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Forewofd

Ae a publlc eenrtce t,o assiet local houslng actlvitles through
clearer understandlng of local housing nrarkeE condit.ions, FHA
lnitlated publlcatlon of lts comprehenslve housing market. analyses
early ln 1965. l{hlle each reporr 1s deelgned specifically for
FllA use tn adnlnlsterlng lts mort,gage lneurance operatlons, 1t
le expected that the factual infonnatlon and che flndings and
concluelons of t,hese reporto wlll be generally useful also to
bulldere, mortgageee, and othere concerned r*,ith local housing
problema and to othere havlng an lnteresE ln local economic con-
dltlonl end trende.

Slnce arrket analysts ls noE an exact sclence, Ehe judgmental
factor te lnportant ln the developent of ftndtngs and conclusions.
There wll,l be differencee of oplnton, of course, in the lnter-
pretatton of avallabl.e factuaI lnformarlon in deEermlning Ehe
absorptlve capaclty of the narket and Ehe requlrements for main-
Eenance of a reasonable balance ln demand-supply relationships.

The factual'franework for each analysls is developed as thoroughly
as poaclble on the baete of tnformatlon avallable from both local
and natloul tources. Unlees epeclflcally identifled by source
reference, alI estlmatea and Judgmento ln the enalyste are those
of the authorlng analyst and the FflA Harker Analysls and Research
Sectlon.
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A]'IALYS IS OF THE
B INGH AI'4 TON NEW YORK HOUS ING MARKET

AS OF JAI!UARY I I 968

Summar Y and Conc 1u sions

2

The civi rian work f .rce in trre Iiinghamton Labor Market Areairveraged l24,3OO during 1967, comprised of l2O,2OO employedpersons and 4,I00 unempl0yed persons. Nonagricultural ernpl.y-ment averaged 114,600, ."p."""nting a gain ff t,2OO jobs (l.lpercent) over the average for the tweriu-ror.,tn period endingDecember Lg66' Berween rs60-.na^ 1967, ,.;;;;;"rIrurar employ-ment grew f rom 1.05,500 ro 114,600, 3n,";;;;; annual increaseof 1,300 jobs. Year-t"-y"ur ihu.gu" varied between a ross ofi,700 in 1963 and gains Lf ,.,,iOO una 4,300 tn tgOS ana rc66.Leading contributors to an" 6,100 incre*ent-rn no.,.gricurturalernployment were government (4,600), 
""."i"""-i.r,rool, trade(:' ,00) ' and contract construction ( 1,000). rotar nonagricul_tural emproyment in the Binghamton Labor Market Area is expectedto increase by an^average of 1,400 

""r""riv'oJ.r.* the Janua ry L,1968-January I, r970 folecast ieriod. Approximately 1,300 oL_ theI,400 added jobs should ari". irorn sources of employment locatedin Broome and Tioga Counties.

As of January 196g, the median income of all families in the HMAwas approximarely $a,600 annualIy, afrer J;;r;Jio, of federalincome tax. The media., i,co*e oi renrer ;;;;;;"Ids of rwo ormore persons was $zr3so. By Lg70, the *eaia.,-.itu._t.x incomesare expected to rise ro $s,.so .lj $r,?t0;-;;";ectively, for at1families and for renter households.

The population of the HMA was Z7O,5O0 as of January l, 196g, anaverage annuar gain of approximatery 215go (1.0 percent) sinceApril t, 1960. By^January il-iiro, the poputarion of rhe HMA is
:;:T:::.to 

total 277 
'soo, "' t'n,.t gri, or r,soo over rhe nexr

J

4

5

As of January 1, 196g, there were g1r3O0 households inHMA, an increase of 7-1225 orr"r-at. ApriI 1960 leveI ofon the projected growth in population during the nextnumber of households wili i;";;;se by I,O5O each year83,400 by January 1, lglo.

the Binghamton
74,LOO. Based
two years, the

to a to tal of

There were 85,10o housing units in the Binghamton HMA in January 196g,indicating a net increase since April r, 16oo.i approximately 6,g5ohousing units (nine percent), refiectrng th.-"Ji"a.r"tion of r0r0oonew units, the ross of 3r9oo through demolition and other "u.,".i, andan increase of 750 trailers in the area.

1
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It is estimated that there were Lr475 nondilapidated, nonseasonal

vacant housing units available for rent or sale in the HMA as of

January l, 1968 (500 for sale and 975 for rent)' In addition'
there were 2r325 units which were dilapidated, seasonal' or not

available for other reasons. The number of sales vacancies re-
mained at the 1960 level, 500 units; renter vacancies' however'

declined from 11250 in 1960 to 975 in L968' The decline in renter
vacancies was partially the result of extensive demolition activity
in Broome county and partly the result of credit restrictions which

forced prospective home purchasers to continue renting in Iieu of

buying a home.

The annual demand for single-family housing over the two-year fore-
casE period is projected Zt ISO units. The annual demand for single-
family units is diitributed by price range on page 26' The volume of

net additions to the multifamily housing supply that will meeE the

needsofthemarketandresultinanacceptabledemand-supplyrela-
tionship is 500 units a year, including 200 units which may be pro-

videdatrentsachievableonlywithbelow-market.intereSt-rate
financingorassistanceinlandacquisitionandcost.Demandfor
units in multifamity projects by unit size and monthly gross rent

is presented on Page 26'

1



ANALYSIS OF T}IE
BINGHA,ITON NEW YORK HOUSING MARKET

AS OF JAI{UARY 1, 1968

Housing Market Area

The Binghamton Housing Market Area (HI"lA) is defined as Broome and
Tioga Counties, New York. The Binghamton, New York-Pennsylvania,
Standard Metropolitan Statistical Area, as delineated by the U.S.
Bureau of the Budget, includes Susquehanna County in Pennsylvania
in addition to the two New York counties. Since the growth of the
housing inventory of Susquehanna County has been somewhat limited,
however, and because virtually all of the recent development of the
HMA has taken place in the corridor between the city of Binghamton
and the village of Owego, Susquehanna County has not been incor-
porated into the housing market area treated in this analysis.

As of April 1, 1950, the Census reported a population of 250,450 in
the two-county area of whom 75r95O lived within the corporate limits
of the city of Binghamton (see Appendix A, paragraph l). There are
two communities in the HMA with population totals in excess of 10r000
persons in 1960--the village of Endicott ( 18 ,-l-75) and the village of
Johnson Ci ty ( 19,125) .

The Binghamton HMA is in the "Southern Tieril section of New York
State adjacent to the New York-Pennsylvania state border (see map).
The city of Binghamton is located 75 miles south of Syracuse, New

York, 165 miles northwest of New York City, and 65 miles north of
Scranton, Pennsylvania. The entire HMA lies within the Appalachian
Mountain range and the broken terrain forced settlement and develop-
ment to follow the erratic course of river valleys. Despite the
rugged terrain, the HMA has relatively good access to nearby cities
through a network of highways, among which are lnterstate Highway 81
and state highways lJ, J, and 12. Work is continuing on the widening
of New York 17 which eventually will link all of the major metropolitan
areas in southern New York. Two major airlines provide the area with
regularly scheduled air service through Broome County Airport. In
addition to the air facilities, the HMA has adequate raiL, truck, and
bus servlce available.
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Economy of the Area

Character and Hletorv

Agrlcultural actlvity wae the malnstay of the Binghamton area unt1l
1837 when the Chenango Canal sras constructed between Blnghamton and
the Erle Canal. Wlth the completlon of the canal, the economlc em-
phasls of the area vras diverted from farmtng to manufacturing. the
Erle Railroad (constructed tn 1849), provldlng access to markets ln
New York City and to coal from the Pennsylvanta minlng areas, further
accelerated the growth of manufacturlng.

Flve employers furnish the bulk of present-day manufacturlng employ-
ment in the area; the Endicott-Johnson Shoe Corporatlon, Internatlonal
Business Machines Corporatlon, Generat Anlline and Film Corporation,
the Link Divlslon of General Precielon Equlpment Corporatlon, and the
General Electric Corporation. In recent years, however, Ehe focus of
development has once again shifted, this time toward nonmanufacturlng.
Employment in nonmanufacturing increased at a rate of [,550 jobs a
year during the 1950-1967 perlod as compared with virtualty stattc
conditions in the manufacturing sector.

Work Force

The civilian work force ln the Binghamton HMA averaged L24r3OO during
L967, Ihe 1957 work force of 124r3O0 $ra6 comprtsed of LzO,zOO employed
persons and 41100 unemployed persons. Of the 120r300 persons employed
during the perlod, 5r5OO were ln agriculture and 114,600 were ln non-
agricultural pursuits (see table I).

Employmen!

Current Estlmate and Past Trend. Nonagrlcultural employment averaged
I14,500 during 1967,
previous year.

an increase of 1,200 over the average for the

the Binghamton Labor Market Area as deflned by the New York State De-
partment of Labor lncludes Broome and Tloga Counttes in New York, and
Susquehanna County in Pennsylvanla. Separate data were not available
for each of the counties included tn the labor market deflnition. In
1960, however, employment in Susquehanna County represented only 10
percent of total employment ln the three-county area, and inclusion of
the data will not slgniflcantly distort an analysis of the trend of
employment in the HMA. the followtng table ehows nonagricultural em-
ployment in the three-county area from 1950 through 1957.
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Nonagricul tural Employment
Bin hamton New York Labor Market

t960 -r967
e

Chanqe from precedins vear
Number Percent

900
-900

- 1 ,7oo
I ,200
4, I00
4, 3oo
1,200

a/

Year

L 960
196 r
1962
r963
L964
t965
1966
1961

Emp lovmen t bv Industry.
percent of total wage &nr

ending October 1967, as
ing each year during the
increased by 11900 in 19

manuf acturing emploYment
facturing employment dur
sulted, for the most Par
products industries. Th

industry in the northeas
and plants located in 1o

durable goods emploYment
creases in durable goods
facturing. Much of the
traced to the exPansion

Nonagricul tural
empLoy4ent

105, 500
106,4oo
105,500
l03,8oo
105, 000
1og , loo
1 13 ,4oo
1l4,600

o

_e
-L.6
T.2
3.9
3.9
1.1

al Includes Broome and Tioga Counties in New York and
Susquehanna County in Pennsylvania.

Source: New York State Department of Labor.

Between l960 and Lg6-7, nonagricultural employment grew from 105r500 to
114r600, a total increase of 9r100 and an average annual increment of
slightly over 1r300 jobs. Employment changes demonstrated an erratic
trend over the period, fluctuating between a decrease of 1r7O0 in 1963

and gains of 4,too ana 4,300 in 1965 and 1966. Those industries which

contributed substantially to the 9rlOO increment in nonagricultural
employment were government (4r5OO), services (2r500), trade (2r500),
and contract construction ( 1r000).

Manufacturing employment accounted for about 45

d salary employment in the twelve-month period
compared with 5O percent in 1960. After declin-

l-960-1964 period, employment in manufacturing
65 and 2,7OO Ln 1966. During 1967, however,
declined by 600 jobs. The decline in manu-

ing the early part of the 1950-L961 period re-
t, from declines in the rubber and leather
is decrease reflects the plight of the shoe
t which must compete with foreign producers
w-wage sectors of the nation. Although non-
: continued to decline in 1965 and L966, in-

more than offset losses in nondurable manu-

growth in durable goods manufacturing can be

of IBM facilities in the area.



Government employment represents over 16 percent of all wage arid salary
employment and accounted for 43 percent of the total increase in non-
agricultural wage and salary employment during i:he l96c-Lg67 period.
The greatest annual gain in employment in this sector occurred beEween
1966 and 1967, when government jobs rose by 1r200 from 16,100 in Lg66to 17,300 in L961. A substantial portion of the recent gain in govern-
ment employment was in local government, especially in education. Be-
tween September 1966 and September L967, government employment increasedby 1,400 jobsr 200 in the federal sector, 400 in state government, and
800 in local government jobs.

The second largest employment source in the HMA is wholesale and retailtrade, with 16 percent of all wage and salary employees as of 1967.There was a gain of 2r5o0 jobs in trade between 1960 and 1961. Thisincrement resulted from the construction and staffing of new shoppingfacilities in the suburban portions of the HMA and the expansion ofexisting facilities to meet the needs of a growing population.

Increased employment in services also has been a prime contributor to
employment expansion in the area. During the twelve-month period endingoctober L967, services accounted for l1 percent of alI nonalricultural
wage and salary workers. Empl0yment in services increased by a totalof 2,500 jobs during the 1960-1967 period. Employmenr gains in theindustry have been relatively consistent throuihout the period, avera-ging 375 a year.

construction employment increased by l,oo0 between 1960 and 1967. The
trend of employment was irregular; a loss of 100 was noted in 1963 and
a gain of 600 was recorded in 1965. The direction and magnitude of
employment changes in construction have been determined by changes in
highway development and public works. During 1967, employment in con-
struction rose somewhat gver the level of the previous twelve months,
reflecting a reduced rate of highway construction, continued urban re-
newal, and a slight increase in the rate of residential building.

Principal E m loyment Sources

following table presents
the Binghamton area.

B

n--up!ry.sr

I.B.M. Corporation
Endicott-Johnson Corp.
General Aniline & Film Corp.
General Precision Systems, Inc.
General Electric Co.

5

th= principal product of the Iarger employers

Principal Emplovers
ton New York HMA

September 1961-September 1967

Product or
service

D

The
in

Compu ter: s

Shr'le s
Photographic film
FIight training systems
Aircraft equipment

New York State Department of Labor and personnel
offices of respective firms.

Source s :
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The lnEernational Business Mac-hines Corporatiqn has a number of
plants located in the Binghamton area. Approximately one-third
of the conrpanyrs current work force are located in Tioga County
and the remaining workers are employed at facil,ities in Broome

county. This company now ranks as the leading employer in the
Binghamton HMA, a distinction formerly held by the EnCicott-Johnson
Corporation. The Endicott-Binghamton-Owego IBM complex Provides a

wide range of services and products from computers to flight guid-
ence equipment. Early in 1961, IBM failed to receive a $100 million
defense contract and plant officials report that local employment

levels probably will remain static as a result of the contract loss.

The
the
tion

Employme
Ani I ine Film Co

Endico t t - son Cor rati suffered economic difficulties in
organization which included automa-late 1950's resulting in a re

and the abandonment of unprofitable oPerations.

nt at the PhotograPhi c and Repr oduction Division of Genera

several years. Although the current em

smal1 decline from the 1961 Levef it d

t on has fluctuated somewhat during the past
ployment level rePresents a

oes indicate a substantial im-

r

provement over the situation in 1966.

Emplovment Participation Rate. The ratio of employment to the popu-

Gti"" .fE" HUe is termed the participation rate. Relating non-

agricultural employment, as rePorted by the New York State Department

oi Labor, to population, as reported by the census, indicated that
this ratio for the Binghamton area was about 42.5 petcenE in 1960'

The January 1968 participation rate, as derived from current estimates
of employment and population, is virtually unchanged but is expected

to decline slightly during the next two years'

Unemplovment

unemploymenE in the Binghamton Labor Market Area averaged 4r 100 during
1967, eluat to 3.3 perclnt of the work force (see following table)'
The 1961 level reprlsents the lowest ratio recorded during the 1960-

lg57 period. The trend of unemployment has been consistently downward

since 1963, when 61000 persons (5'I percent of the work force) were

unemployed. The following table presents the trend of work force and

.r.,"*ptoy*ent for the Binghamton area between 1960 and 1967'
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Trend of Work Force and Unemp Ioymen t
B n hamton York LMA

1960-t967

Year

19 60
196 I
1962
1 963
t964
1965
t966
t967

lrlork force

118,300
1 20, 000
118,600
I 16,900
1 16,600
1 19,700
t23,2OO
1 24, 300

Unemolovme nt
Number Percent of work force

4, go0
5,900
5, 700
6rooo
5, 2oo
4,600
4,2OO
4, Io0

4.2
4.9
4.8
5.I
4.4
3.9
3.4
3.3

Source: New York State Department of Labor.

Future Employmen t

Total nonagricultural employment is expected to increase by about lr40Ojobs annually, a level somewhat higher than the average annual growth
rate of 1,300 recorded between 1960 and 1967, but substantially below
the average for the last four years (2rjoo). Approximately 1,3o0 jobs
annually of the 11400 increment should arise from sources of employment
located in Broome and Tioga Counties.

Government employment will continue to increase at the rate of the past
seven years. A major portion of the growth will result from the expan-
sion of local government activities to meet the needs generated by a
growing population, especially in education. Both federal and state
employment should advance but in much smaller increments than wiII be
noted in local government.

Manufacturing employment will grow slowly over the next two years asminor losses in nondurables will be offset by minor gains in durables.As stated previously the loss of a $100 million federal contract isnot expected to affect employment at the rBM facilities. Employment
at General Electric has risen slowly as a resurt of a gor"..,*"ni .o.,-tract for armament control systems and the number of iobs at the
Johnson city plant should continue to grow by at reasi 100 jobs ayear. officials at General Analine and Film and at the Endicott-
Johnson company indicate that, barring unforeseen changes in the
national economy, employment at both plants wiIl remain approxi-
mately at present levels for the next two years.

As in the past, employment in services and trade will increase in re-
sponse to growing consumer needs through the expansion of existing
establishments and the construction of suburban facilities. Construc-
tion activity will increase as work continues on local highways and
urban renewal, and the rate of residential construction continues Eo
increase
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Present indications suggest that the remaining sectors of the local
economy wiLl hold their own or possibly gain in employment over the
next two years.

Income

Manufacturing Wages. Weekly earnings of manufacturing workers in the
Binghamton area averaged $107 during 1966, as compared with a 1959

average of $81 (see table below). This rePresents an increase of 32

percent over the seven-year period. Part of the increment, however,
\^ras attributable to an increase in the average number of hours worked
weekly--from 39 in 1959 to 41 in 1965. Average hourly earnings in-
creas;d from $2.05 to $2.53 during the seven-year period, a gain of
only 23 percent. Wages in the durable goods sector of manufacturing
u*ploy*..,t have been substantialty higher than those paid nondurable
goods workers.

Averase Weeklv Earnings in Manuf acturins Indus tries
Binshamton. New York Labor M arket Area

L959 -L966
Average

weeklv earningsYear

t959
19 60
t96L
t962
t963
t964
L965
1966

$ 80. sl
83.43
86. r_3

89.29
94.t6
98 .49

r03. 73
LO6.66

Source: New York State Department of Labor.

Familv Income. The estimated current median income of all families
in the Binghamton HMA, after deduction of federal income tax, is
$8r600 yearly, and the current median after-tax income of renter
householdsl/ is $Z,gSO (see table II). The current median income
of all families represents an increase of 43 percent over the 1959
median after-tax income of $61000. Due partly to the influence of
high-wage IBM employees living in the county, the median income of
families in Tioga County exceed that of Broome County in 1968--
$81850 as compared to $81600. The income level in Broome County
also reflects the effects of low-income family concentrations in
downtown Binghamton. By January L97O, the median incomes of all
families and of renter households in the HMA are exPected to rise
to $9,050 and $7,7S0, respectively.

l/ Excludes one-person renter households'
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Detalled distributions of arl famiries and of renter households byannual income are presented in table rr. About 11 percent of allfamilies and 17 percent of renter households have after-tax incomesbelow $4,000 annually. At the upper-end of the income distributions,36 percent of all families and 24-percent of renter households haveincomes of $10r000 or more annually after-tax.



Popu I a tion

Housi Market Area. As of Janu
Binghamton, New York, HMA was 27

approximately 2,590 (1.0 Percent
paragraph 2). Between APril l,
tion of the Binghamton HMA

ing average increments of

10

Demographic Factors

ary l, 1968, the population of the
0r500, an average arlnual gain of
) since Aprit 1950 (see APPendix A,

1950 and April 1, 1960, the PoPula-
grew from 2I4,9OO to 2501190,

3r560 (1.6 percent) YearlYtt.
repre sent -

Aver Annual ChanlpC rnl he Popu t ation
B ingham ton - Ngr,u-Yo4r- HMA

Aoril I. 1950-J anuarv 1. L97O

Area

HI'IA to tal

Broome CountY
Tioga CountY

April 1950-
April 1960

Number Pct.

2,796
764

April 1960-
Januarv 1968
Number Pct.

l, 660
930

January 1968-
Januarv 1970
Number Pct.

2, 50O
1r00o

1968 and L91O

3.560 L.6 2,599 1.0 3.500 1.3

r.1
)').8

2.3
t.4
a1LtJ

Broome Countv. The population of Broome County rose from 2L2'7OO in
April 1160 t. 225r5OO in January 1968, an average growth of approxi-
*ut.ty 1r660 p"t.on" a year (0.8 percent annually)' Broome County

contains the three largest communities in the HMA: the city of Bing-

hamton and the villagei of Endicott and Johnson city. The population
of rhe ciry of Binghlmton fell from 80,700 in t95o to 75,900 in 1960

and to 681800 in rs6a. A number of factors have accelerated Binghamtonrs

population decline. As in the decennial period, there were no annex-

Ltio.," by the city between 1960 and 1958. Annexation often represents
the principal source of population growth for many cities and Binghamton

has suffered from its inability to regain many of the persons now living
in fringe areas who were former residents of the urban core' Urban re-
newal and highway co.,struction have increased the rate of population de-

cline in the city by forcing many low-income families to seek low cost

housing elsewherl. During the t-gSO-1960 decade, the population of both

Endicott and Johnson city declined. Although the number of persons in
Endicott continued to decrease through the 1960-1968 period, the PoPu-

lation of Johnson City increased somLwhat, rising from 19r100 in 1960

to 20,600 in 1968.

Sources: 1950 and 1960 Censuses of Population;
estimated by Housing Market Analyst"

ll See Appendix A, PatagraPh 2'
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rn recent years the populations of a number of towns in Broome countyhave increased substanlialry--chenango Town, union Town, and vestalTown (see tabre^Ilr). The population of the town of chenango rosefrom 9,850 in 
-1g60 

to 12,200 in 1g6g, an average annual increase of300 persons. rn union Town and vestal ror. it" popuration increasedat yearly rates of.370 and 1r030 persons, i".p""tiveIy. The avail-ability of rand and sewer" ,"r"_the principal'factors in the rapidgrowth of these areas. Table rrr presents ihe trends of demographicdevelopment during the 1950-196g period in iroo*" county and theprincipal political divisions located therein.
Tiosa countv' The popuratio" 

"l Jigqa counry was 45,000 in January1968' up about 7r20-o "in"" April 1960, reftelting average annualpopulation gains of 930, or 2.3 per"ent. il; population of Tiogacounty now constitutes i7 p.r""r,t of the total population of the HMA;its population growth accounted for 36 p.."..,i of the growth in theentire HMA between 1960 and 1968. The iown of owego, rh" mosi rapidlygrowing portion of rioga county, increased in population at a rate of670 persons a year {+.0 percenii since 1960: idvantageous rocarionand the availabirity of i"rg. amounts of land suitable for developmentwere the principal factors in the townrs development. Routes 17 and17c have provided commuters in eastern portions of rioga county withaccessibility to employment sources located in neighboring BroomeCoun ty.

E-sti$g[ed Future. pgpulation. By January r, rg7o, the population ofthe HMA is expectea-io-toGr 2771500. iti. ."presents an annuar in_crement of 3r500 during the January 1, 196g-January I , rgTo forecastperiod. As in the. past, population growth will be concentrated in thecorridor between the city oi Binghamton and the viltage of owego. com_pletion of construction on Route 17 will further enhance the accessi_bility of the area and, therefore, its desirabirity as a location forresidential and commerciar development. rt is estimated that the popu_lation of Broome county will increase by 2r5oo persons (1.1 percent)annually during the next two years. rn riog. county, the populationshould rise at the rate of lr0oo p"r"ons annualLy (2,2 percent).owego Town in Tioga county wirl continue to be one of the fastestgrowing areas in the HMA as will the towns of chenango, union, andVestal in Broome county. since much of the terrain of the HMA isrugged and unsuitable for residential devel0pment, population growthwill concentrate in the narrorv river valleys formed by the susquehannaand chenango Rivers. The nonhousehold poprr.tion, nor^, numbering approxi-mately 8,050, should increase substanti"riy during the forecast periodbecause of dormitory construction at local educational institutions.
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Net N ral I rease dMi tion. During the April 1, 1960 to

January 1, t968 period, Ehe PoPula tion gain of 20, 000 resulted from

a net natura I increase (excess of Iive births over deaths) of 23,350

and an out-mig ration of 3,350. Between

the net natura I increase in the Bingham

comPa.red with a total population increase of 35,599 during this
period , a net in-migration of 21599 Person s is indicated.

C nent of pulat on Chanqe

Bi to New York HMA

I l9 to Janu I 68

Asindicated,in-migrationproceededatanannualrateof260persons
between lg5o and 1g60; during the 1g60-1g61 period, however, there

wasout-migrationof43OPersonsayeat.Theout-migrantsduring
the 1960-196g period were principally young persons who moved out of

the Binghamton area to seek employ*""t- elsewhere' Although employ-

menthasU."r,"*p"''ait'gintheBinghamtonarea'-ithasnotbeenin-
creasing "t " 

t"l" ttpla enough to absorb all of the new entrants

into the work force.

April l95O and APril 1960,
ton UUe totaled 33r000. When

0- 60
Average annual

hanqe

Average annua
change

I 6

To tal
change

I
To taI

Source of change change

Total change 35'599 3'560 2o'OO0 2'580

Net natural increase 331000 ffi. ZS,:SO 3'010

lligration 2,5gg 260 -3' 350 -430

Sources:U.S.CensusofPopulation'series!--2?lVitalStatistics
of the U.S.; estimates by Housing Market Analyst'

Duringthelg5o-lg63period,therewasanetout-migrationofpopula-
tion from Broome county while during the same period a net in-migration

was recorded in Tioga County. ff,i""r"fIects the increasing desirability

of Tioga County "" I pf""e tf residence and recent employment expansions

at plants located in the countY'

Househo Ids

Housins Market Area. Since April I' 1960' -!l: :"*btr of households

(occupied r,ou"iffi"tr.i"i" it"-rt"gt"rn.o" rYl-l"t increased by about

7,225 ro a roral-.;-;i,300 as .r-Jui""rv i, 1968 (see table IV)' Ttre

currenr rotal represenrs average ;;;;;i'g.in" of about 930 households

since Aprir r, 
';ao. 

Househora s;;;;; .ir,"" 1960 has been somer"'hat

lower rhan during rhe 1950-1960;;;;de, when the number of households

in the HMA increased by t" a"rtge of l'?L1 a yeat (see Appendix A'

paragraph 5). The averagt t"t''"i rate of increase declined from 1'8

percent during it'" i"t"tlensal ytttt to 1'2 percent during the past

"..r"t 
arrd three-quarter Years

ham
1 l-
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Averase Annu a1 Chanp es in the Number of Households
Binshamton. New York. HMA

April 1. 1950-Jan uary 1. l97O

Apri I
Apri 1

1950-
1960

Apri 1 1960-
Jaluary 1968

January 1968-
January 1970
Number Pct.

1.050 I .3

850
200

Area

HMA total

Number Pct.

L.2L6 1.8

1 ,034
181

Number

930

Pc t.

I.2

Broome County
Tioga County

1.1
Z.Z

1.8
1.8

690
240

2

6

1

1

sources: 1950 and 1960 censuses of Housing; 196g and 1970 estimated
by Housing Market Analyst.

Broome countv. There were approximately 6gr7o0 households in Broome
County as of January 1968. The number of househotds in the county has
been growing by 690 a year (1.1 percent) since April I, 1960. The
census recorded an average increment of lro34 households a year (l.g
percent) in Broome county during the intercensal period, rising from
a 1950 total of about 531050 to 631400 in 1960. The number of house-
holds in the city of Binghamton declined from 23r900 in 1960 to 22rg75
in January 1968, an annual average drop of l2o households. rncreased
movement towards the suburbs was the principal cause of the decline in
the number of households in the city. The fastest growing town in
Broome county was vestat which increased at an annual rate of 2g0
households between 1960 and 1968. The town of union rose by an
average of 24O households a year during the 1960-1968 period.

Tioga County o As of January l, 1968, there were 121600 households in
Tioga county, up about 1r900 since April 1960 and representing average
annual gains of 24o (2.2 percent). The rising growth rate, 1.8 percent
during the 1950-1960 period and 2.2 percent between l95o and 1968r E€-
flects the increasing desirability of land in Tioga County as a result
of employment increases at rBMrs owego facility and nearby plants in
Broome county. rn the torrn of owego, the number of households rose
from 4,100 in 1960 to 5,150 in 1968, a gain of 11050 households (130
annual ly ) .

Househo ld Size Trends. The aver age number of persons per household in
the Binghamton HMA has been declining since 1950. Average household
size decreased from 3.35 persons per household in April 1950 to an
average size of 3.30 persons i-n April f960. The dov'rnward trend accel-
erated between 1960 and 1968 and the average size of househol&in the
HMA is 3.23 at present. A number of factors have contributed to the
rapid decline in household size in the HMA during the 1960-1967 period--
an increase in the elderly population, a decreasing birth rate, an
increase in student households, and the out-migration of many young
persons from the area. rt is expected that household size will con-
tinue to decline somewhat dur.ing the next two years.
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Estimated Future Households. Based on the anticipated increase in
the population during the next two years and on the assumption that
average household size wilI decline slightly during the forecast
period, there will be an estimated 831400 households in the Binghamton
HMA by January I, 1970. This represents an expected addition of ap-
proximately 1r050 new households each year during the January 1958-
January I, 1970 forecast period. Approximately 81 percent (850 house-
holds) of the annual gain will occur in Broome County, while the re-
maining 19 percent (200 households) will be added annually to the
number of households in Tioga County
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Housins Market Factors

Housins SupplY

Housing Market Area. As of January 1, 196g, there were g5rlo0 housing
units in the Binghamton HMA (see tabl" V)r indicating a net increment
since ApriI 1960 of approximately 61850 housing units (nine percent),
or an aver4ge annual increase of about 880. Ttre net increase resulted
from the construction of 10r0oo new units, the loss of 3r9oo units
through demolition and other causes, and an increase of 750 trailers
in the area.

During the 1950-1960 decade, the number of housing units in the
Binghamton HMA increased from 64,700 in 1950 to 7g,z5o in 1960, an
average gain of over 11350 yearly (see Appendix A, paragraph 5).

Broome countv. There are 7 11800 housing units in Broome county, a
net increase since 1960 of 5,075 (550 annually) arising from the con-
struction of approximateLy 71925 units, the removal of 3145o units,
and the addition of about 600 trailers. During the 1950-1960 decen-
nial period, the number of housing units in the county increased by
an average of 11150 annually, rising from a total of 551250 in l95O
to 661700 in 1960. During the 1950's, the number of housing units
in the city 0f Binghamton increased; since L96O, because of extensive
urban renewal and highway activity, the housing stock of the city de-
clined. During the past seven and three-quarter years, notable gains
were recorded in the towns of Union and Vestal, in which the housing
inventories rose by 245 and 275 units each year, respectively (see
table V).

TioAa Countv. As of January 1, 1968, there were 131300 housing units
in Tioga County, representing a net gain of Lr775 units (15 percent)
and an average annual increment of 23O units since April 1960. In
the previous decade, the number of housing units in the area rose from
a 1950 total of 9,450 to I-1r550 in 1960, an average increase of 210
yearly. The housing inventory of the tovrn of Owego increased from
3,100 in 1950 to 41350 in 1960 to 5,150 in 1968. The decennial in-
crease represented yearly gains of 125 units and the 1960-1968 incre-
ment indicated annual average net additions of ll0 units.

Type of Structure. Units in multifamily structures (two or more units)
accounted for a slightly lower proportion of the inventory in January
1968 than in April 1960. A considerable number of multifamily units
have been removed from the housing stock, resulting in only a small
increase in the number of units in structures of two or more units
from 25,778 in 1950 to 26,200 in 1968 (see following table).
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Housing Inventorv Units in Structure

hamton New York HMA
Aoril 1. 1960 January l. 1968

April 1. 1960
Number Percent Number Percent

Units in
structure

One unit
Two units
Itrree or more units
Trai lers

Total units

50,722
l3 ,099
12,679
I .713

ffizsl

64.9
L6.7
L6.2
2.2

100 .0

56,400
13, 2oo
13,000
2. 500

85,100

66.3
15. 5
r5.3
2.9

100 .0

al Differs slightly from the count of all housing units (781261)
because units by type of structure were enumerated on a sample
basis in 1950.

Sources: 1950 Census of Housing.
1958 estimated by Housing Market Analyst.

Year Built. Based on the 1960 Census of Housing and estimates derived
through the use of building permit and demolition data, it is judged
that only about 12 percent of the housing inventory was added since
March 31, 1960 (see following table). Approximately 36 percent of the
housing inventory was constructed between 1930 and 1950 and over half
of the housing in the HMA was built prior to 1930.

Dlstribution of the Housi p Inventorv bv Year Built
Binghamton, New Yofk IlI4

Januarv 1. 1958

Year builta/

April l, 1960-January 1,
1959 to March 3I, 1960
1955 to 1958
1950 to 1954
1940 ro 1949
1930 to 1939
1929 or earlier

To tal

t968 10,450
2r2OO
6,600
6,700
6,950
8r50O

43.700
85r 1oo

Number
of units

Percentage
di stribution

100.0

L2.3
2.6
7.7
7.9
8.1

10 .0
5r.4

al See Appendix A, paragraPh 6.
Ll Includes trailers.

condition. of the 85,I00 housing units in the Binghamton HMA in
l""""ry tg68, about 31750 units (4.4 percent) were dllapldated or
h,ere lacking one or more plumbing facllities. thls indicates an

improvement in the quality of the houslng stock of the HMA since

Januarv 1. 1968
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April 1960 when 71341 housing unitsr 9.4 percent of the inventory,
were dilapidated or lacked one or more plumbing facilities. Demo-
Iition of poor quality units through urban renewal and highway con-
struction and a general upgrading of the exlsting housing are re-
sponsible for the improvement.

Residential Bui ldine Activity

The estimated annual volume of new residential completions in the
Binghamton, New York, HMA fluctuated eonsiderably during the 1960-
1966 period (see following table). The level of construction aI-
ternated between increases and declines during the six-year period--
rising in 1961, 1963, and 1965, and declining in L962,1964, and
1966. This trend appears to have continued through 1967 because the
number of units built in the HMA during the first ten months of 1961
not only represented a gain of 338 units over the number of units
constructed during the comparable period in L966, but also exceeded
the total for the entire year of L966.

btion Activi Units i Str ct
Binghamton. New York. HMA

L960 - L967

MuLtifamily units

S

Single-family
uni ts

Three to
four units

Five or
more units To talb/

Two

unitsDate

19 60
L96L
L962
t963
t964
L965
L966

Jan. -Oc t.
Jan. -0c t.

a/

922
1,107

850
839
814
922
183

683
oJ+

34
)\1
rr6
1$9/
L44
838
373d/

I,o0o
1,436
L,O23
1,640

996
I ,836
L,L76

30

58
42
58
26
29
L6

l4
L4
l5
40
l2
41

4

1966
L967

10

34

4
1

r68
506

865
lr18l

Data include private and public consEruction and are based on

building permits, rePorts from governmental agencies, and
estimates for areas which do not report. (See table VI for permit data).
Represents about 92 percent of the total construction in the
HMA and includes some units under construction.
Includes 93 units of public housing.
Includes 2O5 unlts of public housing whlch were authorized
in November 1966.

!
c

4

Source: New York State Division of Housing and Community Renewal'
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The annual volume of single-family completions exhibited a much more

stable trend than noted in toEat residential completions between 1960

and 1966, varying only slightly from the seven-year average of 890

units. The declines recorded in 1962r.1963, and 1964 are viewed as

a reaction to the rather high rate of single-family construction oc-
curring in 1961 (1,107 units) and the employment declines of 1962 and
1963. Ihe number of units completed rose to 922 in 1965 only to falI
again in 1966 to 783 units. In 1966, the construction industry suffered
from a curtailment of activity caused by a tightening in the avail-
ability of construction funds and the shortage of long-term mortgage
money. Ihe tight money situation was alleviated sonewhat during the
lattlr part of 1957 but consumer reluctance to accept the high rate of
interest forced builders to maintain a reduced rate of construction.

Approximately 2,675 multifamily units have been constructed in the HMA

.ir,"" 1959. TLre annual level of multifamily activity paralleled the
trend exhibited by total completions between 1950 and 1966, increasing
in 1g61, 1963, and 1955 and declining in 1962, L964, and L966. The

number of units in multifamily structures reached a peak of 914 in
1965. The combination of slow absorption and tight credit, however,

caused a substantial reduction in multifarnily construction to a level
of 188 in 1966.

Approximately 80 percent of all units constructed in the HMA since April
rg6o na,re been built in Broome county but only 11 percent of the 81225

units built in the county were in the city of Binghamton. Residential
construction was highest in the tol^Ins of Union and Vestal, which accounted

for 30 percent ana is Percent of the units built in the county during the

past seven and three-quarter years.

Units Under Construction. Based on building permit data, a postal vacancy
informationobtainedintheBinghamtonaTea,there

are estimated to be about 900 housing units under construction in the

Binghamton, New York, HMA as of January 1, 1968. About 35O of the units
are singl"-f.*ily homes and 550 are in multifamily projects. Approximately
275 sinlIe-family units and 550 multifamily units are under construction
in Broome county and 75 single-family homes are in various stages of con-

strucEion in Tioga CountY.

Demolition.
removed from
County and 4

for demoliti,
from urban r
properties f
about 500 un
This represe
forecast per
pleted for t
result from

Since April l, 1960, an estimated 3,9O0 housing units have been

the housing inventory, including approximately 3r450 in Broome

50 in Tioga County. Highway construction was the main reason

ons durinl tt" tgBO-1968 period. Recent losses have resulted
enewal activity and private action in order to clear well-located
or more intensive land use. It is anticipated that a total of
its will be removed from the inventory during the next tl^'o years'
nts a substantial decline in the rate of demolition during the

iod.I,lreremovalofunitstomakewayforRoutelThasbeencom-
he most part and the major portion of expected demolitions will
urban renewal and construction work on Route 7'
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Tenure Occu anc

As of January 1, 1968, 68.6 percent (55,115 units) of the occupied
housing stock in the Bingharnton HMA was owner-occupied and 31.4 per-
cent (25r525 units) was renter-occupied. The ratio of owner-occupied
units to total occupied units is considerably Lower in Broome County
than in Tioga county, 66.6 percent in the former and -19.7 percent in
the latter. Table vrr presents the trend of tenure change for occu-
pied units in the HI,IA between 1950 and L96g.

Since April 1, 1950, there has been an increase in.the proportion of
owner-occupied housing units. The rate of increase has been declin-
ing, however. Between 1950 and 1960, owner-occupancy increased from
60.0 percent to 66.4 percent; since 1960, the proportion of owner-
occupied units increased by only about two percentage points from
66.4 to 68.6 percent. The slowdown in the rate of increase of owner-
occuPancy during the 1960-1967 period reflects the trend toward more
intensive development of residential land in the HMA.

Vacancv

Aoril 19 60 Census. Accordi ng to the April 1960 Census of Housing,
there were about 1r750 vacant nondilapidated nonseasonal housing
units available for rent or sale in the Binghamton HliA, an available
vacancy ratio of 2.3 percent. There were 500 available vacancies
for sale, equal to a homeowner vacancy ratio of 1.0 percent. The
remaining lr25o available vacant units were for rent, representing
a vacancy ratio of 4.8 percent (see table vrrr). Available vacan-
cies in 1960 included about 269 units that lacked one or more plumb-
ing facilities, of which 46 were for sale and 223 were for rent. In
addition, there were about 21425 vacant units which were seasonal,
dilapidated, held for occasional use, or held off the market for
other reasons.

Pqsqal Vacancy Survey. A postal vacancy survey was conducted in the
Binghamton HMA in November 1967 by all post offices having city de-
livery routes. The survey covered 651337 possible deliveries, or
about 77 percent of the current housing inventory. At the time of
the survey, 1r475 units were vacant (2.3 percent of aIl residences
and apartments), of which L1342 were previously occupied and i33
were new units. In addition, 73O new units r^rere reported in various
stages of construction. Ihe following table presents the results
of the postal vacancy survey; a more detailed presentation of the
survey results is shown in table IX.
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Postal Vacancy Survey
Binehern!e!'!, Ners llolk EMA

November 1967

Vacant units
Type of

de liverv

Residences
Apartmen ts

To taI

To tal
possible

de liveries

48 1690
16.547
65 r337

Used New All
Percent of

total deliveries

490
852

11342

106
27

133

596
879

1,475

1.2
5.2
2.3

Sources: Cooperating Post Offices in the Binghamton area.

A total of 481690 residences were surveyed, of which 596 (1.2 percent)
were vacant; 490 previously had been occupied and 106 were newly com-
pleted units. A total of 236 residences were found to be under con-
struction. Arnong the 15 1647 apartment units covered, 5.2 Percent were
vacant; the carriers reported as vacant 852 units previously occupied
and 27 new units. Ihere were 494 apartment units under construction
on the survey dates (see Appendix A, paragraph 8).

A similar survey r4ras conducted in June L964. A total of 621580 resi-
dences and apartments were covered, 38r574 tesidences and 24r006 apart-
ments. There were 77O vacant residences (2.0 percent of the total units
surveyed) and Lr3O2 vacant apartments (5.4 percent). When compared with
the 1954 survey, the current survey indicates a reduction in both resi-
dential and apartment vacancies in the past several years.

FHA Vacancies. As of April 1967, there were 1I vacancies in 554 units
insured by FHA in the Binghamton HMA, a vacancy rate of almost two Per-
cent. Ten of the thirteen projects surveyed were completely occupied.

Curren t Estimate. It is estimated that there were L1475 nondilapidated,
nonseasonal vacant housing units available for rent or sale in the
Binghamton, New York, HMA as of January l, 1968. Of this total, 500

were for sale and 975 were for rent, equal to homeovrner and renter va-

cancy ratios of O.9 Percen t and 3.7 percent' resPectively. Approxi-
mately 25 vacant sales uni ts and 150 vacant rental units lack some or
aIt plumbing facilities.
there were 2,325 units w

able for other reasons.
vacancy survey, with adj
units not covered in the
otherwise not intended f
have been sold or rented
ments were made to bring
cept of owner and renter
post office definitions.

In addition to those units for sale or rent'
'hich were dilapidated, seasonal' or not avail-

These estimates are based upon the postal
ustments for areas not covered by the survey,

survey areas (in dilapidated structures or
or occupancy), seasonal units, and units which
and are a3ait ing occupancy. Additional adjust-
the survey data into conformity with the con-
units used in this study rather than with the
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As shown in table VIII, the number of sales vacancies remained at
the level reached in 1960, 500 units; renter vacancies, however,
declined substantially, falling from 1,245 Ln 1950 to 975 in 1968.
The decline in renter vacancies was partially the result of ex-
tensive demolition activity in Broome County and partly the result
of credit restrictions which forced prospective home purchasers to
continue renting in lieu of buying a home.

Sa1es Market

The recent decline in the number of single-family units completed
reflects, in part, the inability or unwillingness of prospective
home buyers to pay the higher costs of mortgage funds caused by re-
cent increments in the rate of interest; local lending institutions
have been reluctant to expand their home mortgage portfolios and have
tightened credit qualifications. Ihese factors resulted in a cutback
in both home sales and construction activity during the past two years.
As a result of the cutback, sales vacancies have declined slightly.

Since land has become relatively scarce within the urbanized areas
of the HMA, construction has spread into the suburban fringe. Single-
famlly construction in the Blnghamton-Endicott-Johnson City area is
restricted to scattered site developments, for the most part.

Builders and lenders have become extremely cautious in recent months
and, although 40 percent of the new construction reported in the last
FHA unsold inventory survey was built speculatively, there are very
few speculative units being built at the present time.

The most popular price range for new residential units aPpears to be
from $201000 to $30r000. Very little sales housing is being built
in the price ranges below $201000. The rising cost of land develop-
ment and consumer preference for added amenities has resulted in
substantial price increases in recent years. Land development costs
have risen to the point that it has become virtually impossible for
builders to develop land other than that which is needed to satisfy
their own market demands.

The existing-home market picture is not much brighter than that which
characterizes the new home market. A curtailment of credit and rising
interest rates in the form of points has resulted in a stight slow-
down in this sector of the residential market. However, the existing
market has been bouyed somewhat by recent residential demolition.s.
IBM administers a home guarantee plan which allows the company to
purchase and se11 homes of transferees who have experienced market-
ing problems.
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Subd i vi Ac tiv In an area west of Glendale Drive referred to
as rrThe Hogsbackr" approximately 550 acres of land have been purchased
for development as residential, industrial, and commercial proPerty.
Definite plans have not been drawn as yet with resPect to the type of
units which will eventually occupy the land but tentative proposals
call for the construction of about 400 housing units. Work will begin
on the project in the spring, as soon as designs are completed.

Unsold Inventory of New Houses. The Janu ary L967 FHA unsold inventory
survey, which included aI1 subdivislons in the Blnghamton HMA in whlch
five or more sales houses were completed durlng the twelve months pre-
ceding the survey, covered 18 subdivisions in which 311 homes h,ere com-
pleted. Of the total, 187 (60 percent) were sold before construction
started. Twenty-seven of the 124 units built speculatively durlng 1966
remained unsold as of January I, L967, representing 22 percent of specu-
lative construction" Of the 27 unsold houses, 23 had been on the market
for three months or less.

FHA Acquisitions. There have been very few FHA-insured properties ac-
quired during the 1960-1967 period. There vrere no acqulsitions during
the early part of the period and only about 15 properties have been
acqulred since 1963.

Home Mortgages Insured bv FHA. The number of FHA-insured single-family
Section 203 mortgages in the HMA has increased each year during the
1960-1965 period, rising from 275 in 1960 to 667 in 1965. Coincident
with the trend of construction activity, the number of units lnsured by
FHA declined from the 1955 peak of 667 to 434 in 1966. During the first
six months of 1967, a total of 113 single-family units were insured.
Ttre following table presents the trend of single-family Section 203
mortgages insured in the Binghamton HMA over the I960-June 1957 period.

FHA Sinele-familv }4orteases Insured Under Sectio n 2O3
Bingharnton. New York, HMA

1960-June 1967

Date New Exi stlns Total

1960
196 1

L962
L963
1964
I965
1966

Jan. -June 1967

45
26
24
24
31
27
22

2

230
358
396
407
498
640
4L2
111

275
384
420
43L
529
657
434
113

Source: FHA Divislon of Research and Statistics.
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Existing homes are becoming an increasingly signlficant portion of all
home mortgages insured bv FHA. In 1960, approximately 84 percent of
all home mortgages insured in the HMA were existing units; by 1966,
the proportion of existing houses to total increased to 95 percent.
The number of new units insured by FHA remained rather stable over the
1960-1966 period, averagi.ng 28 units a year.

Trai lers

The 1950 census of Housing reported a total of 11713 trailers in the
HMA. Based on a postal vacancy survey and supplemental data in the
atea, it is estimated that there are approximately 21500 trailers in
the Binghamton area at present. The increase in the number of trailers
resulted from an influx of construction workers into the HMA and the
increasing acceptance of trailers as a suitable residence. A survey
was made of seven trailer courts in the area; the results are presented
in the following table. Both the postal vacancy survey and the survey
made by the analyst indicate a relatively firm market with respect to
trailer spaces. The postal vacancy survey reported a vacancy leve1 of
two percent. The small sample made by the analyst noted a substantially
higher but still acceptable vacancy rate of five percent.

Rental Market

As indicated by the decline in the available rental vacancy rate, the
rental market in the Binghamton HMA has firmed in recent years. New
aPartments have been experiencing a satisfactory rate of occupancy and
many of the vacancies which do exist at the present time are in old,
less competitive units close to the central city or in oId single-family
houses which are difficult to seIl. Rental vacancies in Broome County
declined, to a large extent, as a result of extensive highway and urban
renewal activity in the area. The removal of the units forced residents
to seek housing elsewhere. This was especially true in the city of
Binghamton. Multifamily construction declined in 1966; however, this
is not viewed as a response to a lack of demand potential but rather
as a postponement of rental construction caused by the rise in the
cost of construction funds. The number of multifamily units completed
Ln 1967 rose sharply over the level attained in L966 and at present
there are about 550 units under construction in the HMA; a situation
indicative of local optimism as to the state of the rental market in
the area.
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UnIess marketed during the off-season (winter), newer projects have
had littIe difficulty in obtaining satisfactory occuPancy. A sur-
vey of nesrer apartments in the HMA indicates a high rate of occu-
pancy. With the exception of one project which was damaged by fire
and repairs were completed only recently, there were only four va-
cancies in 296 units, a vacancy rate of 1.4 percent.

As stated previously, there were only 11 vacancies in the 554 units
insured by FHA in the HMA, a vacancy rate of only two Percent.

There has been increasing emphasis on multifamily projects in the
suburban portions of the HMA. A large portion of the multifamily
units constructed and under constructlon in the city of Binghamton
are either state-.or federally-aided low- or moderate-rent proJects'
Most of the recent multifamily activity has been scattered through-
out the remainder of the HMA in the form of garden type units, es-
pecially in the tovms of Union and Vestal.

Urban Renewal

There are two.urban renewal projects in execution in the Binghamton
area--Downtown No. I and Downtown No. 2. Downtown Project No. 1

(R-98) includes a large area in the city of Binghamton east of the
Chenango River and north of Susquehanna Street. Originally, there
h,ere approximately 280 housing units in the project atea; the project
area wilI be used for public rights-of-way and commercial structures.
Downtor^rn No. 2 (R-115) atso is located in the city of Binghamton.
The project area is bounded by Chenango Street on the vrest, the Erie
Railroad on the north, and Henry Street on the south. Initially,
there were 130 housing units in the project area; the cleared land
will be used primarily for industrial Purposes. Thus far, 308 units
have been removed in the two areas.

Public Housine

There are a total of 408 units of low-income.public housing in the

Binghamton HMA, all of which are under the administration of the
Binlhamton Housing fuithority. There are 258 state-aided units and

150 units constructed through the use of federal funds. Except for
short-term vacancies for turnover and repairs, aII of the units are
occupied at present. construction is proceeding on two ten-story,
high-rise Uuitdings which will contain 178 units. Both structures
arl designed for I"",rp"r,"y by the elderly. rn addition to the high-
rise uniis, the compllx will contain 27 town-house type units for
Iow-income families. the project is scheduled for completion early
this year. Thus far, a total of 800 applications for occupancy are

on file at the Housing AuthoritY.



'2')

Demand for Housin

Q.rantitative Demand

The demand for new housing in the Binghamton, New York, HMA is based
upon the projected net addition of 1r050 households annually during
each of the next two years. Mjustments have been made to this basic
growth factor for the anticipated volume of residential demolitions
and the current leveI of new construction. Consideration also has
been given to changes expected in the tenure of occupancy of the in-
ventory and the probabitity that some part of the demand for rental
units will be supplied by existing single-family houses now occupied
by or^rner s .

Based on these considerations, a demand for 1r250 new residential
housing units is forecast for each year during the JanuarY l, 1968 to
January 1, 1970 period. The most desirable demand-supply balance in
the market wiLl be achieved lf 750 units of the annual demand for new

units are supplied as single-family homes and 500 units are in multi-
family structures, exctuding public low-rent housing or rent-supplement
accommodations. The demand for 5OO multifamily units includes 200 units
at the lower rents achievable with below-market-interest-rate financing
or assistance in land acquisition and cost.

The projected level of multifamily demand reflects not only the economic
growth expected over the next two years, but also the rising demand for
apartment rentals and a declining suppty of single-family rental units.
The absorption of the large number of units in multifamily structures
that will come on the market during the forecast period should be ob-
served closely, and appropriate adjustmenEs made if these units are not
absorbed readily. The projection for the next two years assumes the
ability of the economy to generate an additional 1r500 jobs per year
during the next two years. Should the economy fail to realize the pre-
dicted level of employment gro\,nth or should employment increase at a

rate in excess of the expected level, demand during the next two years
will diminish or increase accordingly.

Future building activity is expected to be distributed within the HMA

much as in the past. The bulk of new multifamily units will be con-
centrated in garden-tyPe projects in the tovrn of Vestal. Single-family
construction will center in the towns of Vestal, Union, and Owego.

Qualitative Demand

Sin le -f ami I U

typical ratios of income to purchase price,
perience, the annual demand for 750 single-f
be distributed by sales price as shovrn in th

t Based on current family after-tax incomes, on
and on recent market ex-
amily units is exPected
e following table (see

Appendix A, paragraphs 9 and I0).

to
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Estimated Annual Demand for New Slnele-familv Housins
Binghamton. New York. HMA

Januarv l. 1968 to Januarv I. 1970

Price ranqe

Under $tsrooo
$t5,ooo - L7, 4gg

17,500 - L9,999
20,000 - 22,499
22r5OO - 24,ggg
25,000 - 29,999
30,000 - 341999
35,000 and over

To tal

Number
of units

45
80

I00
150
L20
150

70
35

750

Percent
of total

6
11
13
20
L6
20

9

5

100

Multifamilv Units. TLre monthly rental at which 300 privately-owned
net additions to the aggregate multifamily housing inventory might
besE be absorbed by the market are indicated for various size units
in the following table (see Appendix A, paragraph 10). the annual
total of 300 uniEs includes 60 units of demand on the part of elderly
households.

Estimated Annual Demand for Additional Multifamilv Housine
Bingharnton. New York. HMA

Jan 68 -J I 70

Size of unit

1

Mon th Iy
gross rent

$ro0 -$119
L20 - 139
I40 - 159
150 - L79
180 - I99
200 and over

Total

Efficiencv

10
10

One-
bedroom

4s
45
25
10

L25

Two-
bedrooms

Three-
bedrooms

1020

45
40
35
25

t45

10

At the lower rents achievable with below-market-interest-rate (BMIR)

financing or assistance in land acquisition and cost, an additional
200 units may be absorbed. these 200 units would be distributed best
with respect to unit size in the following manner: five efficiencies,
45 one-bedroom units, 90 two-bedroom units, 50 three-bedroom units,
and 10 four-bedroom units (see Appendix A, paragraph 12)'



APPENDIX A

OBSERVATIONS AND QUALIFICATIONS
APPLICABLE TO ALL FHA HOUSING MARKET ANALYSES

AII average annual percentage changes used in
the denographic section of the analysis are de_
rived through the use of a formula designed ro
calculate the rate of change on a compound basis

llccause of the change in definition of "farm" be
tween l950 and t96O censuses, many persons [1v_
ing in rural areas who were cLassified aa tiving
on farms in t95O would have been considered to
bc rural nonfarm residents in I960. Consequent_
lv. the decline in the farm population and the,
incr('ase in nonfarm population between Lh(, two
census dates is, to some extent, the resuLt of
this change in definltion.

The increase in nonfarm househotds between I950
and t96O was Ehe result, in part, of a change in
the definition of ,!farn" in the two censuses.

\rlt,,n rlLt rurirl ii1flr lr!lr!l aL i ,I crrLtsLi LuL(,s Iuss
tlran fiv('percent of Ehe LotaI poputatton of thr
HI.rA, a1[ demographic and housing data used in
the analysis refer to the total of farm and non_
farm data; if five percent or more, aIl demo_
graphic and housing data are restricEed to non-
farm data.

Th(, (listribution of rht, qualitaLit,r dt,mand f,,r
sales housing differs from any s€rl(,cted ex-
perience such as that reported in FHA unsold
inventory surveys. The latter data do not in-
cLude nep construction in subdivisions with less
than five compIetions during the year reported
upon! nor do they reflect individual or contracr
constructlon on scattered Iots. It is tiketV
thaE the more expensive housing construction and
some of the Iower-value homes are concentrated
in the smaller buildlng operarions, which art,
quite numerogs. The demand estimates reflect
aII hone building and indicate a greater concen-
tration in some price ranges than a subdivision
survey would reveaL

r0 MonEhIy rentals at which private Iy omed net ad -
ditions to the aggregate rentaI housing inv(,nto_
r,v rioht b(,sL b( absorbed by the renLal rnarket
are iDdicated for various size units in the dc_
mand section of each analysis. These net addi -
tions nay be accomplished by either new construc
tion or rehabi IiEation at the specified rentals
ulth or without public benefits or assistance
through subsidy, tax abaEement, or aid in finan-
cing or Land acquisiLion, The production of new
units in higher renEaL ranges than indicated may
hc justified if a competirive fi Irering of ex-
isting accommodations to Iower ranges of renE
can be anticipated as a result of the avaiLabil_
ity of an ample rental housing supply.

I l. Distributions of average annual demand for new
apartments are based on projected tenant-family
incomes, the size distribution of tenant house-
holds, and rent-paying propensities found to be
Eypical in the area; consideration stso is given
to the recent absorptive experience of new rent-
aL housing, Thus, they represent a partern for
guidance in the production of rentaL housing
predicated on foreseeable quantitative and quaL_
itative considerations. However, individual
projects may differ from the general pattern in
response to specific neighborhood or sub_market
requirements. Specific market demand opporEu_
nities or replacement needs may pernit the effec
tive marketing of a single project differing
from these demand disErlbutions. Even though a
deviation fron Ehese distributions .ay 

"*p..i_ence market success, it should not be regarded
as establishing a change in the projected pat_
t€rn of denand for continuing guidance unless a
thorough analysis of aLI factors involved clear_
Iy confi rms the change. In any case, particular
projects must be evaluated in the light of actu-
aI market performance in specific rent ranges
and neighborhoods or sub-markets.

12. The locatlon factor is of especir I irnportanec: in
Lhe provision of new units at Lhe lower-renc
tevels. Families 1n this user group are not as
mobiLe as those in other econonic segments; they
are less able or wilting to break wich estab-
lished social, church, and neighborhood relation-
ships, Proximity to or quick and economical
transportation to place of work frequently is a
governing consideration in the place of resi-
dence preferred by families in this group.

TIARXET ANALYSIS AND RESEARCH SECTION
FEOERAL HOUSING AOMINISTRATION

5, The increase in the number of households between
[950 and I950 reflects, in part, the change in
census enumeration from ,'dweIIing unit'r in the
l950 census to ,housing unit" in the I950 census
Certain furnished-room accomodations whi.ch were
not classed as dwelling units in l950 were
classed as housing uniEs in 1960. This change
affected the total counr of housing units and
the caIculation of average househotd size as
weIl, especially in Iarger centraL cities.

The basic data in the l960 Census of Housing
Eron which current houslng inventory estinaies
are devetoped reflect an unknown degree of error
in rryear built,, occasioned by the accuracy of re
sponse to enumeratorsr quesEions as well as er_
rors cause<l bv sanDling.

Darable with the data published by the Bureau of
Census because of differences in definiLion,
area de Iineations. and methods of enumeration.
'l'he census reports units and vacanciea by tenure,
,ilrt,reas the postal vacancy survey reports units
and vacancies by type of sLructure. The post
Office Department defines a'iresidence" as a
'mit represenEi.ng one stop for one delivery of
nrail (one mailbox). These are principalLy
single-famlly homes, but lnclude row houses and
some duplexes and structures wlth additional
units created by converslon. An Iapartmenti' is
a unit on a stop where more than one delivery of
nrail is possible, Postal surveys omit vacancies
in tlmited areas served by post offlce boxes and
tend to omlt unlts 1n subdivisions under con-
struction. Alrhough the postal vacancy survey
has obvious Iinr;cations, when used in conJunc-
tion with other vacancy indicators, the survey
scrves a valuable funcEion in the derivation of
('sLinrates oI local lnark(,t c()nditions.

Because the I95O Census of Housing did not iden-
tify "deterloratlng" units, 1t 1s possible that
some unlts classified as "dilapldated', in I950
would have been classlfled as,'deteriorati.ng" on
the basis of the 195O enumeraEion procedures.

8
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Industry

i^Iork foree

!w.
118.300

/+rgoo

113 ,l+oo
? r9ffi

1 05. 500
93,600
1 1 

'9oo
l+6,9o0
28,000
1 8,900

l*6,goom

1

1 061

1 20.000

5,9OO
lr.9

11L.200
7,800

1 06,4,00
9l+r2oo
12,20O

l+6,3oo
28 

' 
l0o

1 8,000

47,90O
3re6

/+, 900
l tn rTOO

lao-Le ].

1a62

1 1 9L600

5,7oo
l"E

112,900
7 

'5oo1o5.5oo
93,goo
11 ,7OO

u,500
28,'100
16 rl+oo

!2b2

116,q00

6,000
5.1

1 l OroOO

7,000
1 03,800

92,8OO
'l 1 ,000

l+2,7OO
27,600
1 5,100

50,1 00
3,500

106L

116,6@

5,200
lr,lt

111 ,400
6.t+oo

1 05.000
93,900
1 1 ,100

l+2,600
27,600
15,ooo

51 ,I+OO
3,600

l+,600
1 5,600

Cirr-tlian I'Jork Foree and. ilrnolo.rment Trenasl/
!inqham!g!. New lork. Iabor I'{aiket Areil/

L%o_.ta67

l+.2

Lg62 1o66 L267.

119,700 92-,200 12t*,300

l+1600
3.9

Unemplcpnent
Pereent of work force

Total enployuent
Agricultural
Nonagricultural

Wage and salary' Other

I4anufaeturing
Durable
Nondurable

Nonnanufaeturing
Contract eonst.
Public utilities

& trans.
Trade
Finance, ins. &

real estate
Service and misc.
Government

1 1 5.000
5,900

1 09,1 00
98,1 oo
1 1 ,000

u,500
30,0oo
1/+r/+oo

53,600
L,2OO

l+r2oo
3.lr

1 1 9.000
5,600

113 ./+0o
1 02,900
1o'5oo

l+7,2OO
33,600
13,6oo

55,700
4.,300

2,9O0
1 or9oo
16,100

4,11OO
3.3

120,2OO
5,500

11t+,600
104'3oo

1 o,3oo

3,000
1 1 ,100
17,3oo

/+6,600
3L,200
12 rl*OO

57,700
l+1600

l*9 r3OO
3,600

/+,800
15,1oo

1

/-
6

800
000

l*,
17,

800
700

1

900
500

600
500
700

lr
t,

2
8
z

1

2

9
)

600
000
200

9
3

,
,
,i,

700
200

700
500
500

/-
15

z
9

1l+

700
300
800

I

9
l-

1

1

700
800
900

1

700
200

800
200
500

/.
6

0
5

g/ Detail may not add to totals due to rouading.
b/ Broone and Tioga Counties in New York and Srisquehanna County in pennsylyania.

Source: Ner York State Department of Labor.
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Table II

AI1 Fami v and Renter Hou hords4/ by Ann 1 Income
After uctine Federal 1ncome Tax

Binehamton. New York HMA. 1968 19 70

Broome County Tioea County HMA Total
19 68 1970 1968 t970 1 68 L970

Annual income A11 Renter A1l Renter A11 Renter All Renter A11 Renter Al1 Reng

Under $4rOOO
$4,OOO - 41999

5,OOO ' 51999
6,000 - 61999
TrOOO - 7 1999
S,OOO - 81999

9,OOO ' 91999
lO,OOO - 121499
12 r 5OO - L4 1999
15'OOO- L9 1999
2OTOOO and over

t1
6

8
10
10

9

3
100

L7
9

10
1l
10
10

L6
8

10
IO

9

9

18
9

9

10
9
9

9

l4
7
4
2

1I110
6

7
9

9
9

3
7
7

8
8
8

3
6

6
8
8
7

8
7
9

9
9

9

11
6

7
8

10
8

II
6

9

10
9

9

L7
9

11
10
10
11

t6
8

10
9

10
IO

9

I8
9
1

9
r4

8
(z
(

to0

8
19
11

9

3
100

10
l6

8
2
2

100

8
18
10

9
4

100

8
18
l2

9

5

9
15

8
5
2

loo

10
l6
10

7
3

100

8
L4

8
(2
(

loo

8
19
11
I
4

100

9

l6
I

(4
(

100100 100

$7,5O0 $9,25O $7,85O $8,600 $7,35O $9,O5O $7,750Median $8,600 $7,35O $9,O5O $7,7OO $8,850

a/ Excludes one-person renter households.

Source: EsEimated by Housing MarkeE Analyst"



Table III

Population Changes
Binghamton, New York. HMA

April 1. 1950-Janu arv 1. 1968

Averag e annual chanqe

Area

HMA total

Broome County
Binghamton City
Chenango town
Union town

Endicott village
-rohnson Ci ty vi l lage

Vestal tovm
Remainder

Tioga County
Owego Eown
Remainder

April 1,
1950

2L4.864

30. i66
9,94L

20,225

April l,
I9 60

37 .802_
14,'7lO
23,O92

January 1,
19 68

45.000
19 ,9OO
25, 100

1950- 1960
N"*b"t R"t"g/

1960-1958
ftf r*U"t n"t"gl

250.463 270.500 3.560 I . 6 ?-,59o-

L,66Ob/
-920

1.O

184.698
80,674

5,-747
55,676
20,050
19,21+9
8,9O2

33,699

2L2,66t
75,941
9,858

64,423
18,775
19,118
16,806
45,633

225.500
68 ,8Oo
12,2OO
67,3OO
17,400
20, 600
24,800
52,4OO

2,796
-473
41r
875

-t28
-13
790

1, lg3

764
471
287

300
370

-L] 5

190
I ,030

870

930
670
260

.8
-1.3

2.8
.6

-1.0
1.0
5.1
t.8

6.4
3.0

r.4
-.6
5.4
1.5

- 'f c/

2.3
3.9
1.3

2.3
4.0
1.1

al Derived through the use of a formula designed
compound basis.

h/ Detail may not add to totals because of rounding
c/ Less than .l percent.

Sources: 1950 and 1960 Censuses of Population.
1968 estimated by Housing Market Analyst.

to calculate the rate of change on a



TabIe IV

Household Changes
Binghamton, New York, HMA

Aprit 1. 1950-Januarv 1. 1968

April 1,
1950

April 1,
I960

January I,
1968

68.700
22,97 5

,3oo
,7 50
, IOo
,650
,5oo
,L7 5

1 2. 600
5 r l50
7 ,45O

Number natgZ Number9RaArea

HMA total

Broome County
Binghamton City
Chenango town
Union town

Endicott village
Johnson City village

Vestal town
Remainder

Tioga County
Owego town
Remainder

61.923 74.O80 81 .300 1.215 1.8

I.8

930

690.
-L20

70
240
-5
60

280
220

L.2

1"1
-"5
2.L
L.4
-.1
1.0
5"2
L.4

2"2

53. O40
23,381
1,641

L6,L66
5,932
51737
2,452
9 ,4Oo

63.383
23 1887
2,824

16,856
6,155
6,190
4,365

t5,45r

1 .034
51

118
69
22
44

191
605

3
18

6
6

6

t7

.2
5,4

"4
.4
.8

5.8
5.O

8.883
2,96L
5,922

to.697
4,1o4
6,593

181
114

67

1.8
3,2
l.o

240
130
tlo

3.O
1.6

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

b/ Rounded. Detail may not add to totals because of rounding.

Sources: 195O and 1960 Census of Housing.
1968 estimates by Housing Market Analyst"

Averase annual chanee
1950- 1960 1960- 1968



Table V

Trend of Hou ine Inventorv
Binghamton. New York. HMA

April I , 195O-Januarv 1, 1968

Averaqe annual change

Area

HMA total

April 1,
1950

April 1,
1 960

January 1,
19 68

1950- 1960 1960- 1968

64^700 78.26L 85. 100

Number

1 .3s6

L,L46
93

t24
99
42
52

200
630

2lo
L24
86

R..-&'Z

2.O

1.9

Number

880

650

Rateg'Z

1.1

2

Broome County
Binghamton City
Chenango Town
Union town

Endicott village
Johnson City village

Vestal town
Remainder

Tioga County
Owego town
Remainder

ss.264
23,834
1,773

L6,5O7
6,o29
5rg5g
2 r523

LO,627

66.727
24,763

3 rol2
17,501
6,45L
6,377
4,52O

L6,93t

7 1 .800
23,8OO
3,425

19 ,4OO
6r475
6,7 50
6,650

L8.'525

- I25
50

245
5

50
275
200

;
I

5:
t.

5
4

.4

.3
,6
.7
o

.8

.6

2.O

5

l.o

2.5
1.1

6

7
4
1

8
o
2

09 ^436
3r095
6,341

11.534
4,33O
7 ,2O4

t3 300
5,150
8,150

J.+
1.3

2so
li0
120

a/ Derived through the use of a formula designed to calculate the rate ofbasis. change on a compound

Source 1950 and 1960 Censuses of Housing.
1968 estimated by Housing Market Analyst.



Table VI

Dwellins Units Authorized by Building Permits
Binghamto4, New York. HMA. L96O-1967

Area

Total

Broome County
Binghamton CiEy
Binghamton town
Chenango town
Conklin town
Deposit village
Dickinson town
Endicott village
Fentor town
Johnson City village
Kirkwood town
Port Dickinson village
Union town
Vestal town
Windsor

Tioga County
Newark Va1ley town
Owego town
Owego village
Waverly village

9

tL2

:'

3
t99

I9 60

826

96
33
NA

36

r3
29

4
4

48

152
275

NA

108
37
28
60

13
22
t7
L]
34

3
266

:"

6
215

165
39
39
45

9

26
3

t7
25
I

168
t66

3

soc/
24
31
32

5
95
11

9

23
25

217
389

NA

4s
54
30
26

9

30
t1
28
28

310
L49

NA

115
62

t7t
42

8

3l
9

86
86
I

330
408

1

10
139

1

5

263\/
s4
29
25

7

L70
20
27
29
I

L62
L57

3

49
39
NA
27

NA
15
NA
NA
NA
NA

t49
313

NA

1 ,345
342
328
293

64
418

75
188
273

31
1,754
2,268

7

1961 t962

1.280 913

1963 1964

t.524 848

Jan.-Oct.
L967 Total

613 8.639

19 65

1 .505

t966

1.069

I
7

49
2
I

9
o
5
4

1I
l6

101
2
3

NA
8l
NA
NA

60
1,106

73
13

a/
b/

Includes 93 units of public housing"
Includes 205 units of publi.c housing.

Sources: Local building inspectors and U.S. Department of Commerce, C-40 Construction Reports.



Tab1e VII

Tfend of Housing Tenure
Eine@

April I, Ig50 -Januarv f. i968

Tenure

Apri l l, 195O:

Total housing inventory

Total occupied
Owner occupied

Pct. of total occupied
Renter occupied

Pct. of total occupied
Total vacant

April 1, I960:

Total housing inventory

Total occupied
Owner occupied

Pct. of total occupied
Renter occupied

Pct. of total occupied
Total vacant

January l, 1968:

Total housing inventorY

Total occupied
Or,uner occupied

Pct. of total occupied
Renter occupied

Pct. of total occupied
Total vacant

Sources:

s5.264 e.436 1l_JW

66.121 I i.534 7E.26r

Broome
Coun tv

53,040
31,C00

58 .47"
22,O4O

41.6%
2,224

63,383
4L,O46

64.8%
22,337

35.27"
3,344

68 ,7oO
45 ,7 25

66.6%
22,975

33 .47"
3 ,4oo

Tioga
Coun tv

8,883
6,L45

69.27"
2,738
30.8%

553

to,697
g, l40

76.t7"
2,557

23.97"
837

12,600
10, 050

79.1%
2,55O

20.37"
700

HMA

total

6L,923
37 ,L45

60.07"
24,778

40.07.
2,'777

74,080
49,L86

66.47"
24,894

33 .67"
4,lgl

8 I ,300
55 ,115

68.67"
25,525

3L.4%
4,100

72^tOO 13.300 85.400

1950 and 1960 Censuses of Housing.
1968 estimated by Housing Market Analyst



Table VIII

Vacancy Trends
Binghamton, New York, HMA

April 1. t950-Januarv l. 1958

Vacancy characteristic s

April l.1950:

Total vacant units

Broome
Coun tv

2.224

55r
183

.67"
368
t.67"

t,673

3,344

r,443
375

.9%
1 ,068

4.6%
1,901

Tioga
County

I03
44
.17.
59

2. 17"

450

837

313
r36

250
100
L.o%
150
s.67"
450

Hl,lA
to taI

2.717

654
227

.6%
427
L.77"

2, L23

4.181

1,756
5ll
I .07"

1,245
4.97.

2,425

Available vacant units
For sale

Homeowner vacancy rate
For rent

Rental vacancy rate
Other vacant

April I.1960:

Total vacant units

Available vacant units
For sale

Homeowner vacancY rate
For rent

Rental vacancy rate
Other vacant

January r. 1968:

Total vacant units

Available vacant units
For sale

Homeowner vacancy rate
For rent

Rental vacancy rate
Other vacant

3 .100 700

t.6%
L]7
6.57.
524

L,225
400

.6lo

825
5.5/o

1,875

3.800

L,475
500

.9%
975
3.7%

2,325

Sources: 1950 and 1960 Censuses of Housing'
1968 estimated by Housing Market Analyst'

553



Table IX

Binqhamton. New York-Pennsvlveoia. Area Po!te1 Vecency Survev

November 28. 1967

Total residences and apanments Residenrcs

Total possible ( nde, . . \,ca.t ,.,t.I rtal possrbl, 

---:i:-:j:-:-- 

L od"r
d"l,iene- {ll 1 t s.d \er consr.

V.c-t
No_ 7{ll 'i llsed \

'foral p.ssihle t nder
{ll i I sed \rr consr.

Total poasiblc
del

r.571

1.5E3

142

357

l. 141

The Survey Area Totsl

New York portion

Binghamton City

l,lain Office

Pennsylvanie portion

ForesE City (LL-22-67)
Montrose
Su6quehanna

St et ions :

Erst Side
Sourhview
Wes tvlew

3,533
7 ,945

tt,297

45
138
198

45
108
t73

30
25

183
11

70. 648

55,337

3r.526

8,85r

|,677

t.475

606

225

2 .4 1..542

2.3 t.342

1.9 550

2.5 224

135

133

56

1

147

730

401

207

780

596

187

57

1.4

t.2

0.9

0.9

612

490

1,45

56

108

106

42

1

891

879

4t9

168

5.3

7.4

870

852

40s

r.58

5 I .856

48.690

20.860

6,57 6

1,2 ,225
5,407
2,t64
4,57 8
2 ,543

253 t6,192

16.647

10. 766

2,275

5.E81

246
2 ,716
t,117

74a
540
314

t9

t7

L

4

27

t4

t9L

494

299

200

99

195

?,2

L7
9J
l.l

2.t
o-o
t.o
0.o

?)!
r02

Other Towns and Villages l1rzll

Deposi t
EEdicort (12-6-67)
Johnson Citv
orego (2-1:oa)
vestal
lJaverly

77 329 27.830 409 1.5 345 g! L34

2,965
5,768
s,55r

57
94
30
38
51
75

182

19
33
37

558
2 ,177
5,746

1.3
1.7
r.8

19 0.6
63 1.1
48 0.9

59
119
43
39
7l
78

184

73
40
1l

30
1t

8;
11

25
75

r50

25
75

135

I5
45
25

I+. 6
3.4
2.6

0.o
o.0
o.o

r*460 7.8 447

t4

13

r, 158
t4,942
6,724
2,9t2
5, 118
2,857

8
93
45

6

168
9

869

75
331
r05
111
l02
145

6"5

1.6
3.8
2.0
5.1

792

73
305

92
110

70
142

2

26
13

1

32
3

25
13

1

20
3

,

16
2t2

62

31
67

15
I1
62
72
19
57

I

t2

:

2
19
22

c.t
o.t
r.t
3.O
t.t
l-2

148
4

:

5

8
7

6
1
3

6.
1.
4.
9.

1.

5
74
23

5

20
5

I7

6
1

0
1

1

3

5
3
3
5

10
7

z

2

61
v2
159
166
187
2t6

EE

l2
40
36

5.311 202 3.8 2OO Z t7 5.166

1,588
I,721
1 ,857

3.6 r45 t8 t2.4 18

1,588
1,849
L,874

73
54
73

73
56
73

151;
2

8
8
1

6
3
8

4.
2.
3.

13
38
7\

128
t7

t2.5
11. 8

or dormrt"rres. nor does lt (,,vcr borded-ut r".r,l, r,(.. ,)r illmrlnr.nt\ lIar nrc n,)r inrIrrrlc,l l,r !,, ( urrin( \.

'fhe delinit,ons of "residrn, c ' rnd 'al,arn rnr
than one possible delir.r'.

t,'l()(,(r.'lh.,,,,,t,ir.,lr,,rxl\.1,,,s.!.r..,,..'si,,,,,,1,,1i,,,,11i(ii'1,,,ur.,,(,,ri".

s,,urr.t I It\ p,rsral ra,rn, r .rru r ,,,rrlurrcd l,r r,,tl,,l,,,,rrrlg r!,\r,,,.,\r,.r(-:

8
8
1

2

6

0
9

2


