SOURCE: Joint Center tabulation of 1974 W 1974

Annual Housing Survey and 1987 M 1987
Current Population Survey data.

that there now are approximately 4.2 million
units of public or otherwise federally sub-
sidized rental housing, but provides no
demographic data describing the characteris-
tics of the households living in these units.
Absent detailed HUD data, this paper utilizes
survey based estimates that differ slightly
from the HUD estimates of total households
served, but have the advantage of providing
needed information on the characteristics of
the households living in subsidized rental
units.

By any measure, the Housing and Com-
munity Development Act of 1974 sparked a
major expansion in the number of house-
holds receiving rental assistance. According
to the March 1987 Current Population Sur-
vey, 3.8 million households (consisting of
8.9 million persons) lived in public housing
or rental housing otherwise subsidized by
the federal government. While this growth
has virtually stopped in the past several
years, the 1987 figure is up nearly 73 percent
from the 2.2 million recorded by the 1974
Annual Housing Survey.

Much of the increase in housing assis-
tance resources has gone to aid households
at the lowest end of the income distribution.
Among renter households with real incomes
below 85,000, the proportion living in sub-
sidized housing nearly doubled between
1974 and 1987 (Exhibit 21). Households with
incomes in the $5,000 to $10,000 range ex-
perienced somewhat more modest gains in
the share subsidized.

Nevertheless, existing programs serve
only a small fraction of eligible low-income
households. According to the Current Popu-
lation Survey for 1987, just 11.8 percent of
all renter households received housing assis-
tance. Even among renter households with
incomes below $5,000, less than one-third
received subsidies. Of those with incomes in
the $5,000 to $10,000 range, less than one-
quarter were assisted.
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Given the variation in housing require-
ments of households of different types and
ages, income alone is a poor measure of the
ability of a household to secure adequate
housing in the private nonsubsidized market.
Federal poverty definitions define the in-
come required by various types of house-
holds to consume adequate levels of hous-
ing, food, and other necessities. By this
measure, only 2.1 million (or 28 percent) of
the nation’s 7.5 million poverty-level renter
households lived in public housing or other
subsidized rental housing last year. Among
the near-poverty-level renters (households
with incomes above poverty level, but less
than two times that level), participation was
only 19.8 percent.

Whether or not these data reflect ap-
propriate targeting of resources is, of course,
a political judgment. It is clear, however, that
the growth of housing assistance resources
has failed to keep pace with the growth of
low-income renter households. In 1974, 2.2
million renter households with incomes
below $5,000 received no housing assis-
tance. By 1987, this pool of eligible but
unassisted renter households had grown to
3.2 million. Among households with in-
comes in the $5,000 to $10,000 range, the
number of households receiving no rental
assistance grew from 3.8 million to 4.5
million.

With at best only 4.2 million assisted
renter housing units available, changes in the
targeting of assisted renter housing alone will
be insufficient to deal with the housing
problems of the renter households living in
poverty; there simply are more low-income
households than assisted rental units. More-
over, nearly 4.4 million poverty-level house-
holds own their homes. Housing problems
for this group are especially acute in low-
density rural areas where the lack of a well-
developed rental housing market results in
high shares of households owning substan-
dard housing.

Although more careful targeting could
make better use of existing housing assis-
tance resources, the development of new
program initiatives and the expansion of
national housing assistance resources are
needed if the nation is to improve the hous-
ing conditions of both low-income owners
and renters.




CONCLUSION

The health of the housing in-
dustry has deflected national attention from
the critical problems of first-time home-
buyers, disadvantaged renters, and homeless
families and individuals. With rental vacan-
cy rates at record levels, it may appear that
there is no shortage of housing. With mort-
gage interest rates down from their peak
levels of the early 1980s, it may appear that
homeownership is once again an affordable
option for many young households. With re-
novation and repair expenditures setting
new records each year, it may appear that
the nation’s housing inventory of existing
units is being well maintained and preserved.

Yet these conclusions bear little rela-
tionship to the realities of the state of the
nation’s housing. Despite the noticeable
reductions in homeowner costs in recent
years, homeownership rates among young
households continue to fall. Despite high
levels of new construction and equally high
levels of housing rehabilitation expenditures,
the supply of low-cost rental housing con-
tinues to shrink. Only one in four renter
households with incomes at or below the
poverty level lives in public or other sub-
sidized housing. Some 5.4 million poverty-
level renter households are left to compete
for the dwindling supply of low-cost rental
housing available in the private market. The
result is further tightening at the low end
of the rental housing market, and a grow-
ing rental payments burden for low- and
moderate-income households.

For decades, moving to better housing
has been an important ingredient in the up-
ward mobility of American households. This
report depicts the situation of many house-
holds who, rather than continuing to move
up the ladder of housing progress, have
stalled along the way. There is no single
housing problem in America, but a series of
problems that confront a wide range of
household types. Improving the state of the
nation’s housing will require the concerted
efforts of all levels of government and all
housing providers. The problems of the
nation’s housing have-nots merit such special
attention.
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APPENDIX

Appendix Table 1
Income and Housing Cost, U.S. Totals: 1967-1987.

Cost as Percent of Income®

~ Income® Owner Costs? Renter Costs® Cost in 1986 Dollars* First-Time Buyers All Renters
Year Total Total  Young House Mortgage Mortgage Other  After  Total Contract  Gross Real  Real Total Contract Gross Cash  Total  Contract Gross
Owner  Renter  Renfer Price Rate  Payment  Costs Tax Cash  Cost Rent  Rent ~ AfterTax  Cost ~ Rent  Rent Burden Burden Rent Burden Rent Burden
1967 $8200 § 5300 § 8,000 $16,530  6.40%  $1,074 $ 800 $1,780  §1,465 §$96 §108 §5375  $4,425 288 §325 222% 183%  21.6% 24.4%
1968 1§8,500 § 5500 §$ 8300 §17,400  690%  $1083 § 830 $1,893  §1,413 §99 §m $5496  $4102  $286  $322 8% 17.0%  2.5% 24.2%
1969 §900 § 5700 § 8,600 $§18,653  7.68%  §1,359 § 871 §2,068 §1,354 §102 S5 $5783  $3786  $287  §322 C24.0% 157%  21.6% 24.3%
1970 $9,700 § 6300 § 9,500 $19,244  820%  S1,467  § 925 $2,195  §1,612 §108 11 §5.814  $4271  §285  §320 281% 17.0%  20.5% 23.0%
97 $10,000 $ 6,600 § 9,900 0§20,288  7.54%  §1.462  § 993 2,311 §1,593 N3 §128 $5.913  §4077  $290  §327 B3% 161%  20.3% 23.9%
1972 §10,700 § 6,900 §10400  §21,611  7.38%  $1,535  §1,059  §2,441  §1564 sng~ §133 §6,043 53871 $293  §330 23.5% 15.0%  20.9% 23.5%
1973 $1,500 § 7,200 §10,700 $23490 7.82%  $1733  §IN9  §2,705  §1,513 §124  §140 $6,284  $3516  §288  $325 25.3% 141%  20.7% 23.3%
1974 $12,800 § 7,700 $1,900 $25682  8.78%  $2,055 $1,233  §3100 §1,596 CS1I3 Si49  $6546  §3370  §278  $316 26.0% 13.4%  20.5% 23.3%
1975 §13,600 § 7,900 §12,300 $28,432  8.97%  $2,310  $1,342  §3,414  §1,402 $§139 §160 $6,653  §2732 M1 §312 78% M4% 1% 24.3%
1976 §14,500 § 8,200 §12,600 $30,868  8.90%  $2,494  §1,437  §3,661  §1,552 S48 I 6742 §2857  §272  $315 O B% 12.3%  21.6% 25.0%
1977 §16,000 § 8800 $13300  $34800 8.83%  $2,795 $1,567 $4,280  §1,498 §158  S184  §7.428  $2,600  $74  §39  322% M.3%  2.5% 25.1%
1978 §16,800 § 9,300 §14,400 $39,846  9.40%  §3,351  $1,673  $4,806  §1,260 §170 198 $7.845  §2,056  §78  $324 © 33.4% 87%  21.9% 25.6%
1979 §18,300  $10,000 §15,200 $45,518  10.63% 94,208  §1,775  §5,629  §1,450 §184  §215 $8338  S2147 72§38 37.0%  9.5%  221% 25.8%
1980 - $19,800  $10,500 $16,300 $50,530 12.53%  §5344  $1981  $6,705 §2,732 §202  $238 $8960  §3,651  §270  §318 4% 168%  231% 27.2%
1981 S:800 $M400 §17700  §54775 1451% 96,581  §2,204 §7,872  $4,799 $221  $262  §9,586  §5844  §269  §39  445% 270%  23.2% 27.6%
1982 §23,200 $1,800 $18,400  $56202 14.78%  $6,864  $2,390 $8,359  $6,883 $239  $286  §9.599  §7,904  §275  §329 45.4% 37.4%  243%  B1%
1983  S04,400 $12,400 S$19.400  $57,594 12.29%  $5993 $2,494 $7,767  $7.119 $255 §306 98560  §7.846 281  §337  40.0% 36.7%  247%  29.6%
1984 ~§26000  $13,300 $20,800 §59.821 12.00%  $6102  $2,627  $8,010 §7,630 $270  §324 98458  $B057  §286  §342  385% 367%  244%  29.2%
1985 $27,800  $14,000 $21,900 $61,387  118%  $5908 $2,694 §7,940 §7376  $289 343 8101 §7,525  $295  §350 36.3% 337%  24.8% 29.4%
1986 ~ §29,300  $14,500 $22,700 $64,067  9.80%  §5560  $2,696 7,691  $6,433 $308  §362 §7.691  $6,433  $308  §362 339% 283%  25.5%  30.0%
$66,886  8.93%  $5417 2,736 $7,720 $6,225 $324 8377 §7,449  $6,006  §312  §364 32.4% 262%  25.5% 29.7%

1987 $3400 15,200 $23800

3. Contract Rent equals median 1977 Contract
Rent indexed by Joint Center for Housing
Studies Contract Rent Index adopted from
data from the Bureau of Labor Statistics Index
of Residential Rent. Gross Rent equals Con-
tract Rent plus fuel and utilities, property

1. Annual income of families and primary in-
dividuals. Annual Housing Survey, various
years. Young renters defined as married couple
renters aged 25 to 29.

2. House price is Annual Housing Survey median

value of house purchased by first-time bhome
buyer aged 25-29 in 1977, indexed by Depart-
ment of Census, Construction Reports C-27
Constant Quality Home Price Index. Mortgage
Rates equal Federal Home Loan Bank Board
contract mortgage rate. Morigage Payments
assume 25 year morigage with 20% down.
Other Costs include property tax, insurance,
fuel and utilities, and maintenance. After-Tax
Cash-Cost equals Mortgage Payment plus
Other Costs, less tax savings of homeowner-
ship. Total Cost equals After-Tax Cash-Cost
Dlus opportunity cost of down payment,
amortization of fees and closing costs, less
expected equity buildup. Cost data are 1977
Annual Housing Survey data indexed by
Bureau of Labor Statistics Consumer Price In-
dices for various components of housing cost.

taxes and insurance.

4. Housing Cost expressed in 1986 constant
dollars using Bureau of Labor Statistics Con-
sumer Price Index (CPI-UXI) for All Items.

5. First Time Buyer Cost Burden is cost as a

percent of income of potential homebuyer
proxied by median family income of married
couple renters aged 25 to 29. Renter Cost
Burden is annual rental payments as percent
of median income of all renters.




Appendix Table 2
Income and Housing Cost, Northeast Region: 1967-1987
_ Cost as Percent of Income*
Income' - . Owner Costs? . Renter Costs® ~ Costin 1986 Dollars* FirstTime Buyers ~ All Renters
Year Total Tolmu; HouserﬁMcrrgage Mortgage  Other E Total Contract  Gross Real  Real Total Contract Gross Cash  Total  Confract Gross
Owner  Renter  Renter Price Rate  Payment  Costs Tax Cash Cost Rent  Rent After Tax ~ Cost Rent  Rent Burden Burden Rent Burden Rent Burden
1967 $9,300 § 590 $ 8000 7797 64U SUIS6  $1025 § 2,040 1419 $93SI05  Sele4  $4286 S8 $3 B5% 177% 1906 04%
1968 $9,500 $6100 $ 8300 9573 690%  SI33 SL065 $227 77§96 $i08 S64  S347  SM9  SE5  %6T% U 8% A%
1969 §10200 § 6,300 $ 8,600 2,275 748% S5 SL20 $244 920 §I00 3 $6825  $3383  $280  §q6 BA% 4% 9% A%
1970 §10900 6,900 § 9,500 §20755 8% 735 9195 $2648 SN SI06 SNy $705  $3630  $280 SN 079% l4d%  184% %
1971 S1,200 § 7,200 § 9,900 4212 7546 749 $1290 $ 2805 §1522 M5 §i9 STU9  $3894  $294  S3B 23% 154% 9%  NS%
w2 §1,500 § 7,500 $10,300 $26048  738%  SI850  SL377 $ 2974 16N a1 9y $7361 §3988  S300 §3B9 2% 15.4%  194% A%
73 600 § 7,800 $10.800 SIS 782%  $2078 1484 $3309 S84 SI9 56 §7686  $4284 01 §339 N6 T1% 9% 05
1974 CS14000 § 8,200 $12700 $30,673  878%  $2454  S1650 §383 S208 138 S8 $ 8053 S434 S §334 0.0% 164%  02%  BI%
1975 S4800 $ 8,300 $13,600 $33263 BT $2703  SI765 S 4123 $3M3 SM7 S0 §8033  S4I7  $%87  $3)  303% 155% 3% 4%
1976 C SIS600 §BE00 §13700  §34632 BI0%  $2798  SI863 432 $2783  SIS7 S8 S794 515 S289 $6 5% 203% AN %54%
97 §16800 § 9,200 15,200 $7000 883% 29N $2,029 §479 $3208  S67 S195  §836  $5559  $190 S8 NS 2% A 254%
8 S50 S 9600 SIS0 SANT 940 S347  $3060 §528 $293 78 S8 586 Se%4  SM 539 V2% 8% N 5%
1979 §19000 $ 9800 $16400  S46657 10.63%  S433  $2292 $ 6150 $2,631 S92 S 9105 S3896 S8 $328  7.5% 160% 2% 07.2%
1980 S220 $10700 §16500  §51245 1253 $5420  §2,565 $ 7,78 $3731  §:06  SM3  §9705  $4986 S5 §324 M1% 6% B T2
198 $23,400  S1,600  $18,600 $55389 145 S6654 $2887 $ 8529 S568  S205 $28  SI0386 6924 74 $326 9% 306% B 7%
1982 $24,700  §12,200 $20,100 $58201 1478%  §7I08  $3085 § 962 STIS S24 91 SIOSN  SBA2  S260 34 45.4% 356%  240%  284%
1983 $26,400 12800 $22000 60,680 12.29%  $634  $3163 § 8597 $7.007 262 SI2 S9476  ST745  S289  S344 90 % 5% 293%
1984 $28,700 §13,400 $23,000 S67.044 1200%  $6838  $3350 § 9,247 $6379 S78  §33 S9764 S673% 94 S39 A W% 4% 6%
i985 $30,700  $14,800 $25,500 $74,4447771_1:178% $7)65  $3,426 39,(104734,818 $299  §352 $9799  $4,916 $305 Sﬁi 37.7% 189%  24.3% 286%
1986 $32,500  §15,700 $27,200 88262 9.80%  $7.66  $3396 SI0,0%6 § 924 325 S8 SI00%6 S 9 SIS $378 9%  34%  UB%  289%
1987 $34,800  $17,000 $29,600 93844 B9 7,600 $3460 $I0223 §3,09  §3M6  $397  § 9863  $2987 334 $383 U5 105% A% %B0%
Appendix Table 3 ‘
Income and Housing Cost, Midwest Region: 1967-1987 ‘
_ CostasPercent of Income®
Income' - Owner Costs? - Rjntef(hL - ﬂCosI in 1986 Dollars* First-Timg Buyers All Renter§77
Year Total Total  Young House Mortgage Mortgage Other  After  Total Contract  Gross Real  Real Total Contract Gross Cash  Total  Contract Gross
Owner  Renter  Renter Price Rate Payment  Costs  Tax Cash  Cost Rent  Rent After Tax ~ Cost Rent  Rent Burden Burden Rent Burden Rent Burden :
1967 $8400 $ 5800 $ 8500 $16,350  6.40%  §1,062 §J72 9,739 1,224 $97  $109 7777755,253 $3,696 752792 $330 20.5%  14.4% 20.0% 22.6%
1968 $ 8,800 $ 6,000 $ 85900 $§17,429  6.90% $1085 $ 803 $1,863 51,085 $99 $5,410 §3,442 52@8 $325 20.9% 133%  19.8% 22.4%
1969 $ 9,400 § 6,200 $ 9,200 §19,031  7.68%  $1,387 S 842 $2,057  §1,076 §103  $mé $5,753 $3,[210 $287 324 29% M.5%  19.9% 24%
1970 $10,000 $ 6,700 $10,100 ; $1_9,031 8.20% §1451 S 895 $2,049  §1,707 §107 121 = $5,692  $4,523 $283  $320 A3% 169%  19.0% 26%
197 $10,300 $ 6,800 $10,200 §19.751  7.54%  $1,423 S 949 $2,241  §1,819 - m2 - $126 ) $5,736 §4,656 $286 3321}7 22.0% 17.8% 19.7% 2.3%
1972 $1,000 $ 7,000 $10,700 $20,993  7.38% $1,491 SIJOH $2,363  §1,726 e 9131 $5,850  $4,273 $287  $325 2% 16.0% 19.6% 22%
1973 §1700 § 7,400 §1,200 $22628 782  SLE70  SL00  $2,605  $1,603 an sy 6052 $375 5282 318 B U6 9% 2%
1974 $§13,200 $ 8,00 $12,000 $24,460 8.78%  $1957  $1152  $2,942  §1,693 §127  S144 ) $6,213 - §3,574 $269 5395 B 24.5%  14.1% 18.8% N4%
1975 §14000 § 7900 $12700 $26978 B97%  $2092 S,270 $3,260 $1504 S8 §s4 $6353  $2930  $260 §300  %57% 8%  203%  23.6%
1976 §15,000 $ 8300 $12,900 9397 B0 5 G369 $3509 G526 SMD 4 Sedel B0 S8 S02 % g% NI % 1
1977 §16700 § 8900 $14,800 $3,700 B3 $2626  $I506  $4070 1,620 S s 064 $282  $259  §307 V5% 109% 0% 239% ‘
1978 §17,300 § 9,300 $15,100 SIT6 AU LMD SI624  $4586  §,95 60 189 487 $277 26 S8 A% 9% &% 24d%
1979 §19.000 $10000 §I5500 4823 1063%  $3866  $1727  $5307 §i888 72 $a04 7856 SO796 255 S303  342% 12.2%  N07%  M4S%
1980 §19.800  §10]00 §I6700  S44276 1253%  S4683 SN2 6108 $37%7 SI87 $13 SBIA S4980  $250  $298 6% 2.3%  23%  265%
1981 §2,500  §1,000 §17,600 $48134 1AS%  SS763  SNB  S7)S5 510 SN2 SM3  SBTW ST SM6  $96 A% 0% N 265
1982 $22,800  $11,600  $18,000 $50,162  14.78% $6,126  $2,306  $7,682 3630277 06 $262 - $8,821 §7,236 $248 $3017 42.7% 35.0% 23% 27.1%7
1983 $24,300  $12,00  $18,200 $49,050 12.29% $5104  $2,444  $7,003 $7,28&ﬂ $227  $§280 $7,n9 8,033 $250  $308 - 38.5% 40.0% 22.5% 27.7%
1984 $26,200  $13,100  $19,900 $51,503 12.00%  $5,253 $2,5§0 $7,241 $7,28L $238  §293 $7,646 $7,6907 $251  $309 36.4%  36.6% 21.8% 26.8%
1985 $27,800  $13,400 $20,400 $51,862  11.18% $4,991 $2,6g‘ S700  $7,308 $252  §308 ”$7,‘255 $7,456 B $257  §314 34.9% 35.8% 22.5% 27.6%7
1986 $29,200 13,900 $21,100 $54,282  9.80% $47M  $2,613  $6,916  $6,003 I 7. 53272 $6,916 $6,003 $266  $322 B 32.8% 28.5% 22.9% 27.8%7
1987 $31000  $14,700 $22,300 $56,562  8.93% 4,581  $2,654 $6,929  §5,826 B $277  §332 $6,686  $5,622 73267 §320 - 1% 261% 22.6% 27.1%¥
21




Appendix Table 4
Income and Housing Cost, South Region: 1967-1987

Cost as Percent of Income®

- Income' - ~ OwnerCosts ~ Renter Costs® ~ Costin 1986 Dollu[’s‘ First-Time Buyers All Renters
Year Total Total  Young House Mortgage Mortgage Other  After ~ Total Contract  Gross Real  Real Total Confract Gross Cash  Total  Contract Gross
Owner  Renfer  Renfer ~ Price Rate  Payment  Costs Tax Cash  Cost Rent  Rent AfterTax  Cost ~ Rent  Rent ~ Burden Burden RentBurden Rent Burden
1967 ~ §6800 § 4700 §7.400  §15206  6.40% S 988 S 677 S1.604 §1.392  §85 SN §4843  $4202  §256 S304  22.0% 19.1% 21.7% 25.7%
1968 S 7.200 $ 4900 S 7,700 ”315,860 6.90% 75717,9@7 § 700 81703 $1.375 ) $ 87  §103 ) 775497457 53922 n §253 $300 21% 17.9% 21.8% 25.8%
1969  $7700 $5000 $8000 16899 7.68% §1.232  § 731 51850 §1324  §90 §0  $573  §3704  $252  $298 226% 162%  2.6% 25.6%
970 §8200 §5400 $8700  §17.434 820% 1329 § 773 §1.963  $1.490 ~§94 M $5199  §3946  §248  $294 26% 171%  20.8% 24.6%
9n o §8500 $5600 § 9,000 ($18.800  7.54% 1354 S 837 $2,081  §1.241 $98 7 §5325  §3177  §251  §299 231% 138%  21.0% 25.0%
w2 o $900 § 6,00 7sif800 519,?58 7.38% §1.418 5 887 52,094  $1,283 ) 73]0727 ) $121 §§i131 S $3177 $252 300 22.4% 13.1% -20.0% 239% 1
w3 $ 9.800 757647600775M00 52l295 7.82% SI571 S 940  §2,423 57147707 ) $106 ) §12§ - 73@7”733,416 ,,”i, S?ii 5 22.6% 13.7% 19.3% 23.0%
974 $11.100 73 7.100 S11,400 $22,988  8.78% $1.839  $1,054  $2,765 M ] 2 - $135 55850 . 373,53477 s $236 §285 B 24.3% 14.7% 18.9% 22.9"/707
w5 o M,s 7,400 SH,SOQ 325,275 8.97%  $2,053 $1,154 $3,049  $1,479 7§1178 ) 73]45 i 575&1177 ) $2,883 $231  $282 25.8% 12.5% 19.2% 7?3@% 3
1976 $12,700 S 7,700 $12,000 $2Z,957 8.90% $2186  $1,235  $3,239 51,646 73127 - 7515677 7$5,L$3,037177$?33 32§7 27.0% 13.7% ]9477%7 243%
1977 513800 § 8200 §12.300 §29700 883  $2.385 S1360 3745 $1836 N3 S169  Seds9  S3le7 $2%6  §93 04% W% 199%  UT%
1978 $14,900 § 8,800 $14,000 1$33,323  9.40%  $2.802 Sl446  S4192 §1783 G146 §180  S4.844  §2910  §238  §294  29.9% 127% 19.9% 24.5%
1979 ) §16,300 § 9.700 $14,500 §38165  10.63%  §3528 1541  $4.899 Slé64 §158 8195 §7.252  §2464  §234  §289  33.8% 1.5% 19.6% 24.2%
1980 5“%&, | 547278L7127573% $4.533  §1.7001  $5.829 §2.338 S§174 L 52167 . $§7.789 $3.124 $232 52897 7737‘]% 14.9% 20.3% 25.2%
1981 §19.400 $M,200  §16,900 §47,045 1451%  $5.652  $1.892 $6.878 §3.844 $190  §240  $8376  S4680  §232  §292  40.7% 227%  204%  257%
1982 §20.600  $12.600  $18.800 $48.975 1478%  §5981  §2.062 $7.356  $5.509 8207 $263 . $8.447  S6326  §238  §302  390% 293%  197%  25.0%
1983 ~ $2,700  §12,700 $18,800 $49,896 1229%  $5192  $2061 $6,832 S6097  $220  $280 ) §7,530  §6720  $242  §308 36.3% 32.4%  20.8% 26.4%
1984 §23,000 §13,600 $20,100 §51.619 12.00%  $5.265 §2,268 $7.005 $6,763 §231  §293  §7407  §7042  $243  §309 34.9% 33.6%  20.3% 25.9%
1985 - §24700  $14,200 $21.000 §52.985 T108%  $5.099 $2,324 $6959 §6578  S242  §306  §7700  S67M  $247  $312 3B31% 31.3%  20.5% 25.8%
1986 $25.600 S14,600 $21.600  $5413 9.80% 4,696  §2,343  $6,680 6197 $254 317 $6,680  S6197  $254  §317 30.9% 287%  20.9% 26.1%
1987 §27,600 15300 $§22,600  $55042  B93%  S4466  §2,365 S6.581 $6343 259  §322 §6350  $6120  §250  $310 291% 281%  20.4% 25.2%
Appendix Table 5 |
Income and Housing Cost, West Region: 1967-1987 |
N Cost as Percent of Income’ . \
. Income' Owner Costs> Renter Costs® ~ Costin 1986 Dollars* First-Time Buyers All Renters
Year Total Total  Young House Mortgage Mortgage Other  After  Total Contradt  Gross Real  Real Total Contract Gross Cash  Total  Contract Gross
. Owner  Renter  Renter ~ Price Rate Payment  Costs Tax Cash  Cost Rent  Rent  AfterTax  Cost  Rent Rent ~ Burden Burden RentBurden RentBurden
1967 ~ $8700 §5400 §$820  §18318  6.40% §$1090  § 796 §1,878 §1784 §104 §M3  §5672 §5387  $33 §341  238% 226%  23.0%  250%
1968 §9.300 $ 5600 $ 8500 $18747  690%  §1275 S 828 $1.969 § 1830 %09 sme $577 §5315  §35  §343  232% 25%  23.3%  253%
1969 $10,000 § 5,800 § 8,900 §20,463  7.68%  SL491 S 867 $§2172 § 1447 o Sn4 S4 §6073 §4048  §320  §347 2.6% 157%  237%  257%
1970 $10,700 $ 6,500 § 9,800 §20935 820%  §1596 § 916 $2,294 $ 175 §123. §133  §6077 $4543 §305 §352  234% 17.5%  22.6% 24.5% ‘
9o §1000 § 6600 § 9900 $21579  7.54% 1555 § 979 §2,378 $1.83% %17 518 §6085 §4700 §325 §353 24.0% 185%  231%  250% |
1972 §N.800  § 7,000 75104,7500 a §22780 7.38%  S1.618  $1.059 S§2.516 §1.865 §132 843 §629 S§467 §326 $354  24.0% 17.8% . 22.6% ~ 24.5% 1
1973 §12,700 § 7,500 $7,300 §25783  7.82% 1903  $1085 $2,828 $127 §138  §150 $6569 §2828  §321  §349 25.0% 108%  221% 24.1% ‘
1974 §1400 $ 7,600 $1,800 $29,086 8.78%  $2,327  S1074 $3,269 § 94 ) S48 16l ~ §6903 §1930  §32 34 7% 77%  23.3% 25.5% 1
1975 §15000 § 8,000 1,500 $32,690  8.97%  $2,656 §1,282 §3,618 § 681 8157 §173 © §7048 $137  §305 $33  35%  59%  285%  25.9% “
1976 §16,200 § 8,500 12,200 $36,293  8.90%  $2,932 81,374 $3946 § 852 . §167  $184 $7267 $1568  $307  $339 323%  7.0%  23.5% 26.0% |
977 $17.800 $ 9.100 5172,700 $42.900  8.83%  $3.445 S1487  S473 § 192 §179 8198 $829 § 332 S $344 373% 15%  23.6% 26.1% 1:
1978 $18,900 $ 9,700 $13,300 §50.837  9.40%  $4275  §1577 $5469  (S416)  $196  §26 $ 8,928 (S680)  §320  $352 A% -31%  24.2% 2.7% ;
1979 §20,500  $10,800 15,000 §58,559 10.63%  $5413 1648 S6482 § 154  §N7  §238 $959% § 228 $3  §352 432%  1.0%  240% 265%
1980 §22,700  $11,500 16,400 66152 12.53% 56,997 S1871  §7,923 $1884 241 $270 $10,587 $ 2518  $322  $360 483% M.5%  25.2% 281%
1981 $24,900  §12,900 $18,500 $70,699 14.51%  $8,494 §2,053 $9,243 § 5301 $268  $299  SM256 S 6455 $326 §365 50.0% 287%  24.9% 279% 1
1982 $26,900  $13,400 $19,300 §71.386  14.78%  $8718  $2,260 §9.739 §8503  §293  $330 $nis3  $9764  $337  §379 50.5% 441%  26.3% 29.6%
1983 $28,000 $13,800 $20,000 $73,788 12.29%  $7,678  $2,345 $8,999 § 8,388 o S314 §353 $9919  §9246  $346  §390 45.0% 41.9%  27.3% 30.7%
1984 = $30,700  $15,500 $22,500 §73.359 12.00%  $7.483  $2481 §9.002 10062  $338 380 $9.505 10,625  $357  S401 40.0% 44.7%  26.2% 29.4%
1985 $32,600  $16,000 $23,200 §75547 1.8%  §7.2M  §2.562 $8,937 § 9,053 $366  $409 Song  $923  §374  $418 38.5% 39.0%  27.5% 30.7%
1986 $34,300  $16,600 524,100 $78,293  9.80%  $6.794 $2,598 $8,620 $7,782 $391 5433 $8620 $7782 391 433 35.8% 32.3%  28.3% 31.3%
1987 $36,600 $17,400 $25,200 $82,285 8.93%  S$6,664 $2,618 $8,680 $6,717 $408  $450 $8375 $648  $394  §434 344% 267%  281% 31.0%
22




Appendix Table 6

Households and Household Income By Age And Type

Number of Households

Median Income

(In Thousands) (1986 Dollars)
Age and Household Type 1974 1987 Percent Change 1974 1987 Percent Change
Household Head Under 25
Single 1,136 1,252 10.2% $11,848 $11,994 1.2%
Married With Children 1,709 929 -45.6% 20,908 15,233 -27.1%
Married No Children 1,825 909 -50.2% 23,347 20,401 -12.6%
Single Parent With Children 540 832 54.1% 7,332 4,688 -36.0%
Other Households 833 1,275 53.1% 13,101 11,400 -13.0%
TOTAL 6,043 5197 -14.0% 18,248 13,01 -28.7%
Household Head 25 to 34
Single 1,810 3,858 13.1% 20,931 18,920 -9.6%
Married With Children 8,368 8,723 4.2% 28,843 28,850 0.1%
Married No Children 2,268 3,070 35.4% 35,020 35,802 2.2%
Single Parent With Children 1,603 2,859 78.4% 12,545 9,621 -23.3%
Other Households 623 1,993 219.9% 22,388 21,524 -3.9%
TOTAL 14,672 20,503 39.7% 27,366 24,230 -1.5%
Household Head 35 to 44
Single 963 2,642 174.4% 20,908 23,624 13.0%
Married With Children 8,217 9,873 20.2% 34,922 37,800 8.2%
Married No Children 1,055 2,169 105.6% 35,192 42,515 20.9%
Single Parent With Children 1,416 2,701 90.7% 16,027 17,444 8.9%
Other Households 414 1,318 ‘ 218.4% 23,101 26,21 13.5%
TOTAL 12,065 18,703 55.0% 32,291 31,831 -1.4%
Household Head 45 to 64
Single 2,867 3,329 16.1% 12,080 13,050 8.0%
Married With Children 7,342 5,349 -27.1% 35,543 38,018 7.0%
Married No Children 9,192 11,429 24.3% 31,826 35,902 12.8%
Single Parent With Children 1,403 1,658 18.2% 16,824 16,896 0.4%
Other Households 7157 7,844 9.6% 20,197 19,668 -2.6%
TOTAL 18,590 20,324 9.3% 27,877 28,819 3.8%
Household Head 65 or Older
Single 3,353 5,257 56.8% 6,889 7,881 14.4%
Married 6,164 8,386 36.0% 15,91 18,265 14.8%
Other Households 5,826 6,798 16.7% 13,788 14,406 4.5%
TOTAL 15,343 20,441 33.2% 10,874 12,959 19.1%
23

NOTE: Income data as of prior year

SOURCE: U.S. Department of Housing and Urban Development, Annual Housing Survey, 1974, and U.S.

Department of Commerce, Current Population Survey, March 1987.




Appendix Table 7
Households and Household Income By Age, Tenure And Household Type
Owner Renter
Number Median Income Number Median Income
(In Thousands) (1986 Dollars) (In Thousands) (1986 Dollars)
1974 1987 1974 1987 1974 1987 1974 1987
Household Head Under 25
Single 81 142 $13,099 $14,307 1,055 1,110 $11,732 $12,437
Married With Children 658 270 23,231 17,822 1,051 659 18,608 13,690 1
Married No Children 507 250 26,15 26,196 1,318 659 22,325 17,879
Single Parent With Children 48 52 1,523 8,920 492 780 7,248 4,581 Y
Other Households 83 19 2,721 16,099 750 1,156 1,906 1,279
TOTAL 1,377 833 23,419 18,934 4,666 4,364 15,828 1,737
Household Head 25 to 34
Single 300 895 24,160 22,604 1,510 2,963 20,623 17,817
Married With Children 5,695 5,489 31,362 32,839 2,673 3,234 24,160 20,899
Married No Children 1,073 1,658 38,563 41,126 1,195 1,412 32,059 29,028
Single Parent With Children 446 646 16,954 17,302 1157 2,213 10,965 7,271
Other Households 16 549 29,461 28,769 507 1,444 20,908 19,098
TOTAL 7,630 9,237 31,220 32,006 7,042 1,266 22,340 18,199
Household Head 35 to 44
Single 269 933 23,312 27,512 694 1,709 19,282 19,934
Married With Children 6,765 8,020 37,055 40,146 1,452 1,853 26,715 23,793
Married No Children 723 1,603 37,169 48,020 332 566 30,200 29,749
Single Parent With Children 692 1,312 22,525 22,902 724 1,389 12,665 12,988
Other Households 204 639 28,913 33,114 210 679 16,999 19,288
TOTAL 8,653 12,507 35,284 38,044 3,412 6,196 21,963 20,357
Household Head 45 to 64
Single 1,955 2,642 12,974 15,691 2,091 2,223 1,615 10,341
Married With Children 5,750 4,047 37,402 40,186 912 687 24,406 21,662
Married No Children 8,771 10,944 32,755 37,454 1,592 1,302 26,170 25,092
Single Parent With Children 688 68 21,493 20,462 421 404 12,013 9,961 |
Other Households 1,426 2,090 23,231 23,369 715 1,057 15,565 14,333 |
TOTAL 18,590 20,404 30,965 33,168 5,731 5,673 18,216 15,814 |
Household Head 65 or Older ﬂ
Single 3,312 5,230 7,434 8,997 2,572 3,281 6,300 6,409
Married 5,070 7,42 15,603 18,982 1,124 984 12,379 13,766
Other Households 1,2 1,621 15,184 15,807 464 462 1,160 10,457
TOTAL 9,593 14,272 12,730 14,962 4,160 4,727 8,485 8,336
24
NOTE: Income data as of prior year
SOURCE: Joint Center tabulations of U.S. Department of Housing and Urban Development, Annual
Housing Survey, 1974, and U.S. Department of Commerce, Current Population Survey, March 1987.




Appendix Table 8 Appendix Table 9

Households By Age And Type: 1980 to 2000 Homeownership Rate By Region And Age: 1973 to 1987
Age and Household Type 1980 1985 1990 1995 2000 Region and Age 1973 1976 1980 1983 1987
o Ljrer=oen Northeast 59.2%  59.8%  607%  61.4%  61.4%
<25 174%  157%  145%  165%  14.6%
Ll L T/ T 362%  343%  359%  324%  341%
Married With Children 1446 1,219 905 748 869 3034 5% 593%  S5.0%  534%  513%
Married No Children 1,370 929 623 506 554 35.39 62.2% 60.3% 65.8% 61.2% 62.0%
Single Parent With Children 727 732 698 663 693 40-44 69.2% 65.4% 66.0% 68.2% 67.2%
Other Households 1285 1067 923 789 76l 4554 722%  737%  727%  727%  721%
TOTAL 6,422 5298 4420 3961 4,64 55-64 69.8%  71.8%  740%  746%  75.9%
65-74 601%  63.0%  67.4%  69.6%  71.2%
Household Head 25 to 34 75+ 58.2%  57.5%  56.0%  612%  61.3%
Single 0k SN2 4746 ARS8 eIl g 69.0%  695%  70.3%  70.0%  67.1%
Married With Children 8,887 9214 9235 8130 6832 <25 253% A% 2% 2.8% 16.2%
Married No Children 2,732 2518 2,223 1,846 1554 25.99 47.9% 48.6% 50.5% 43.5% 40.2%
Single Parent With Children 2093 2,582 2,788 2,748 2,481 30-34 665%  68.6%  681%  63.0%  58.6%
Other Households 1302 1817 2,000 1814 1,571 3539 760%  775%  78.0%  74.0%  69.7%
TOTAL 18,478 20,303 20,992 19,406 17,059 40-44 792%  8.3%  807% 8.6  733%
4554 80.9%  B11%  83.7%  82.6%  80.7%
Household Head 35 to 44 55-64 79.6%  824%  83.1%  85.0%  84.2%
Single 1531 2361 3376 4101 4,580 65-74 76.6%  77.6%  79.1% 81.6%  79.4%
Married With Children 8,590 10135 1,343 12,326 12,523 75+ 718%  70.0%  69.0%  747%  701%
Married No Children 1,352 1,665 2,042 2,283 2,339 South 66.5% 66.4% 68.3% 67.1% 66.9%
Single Parent With Children 1859 2434 3002 3271 3,400 <25 299%  242%  25.0%  23.0%  21.0%
Other Households 645 1057 1438 1,603 1676 25-29 47.6%  468%  464%  AT7%  39.4%
TOTAL 13977 17,652 2,201 23,584 24,518 30-34 621%  63.2%  634%  56.6%  55.2%
3539 687%  69.2%  71.7%  66.0%  65.8%
Household Head 45 to 64 40-44 N5%  741%  763%  763%  73.3%
Single 4,535 4855 5498 6,802 8,941 45.54 761%  781%  791%  782%  76.9%
Married With Children 6,038 6,033 6358 7,033 7,630 55-64 779%  781%  81.7%  83.0%  82.7%
Married No Children 1,238 10,845 10,898 1,991 13,749 65-74 759%  761%  782%  80.2%  81.3%
Single Parent With Children 126 1353 1557 1861 2164 75+ N9%  722%  746%  77.4%  78.6%
Other Households 2,204 2,489 2713 317 3,867 West 60.6%  612%  60.5%  587%  57.9%
TOTAL 25231 25575 27,024 30804 3635 < bk, 150 62w  T6o 56k
25-29 397%  39.0%  36.0%  31.4%  27.0%
Household Head 65 or Older 30-34 59.5%  56.9%  549%  48.2%  45.4%
Single 7,087 8279 9776 1124 12102 3539 65.2%  67.5%  661%  60.5%  55.6%
Married 7344 8071 8813 9213 9180 40-44 N1%  726%  7N12%  67.9%  66.4%
Other Households 1780 219 2,338 2,506 2,632 45-54 746%  754%  733% 732  71.9%
TOTAL 1621 18469 20927 22843 2391 55-64 T44%  75.7%  767%  769%  79.0%
65-74 700%  714%  739%  737%  78.7%
75+ 62.2% 65.6% 67.7% 70.2% 69.8%
25
SOURCE: Jobn R. Pitkin and George S. Masnick, Households and SOURCE: Joint Center tabulations of U.S. Department of Housing
Housing Consumption in the United States, 1985 to 2000, The joint and Urban Development, Annual Housing Survey, 1973, 1976,
Center for Housing Studies of Harvard University, 1986. 1980, and U.S. Department of Commerce, Current Population

Survey, 1983 and 1987.




Appendix Table 10
Homeownership Rate By Age And Family Type

Age and Family Type 1973 1974 1976 1980 1983 1987
Household Head Under 25

Single 77% 7% 7.8% 1.5% 10.9% 1.3%
Married With Children 38.9% 38.5% 34.5% 38.8% 32.7% 29.1%
Married No Children 260% 27.8% 30.9% 33.6% 30.5% 27.5%
Single Parent With Children 13.7% 89% 8.2% 100% 7.9% 6.3% ]
Other Households 7.6% 10.0% 85% 9.9% M.1% 9.3%
TOTAL 23.4% 22.8% 21.0% 21.3% 19.3% 16.1%
Household Head 25 to 34

Single 18.0% 16.6% 16.0% 24.8% 241% 23.2%
Married With Children 66.8% 68.1% 69.8% 711% 64.7% 62.9%
Married No Children 455% 47.3% 49.2% 58.3% 53.5% 54.0%
Single Parent With Children 7% 27.8% 28.7% 31.8% 24.5% 22.6%
~ Other Households 18.0% 18.6% 25.3% 29.4% 29.1% 27“.5%
TOTAL 51.4% 52.0% 52.2% 52.3% 47.0% 45.1%
Household Head 35 to 44

Single 28.0% 27.9% 28.5% 36.8% 37.5% 35.3%
Married With Children 81.0% 82.3% 83.0% 85.4% 83.2% 81.2%
Married No Children 66.8% 68.5% 67.3% 75.2% 74.0% 73.9%
Single Parent With Children 48.2% 48.9% 48.0% 50.1% 49.6% 48.6%
Other Households 51.5% 49.3% 50.8% 53.9% 481% 48.5%
TOTAL 70.7% 71.7% 71.4% 72.3% 69.6% 66.9%
Household Head 45 to 64

Single 50.7% 48.3% 48.5% 51.6% 54.2% 54.3%
Married With Children 85.7% 86.3% 87.0% 87.7% 86.9% 85.5%
Married No Children 83.7% 84.6% 86.1% 88.4% 89.1% 89.4%
Single Parent With Children 61.4% 62.0% 61.7% 64.5% 57.2% 55.3%
Other Households 66.8% 66.6% 66.9% 68.0% 68.1% 66.4%
TOTAL 75.9% 76.4% 77.3% 78.5% 78.8% 78.2%
Household Head 65 or Older ]
Single 57.8% 56.3% 56.8% 59.2% 62.0% 61.4%
Married 81.5% 81.9% 83.1% 85.0% 87.3% 88.3%
Other Households 69.3% 72.3% 73.5% 73.6% 75.9% 77.9%
TOTAL 69.8% 69.7% 70.6% 72.3% 74.8% 75.1%

26

SOURCE: Joint Center tabulation of U.S. Department of Housing
and Urban Development, Annual Housing Survey 1973, 1974, 1976,
1980, 1983, and 1987, and U.S. Department of Commerce Current
Population Survey, 1983 and 1987.




Appendix Table 11
Rent Burden By Age And Family Type

Median Income Gross Rent Gross Rent Burden
(1986 Dollars) (1986 Dollars)
Age and Family Type 1974 1987 1974 1987 1974 1987
Household Head Under 25
Single 1,732 §12,437 $287 $318 29.3% 30.7%
Married With Children 18,608 13,690 292 324 18.9% 28.4%
Married No Children 22,325 17,879 329 365 17.7% 24.5%
Single Parent With Children 7,248 4,581 279 309 46.2% 81.1%
Other Households 1,906 1,279 367 407 37.0% 43.3%
TOTAL 15,828 1,737 312 348 23.7% 35.6%
Household Head 25 to 34
Single 20,623 17,817 331 367 19.2% W%
Married With Children 24,160 20,899 344 382 17.1% 21.9%
Married No Children 32,059 29,028 382 424 14.3% 17.5%
Single Parent With Children 10,965 7,271 319 354 34.9% 58.4%
Other Households 20,908 19,098 395 438 22.7% 27.5%
TOTAL 22,340 18,199 347 385 18.7% 25.4%
Household Head 35 to 44
Single 19,282 19,934 325 360 20.2% 21.7%
Married With Children 26,715 23,793 363 403 16.3% 20.3%
Married No Children 30,200 29,749 359 398 14.3% 16.1%
Single Parent With Children 12,665 12,988 319 354 30.2% 32.7%
Other Households 16,999 19,288 325 360 22.9% 22.4%
TOTAL 21,963 20,357 343 375 18.8% 22.1%
Household Head 45 to 64
Single ' 1,615 10,341 257 285 26.6% 33.1%
Married With Children 24,406 21,662 348 386 17.1% 21.4%
Married No Children 26,170 25,092 350 388 16.0% 18.5%
Single Parent With Children 12,013 9,961 310 343 30.9% 41.4%
Other Households 15,565 14,333 294 326 22.7% 27.3%
TOTAL 18,216 15,732 306 333 20.1% 25.4%
Household Head 65 or Older
Single 6,300 6,409 203 225 38.6% 42.1%
Married 12,379 13,766 302 335 29.4% 29.0%
Other Households 1,160 10,457 257 285 27.5% 32.8%
TOTAL 8,836 8,540 238 257 32.4% 36.0%

27
SOURCE: Joint Center tabulations based on U.S. Department of Housing and Urban Development,
Annual Housing Survey, 1974, and U.S. Department of Commerce, Current Population Survey, March 1987.




Appendix Table 12
Households In Inadequate Housing By Age, Tenure And Household Type

Owner Renter
Number Percent Number Percent
(In Thousands) (%) (In Thousands) (%)
Age and Family Type 1974 1987 1974 1987 1974 1987 1974 1987
Household Head Under 25
Single 9 12 1.0 8.0 236 187 22.4 16.2
Married With Children 78 44 1.8 1.0 243 180 231 20.4 1
Married No Children 39 39 7.6 1.6 190 101 14.4 13.3
Single Parent With Children 8 7 7.7 13.1 134 154 27.2 24.9 ]
Other Households 7 16 8.7 .4 142 124 18.9 1.2
TOTAL 14 18 10.8 11 945 746 211 17.8
Household Head 25 to 34
Single 18 60 6.1 7.0 255 350 16.9 13.6
Married With Children 444 419 7.8 72 521 474 19.5 15.3
Married No Children 69 75 6.4 5.0 154 148 12.9 n.3
Single Parent With Children 53 81 1.9 12.8 282 408 24.4 23.0
Other Households 10 47 8.5 9.5 9 166 18.0 13.6
TOTAL 594 682 8.0 7.8 1,303 1,546 19.1 16.4
Household Head 35 to 44
Single 39 58 14.4 7.6 167 182 24.1 14.2
Married With Children 522 458 7.7 5.9 347 32 23.9 19.2
Married No Children 67 67 9.2 5.2 69 63 20.7 14.6
Single Parent With Children 86 16 12.4 10.3 210 253 29.0 20.9
Other Households 26 42 13.0 9.2 52 82 24.9 16.3
TOTAL 740 741 8.9 6.8 845 901 25.0 18.1
Household Head 45 to 64
Single 319 257 16.3 1.0 608 448 29.1 21.6
Married With Children 579 307 10.1 6.8 226 143 24.8 20.1
Married No Children 782 608 8.9 5.7 318 239 19.9 15.9
Single Parent With Children 125 71 18.1 12.8 n7 93 27.8 25.6 {
Other Households 233 225 16.3 1.6 180 191 251 18.9
TOTAL 2,038 1,468 1.8 8.1 1,449 114 25.8 20.1
Household Head 65 or Older
Single 689 616 20.8 13.0 604 413 23.5 13.4
Married 682 595 13.8 8.6 221 154 19.9 14.2
Other Households 275 254 22.7 17.9 147 152 3.7 28.8
TOTAL 1,646 1,465 18.2 12.0 972 719 23.9 16.8
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SOURCE: Joint Center tabulations of U.S. Department of Housing and Urban Development, Annual
Housing Survey, 1974 and 1983.












