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ForeworC

As a public service to assist local housing activities through
clearer understanding of local hotrsing market conditions, FHA
inlEiated pubIication of iEs comprehensive housing market analyses
early in 1965. WhiLe each report is deslgned specifically for
FHA use in administering its mortgage insurance operations, it
is expected that the factual information and the findings and
conclusions of Ehese reports wl1l be generally useful also to
buiLders, mortgagees, and others concerned with local housing
problems and to others having an lnEerest in local economic con-
ditions and trends.

Slnce market analysis is not an exact science the judgmental
factor is lmportant in the development of findlngs and conclusions.
There wl11, of course, be differences of oplnion in the inter-
pretaElon of avallable factual information in determining the
absorptive capaclEy of the market and the requlremenEs for maln-
tenance of a reasonabIe balance in demand-supply relationshlps.

The factual framework for each analysis is developed as thoroughly
as possible on the basis of inforrnation available from both local
and natlonal sources. Unless spec:ifical[y identified by source
reference, aI1 estimates and judgme:rEs in Ehe analysis are those
of the authorlng analyst.
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BI.]FFALO, NEW YORK, HOUSING MARKET

as oF APRrLI re65

Suumary and Gc;ncluslons

The present. economy of the Buffalo Standard Metropolitan Statistical
Area (SMSA) is marked by a treavy reliance on durable goods manu-
facturing, parElcularly ttie primary meEEls and transportation equip-
ment lndustries whicl-r account.ed for sllg1iEly over one-third of all
manufacEurlng employment La L964. In common with most major meEro-
politan centers, Buffalo has a substant.iat number of persons employed
in the Erade, services, governmental, and other nonmanufacturing
lndusEries. NonagriculEural wage and salary emploSrment increased
substantially from a 1958 average of 432,300 employees Eo a 1960
average of 441,700 workers, declined by 18,700 ln 196I and has
been increasing since. The galns since 1961 have not restored tle
economy Eo ttie Ievels aEtained prlor Eo the 1961 recession. However,
ln 1964, unemployment averaged 261800 workers, representing an unemploy-
ment raEio of 5.2 percent of the work force, the lowest level recorded
durlng tlie 1958-1964 period. It stiould be noted that the decline in
unemployment during this period reflecEs a decrease in the slze of
t,he work force as well as the decline in the number of unemployed.
Over the April 1965- April 1967 forecast perlod, nonagricultural
employment, is expecEed to lncrease by about. 31500 jobs a year, assuming
t.hat the general economy of the Nat.ion continues iEs present upruard
trend.

The current median income of all families in the SMSA, after deduction
of Federar income Eaxes, is abouE $7,225, and tirat of tenant families,
$6, 075 .

2

3 The current population of the sMSA is seE at 1,3601000 persons, anincrease of about 53,050 (four percent) stnce 19Go: population grovrthsince 1960 has averaged approximately 10r600 persons a year comparedwith the 1950-1960 decennlal gain of abouE 2L-,75o p"r"or," ,r,.rr.iry.
By April r, L967, the population is expected Eo total 1,3gg,000 persons,an average galn of L4r000 a year over the presenE level. Housekrolds inEhe area total 405,900 at present, a gain of abouE 19,300, or 3,g50annuaIly, since 1960. Betwean 1950 and 1960, Ehe lncrease averaged
8,050 households a year. Household growth during the next Ewo yearsts expected to approxlmate 4,250 annually.

ANALYSIS OF TIIE
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The currenE houslng inventory of 427,600 uniEs represenEs a net
addltion of L7,800 units, or about 3,575 a year since 1960; the average
gain between 1950 and 1960 vras approximately 9,230 units annually.
Ner.r residential building activlty, as measured by building permits
issued, declined markedty during tlie 1955-1964 period, dropping from
10,600 units in 1955 to 5,225 in 1964. The proporEion of units occupied
by owners increased from 53.8 percent in 1950 to 60.9 percent in 1960.
The currenE proportion is estimated aE 61.6 percent, indicaEing a
continued sliift. from tenant to owner sEatus.

There are currently an estirrraEed 8,600 available vacang iiouslng units
in the SMSA of which about 3,200 are avallable for sale, representing
a homeowner vacancy raEio of 1.3 percent, slightly above Ehe 1960

level of 1.0 percent. The remaining 5,400 available vacanE units are
for rent, a rental vacancy raEio of 3.3 percent,, substantially below
the 1960 ratio of 5.3 percent

5

6

1

The number of additional housing unlts
of anEiclpated household Lncreases and
acceptable demand-supply relationsl-rips
be 4,700 housing units annually, 3,500
uni ts .

needed to meet tiie reQuiremenEs
result in establlshing more
in Ehe markeE is estlmated to
sales units and 1,200 rental

9

Total demand for 3r500 saLes houses a yeat is distributed by price
classes in the table on page 30. Distribution by gross monthly rent
and by unit size of the total annual demand for 11200 rental units
is presented in the table on page 31.

Elderly households, not seeking special services or care, may live
in any housing available. In view of the limited over-a1l rental
market, the market for conventional-tyPe housing for the elderly,
which is a part of the total, is very limited.

There is an estimated demand for a maximum of about 385 additional
"skilLed care'r nursing home beds during the next two years.
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Housine l.larket Area

l'or the purposes of this analysis, the Buffal-o housing market area
is defined as being coterminous with the Buffalo Sbandard l.letropoli-
1,an statistical Area (slsa), Erie ancl lrriagara counties, New yorl.
I'lajor cities in the sl'i'sA include Buffalo, Niagara 1,'a1l-s, North
Tonawanda, Lackawanna, Lockport, and Tonawanda.

The Buffalo sl,isA is situatecl in the extreme norbhwestern end of
New York state, bounded on bhe west by Lake Brie and the Niagara
River; on the east by orl-eans, Genessee, ancl i^Iyoming Oounties; on
the south by Oattarauglls cor:nty; and. on the north by Lake Ontario
and the Dominion of canada. The main topographical feature of the
rei:ion is Niagara Falls, which is a major tourj.st attracti.on as
well as one of the largest Lrydroelectrlc povrer sources in the
United States.

The area is served by a fine highr.ray system. The 5oo-mile New york
Itllu Thruway (rnterstate 90) from New york city to Buffalo, irtiagaraI'alls, and erbending southward to the pennsylvania line is ttre ra;o,artery. Other major highways incrude u. s. Boutes 62, to/r, and 219.Buffalo is approximately 70 rnil-es west of [iochester, i,lew york, 90mj-les north of ilrie, Pennsyrvania, and 110 mires south of roronto,
Canada. Air transpori,a-,,ion is provided at the Buffalo International
Airuort. Jet service was recentry initiated at this facility.
The sl''lsA is a large rail center with approxlmatery 30 raiLroads
operating in the area, offering both freight ancl passenger senrice.
The transporl,ation system of the reg;ion is rounded out by the excel--lent water transport facilities, including severaL canal-s, the port
of Buffal-o, and a large number oi'rerminal facilities. i-he st. Law-
rence Seaway has made the Port of BuffaLo the first inboundr last
outbound major u. s. port of calL on the Great Lakes. Buffalo, how-
ever, lost part of its unique position as a trans_ehipment point forgrain because of the seaway. Graln, which for nany years was stored
and transferred from lake vessels to rail in Buffalo io. foreign mar-kets, now goes directly to overseas ports via the sear.ray. Thif tossis partially balanced, houever, by an increase in other foreign water-
borne cargoesr

According to the 1950 census, there lras a net in-commutation, in L96O,of about 51600 workers to the Buffaro sr,rsA with 5r5oo area residents
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commuting to work outside the area and 111100 commuting daily to jobs
in the area. 0f the workers who travel-ed each day to work in the area,
approximaUely 56 percent (61270) came from the counties which are con-
tiguous to the Sl'iSA.
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Economv of Ehe Area

History and Character

General Description. The Buffalo area was first settled in the late
1700's. lt received its first strong impetus toward urbanization
from the Erie Canal which opened in 1825 and, later, from its position
as the eastern rail terminus of the Great Lakes. The area became a

trans-shipment point for all types of cargoes from lake vessels to
and from canal boats and railroads. The trans-shipping function of
the region, which stimulated its ear[y commercial growh as a grain
center, IaEer developed the milling industry in the area and the
SMSA is now the largest grain and milling center in the United States.
At Ehe beginning of the twentieth century, the steel indusEry was

established in the Buffalo area. Buffalo, receiving coal coming
north and ore and limestone coming east along the Great Lakes, began
to boom aS an industrial rather than commercial cenEer" Power from
Niagara Falls became commercially available by the late 1800's, and

led to the development of the chemical industry in Niagara FalIs.

Princrpal Economic Acti . The present economy of the Buffalo
SMSA is market by a heavy reliance on durable goods manufacturing,
particularly Ehe primary meEals and transPortation equipment indus-
tries which accounted for sli.ghtly over one-third of aIl manufacturing
employment in 1964. The lack of diversity in the manufacturing base
represents an economic disadvantage in periods of economic distress,
as such',heavy industry'r is usually more sensitive to cyclicaI changes
in the economy. For example, the dqrablg goods industries accounted
for almost 49 percent of the 18r700-job loss experienced j.n the area
during the 1960-I961 recession. Such manufacturing Iosses during the
past seven years have been offset by the expanding nonmanufacturing
segment of the economy. In common with most major metroPolitan cen-
ters, Buffalo has a substantial number of persons employed in the
trade, services, governmental, and other nonmanufacturing industries.

I.lork Force

Empto.vment. In January and February L965, the work force of the
guifalo SMSA averaged 514,000, down slightly from the 1964 annual
average of 517,2OO. The 1964 level was unchanged from that of the
preceding year. During the 1958-I963 period, however, the rork force
steadity declined from an average of 549,600 in 1958 to 517,200 in
1963, a decrease of 32,4oo persons. The decline in the size of the
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work force reflects the out-migration of workers and the withdrawal
of second wage earners, younger workers and other marginal members
of the work force from the labor market in response to the lack of
job opportuni ties avai lable to them ( see table I ) .

Current [stirnate. Iotal nonagricul-tural emplo)'ment averr,3ed /+AL,3OO
in l96l+t rei)resenLing an increasq of br500 over Lhe 1961 level, but
a decrease oi 2r2OO since L958.y Af LTgrlOO in bhe llirsi li,;o monihs
of 1965, nortlrrlri-cul-tural employrnent ruas 3 percent above bhe same

ireriod Ln L96L. During the entire 19513-196/* ceriod, nonirgricul-bura1
emirloymen'b e>i.reriencoci year-Lo-yeer increases ranging frorn a lor,l of
100 to a high of or!00 jobs, wi[h the exception o.[ Lhe 1')60-1961 re-
cession period when such ernployment declined by 191700 jobs. Wage
and sa1ary ernployment averaged LSL.TOO Ln L96l+t a gain of 61100 over
the preccding yeerr, but onlry 214.00 above bhe 1958 l-eveI. A11 other
nonagricultuial employnent has decreased over the past seven years
and averarl,ed L6r6O0 in 196/* (see tabl-e I).

Past Trend. As shown in the following table, nonagricultural wage
and salary employment increased from 1958 to 1960, declined sharply
in 1961 and has been increasing since. The gains since 1961, how-
ever, have not restored the economy of the levets attained prior
Eo the I96l recession.

I'rend o-!.i,lg1+Efigu].tule]_ uJage and Salarv l)nolovment
!u:[faIo. New York, SI.ISA

Aru:ual- Averas' es. L958-196L

I"lanu- Non- Iotal wage and
Year faoturinr rnanufacturins salary emplovrnent

l75 r59o
l-73 r9OO
t76r5OO
16l*rl"oo
165,800
16/*r9oo
l.67 r7O0

256 r8OO
26l,9OO
265 rzoo
258 1600
260,gOO
263,5OO
267,OOO

/+32 r3OO
/g5 r8OO
ut1 ,.loo
/a3,ooo
/a61700
/a8 rl+oo
L3/rr7OO

Change
in boial

3,5OO
5,9OO

-18r7Oo
3 r7OO
lr7oo
6,3Oo

L958
t959
1960
t96t
l-962
a96)
L96/,

source: I,lew Yoz'k state Department of Labor, Division of r.mploymenL.

Cor,parable employment data are available for the years
1958-196/+ on1y.
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I,lanufacturing employment has fluctuated during the 1958-1964
period. Such employnrent during the past seven yearsi reached its
peak in l-960 when 176r5OO workers were employed, representing an ln-
trease of about I,OOO (less 'bhan one percent) over Ehe 1958 leve1 and
a galn of 21600 (about 1.5 percent) over Lhe L959 tota1. During the
l96O-L961 recession, manufacturing industries experienced a severe
loss of 121100 jobs (seven oercent), which they have yet to recover
as 196l* average manufacturing employment totaled 167 t7OO, sti1l 81800
(five percent) below the 1960 high and ?1800 (four percent) below the
1958 level. The more detailed enployment data shown in table II ln-
dicate that the bul-k of the manufacturing fosses rcgi-stered for the
1958-7959 and 1960-1961 periods were attributable bo industries in
the durable goods sector, particularly the prirnary metal-s and trans-
portation equi-pnent industries.

Dnploy:rent in nctri:ranut'acluring has Frclln b;' .J-Or2OO (f'oul' r)el'cenL) aur-
ing the Lt)5?3-L96/+ oe:'icd. Inis over-ell increase resirltc';l 'irotn excel--
Ient 1;:rins in Lhe i'ove.rn;l(ln-,,, setwi3es, ''lnrr:lilance, insur'r'nce, and

real esLrrte g.'ourts vhich'..rer'.: not oii'seL by over-all losse:; in all
o Lhe:. incius iries . Dr.r:ing t he I',j50-I9(>l- rr,cession 1re:'iotl , however,
norunanufac-,,uring employment decreased by 6r600 as a result of large
losses registered by the construction, trade, and transportation,
communications, and public utility industries.

Urnohfffpnl-b:-jnaug.lfg. 0f Lhe /n3i+r700 wage and salary ,rorkers ern-

pr"ta i" lrh;ffiro 'ji^sA in r96L, aborrt l(>7,7OO.(39 percenl) were
eri,rlcyecl by rnanulacLuring inrlusLrie:; r.tncl 267 rOOO (61- oei'cen;) b1' n6t1-
mi'.r.nrt:.a c';u:ing industri es.

Appro:<ina LeIy 67 per.cen'L oi aLl manufac*'rrring employment wa:; nrovidecl
by [he du:ab]e;,.oods i-ndustrier: wirich had an average erqrloytnent of
Ll}r/+OO in L)6L. 'i'he irri;nary mebr:Is and bransporLa"ion equi:nent in-
dustries, alone, nccountecl for over one-tlr.irC of tobal m:rnufaciuring
jobs. The prinary metals indus't,ry, wirich ernployed iin ,rvepage of
3Lr6OO worker.l tn L96/* (seven ,rercen" oi UoLal wage an<l salary emi)Ioy-
menri), was the larq;esL tn;lnut'actur:ing employer', closely followed by the
transporL:rtion equi;:,renb inrlusiry wit,n 26r!00 enployees (six percenb
of wa[e and salary em,rloytnen',). ]'he food industry uas the.third 1ar;'s5tr
manufacluring em.rioyui ,i-Lh t5r{OO workers. The cirenical (t4r?OO),
fabricaLed metal-s (iarfOO), nonelecLricaL machinery (fa'fOO), and elec-
trical machinery (f3rOOO) inclusLries each ernployed abou*. bhree percent
of tobal wage and salary ernploymenL in lg6L. Irlo other sinplle manufac-
turing group accounted fol as much as truo percent o:'wage and salary
employment.
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The wholesal-e and retail trade group, the se:rrices industry, and the
various governmental ageneies in the SI,ISA provided nearly hirlf
(Z*5 percent) of all nonagricultural wage and sa1ary employment in
196l+. 'the whoLesale and retail trade industry was the largest single
employing group, engaging 85rl+00 workers (20 percent of wage and
salary employmenb). The government group employed 59r9OO (U* percent),
closely followed by the services industry vith 561700 enployees (I3 pe.-
eent). Other industries with smaller emplolnnent totals Ln L96L inclirde
the transpor:tation, conu,runications, and public utilities group vith
30r900 worke:"s (seven percent), the construction industry which enplcyed
171800 (four 1:ercent) I &rli the finance, insurancer and real eslate group
which engaged L6rl+OO (four percent).

The importance of Lhe primary meta1s and transportation equlpr,rent in-
dustries to the economy of the area is revealed by the examinatj-on of
the detniled empLoyment data shown in table If, which shows that these
two lndustries principally have been responsible for much of the manu-
facturing sains and l-osses during the past seven years, although a con-
tinuinr decline in the chemlcal industry contributed to employment de-
clines during the 1958-1964 period. Preliminary estimates for the first
trvo months of 1965 indicate thaI only the primary metals, nonelectrical
machinery, and printlng and publisl:ing industries have reached. or surpassed
their peak '!eveIs exl:erienced during the earlier part of the L95B-I961+
period.

Although most of the nonmanufacturing industries have been increaslng
during the 1958-196/,, period, the construction, trade, and transportalion,
cornmunications, and public utilities industries have e4perienced losses
during the past seven years. The construction industry experienced a
sl-rarp reduction totaling nearLy 9,000 employees during the t960-I963
period as labor requlrements at the Niagara Power Project were drasti-
cally cut. The transportation, communications, and public utility
industries have shown an almost constant decline over the past seven
years, reflecting not only the national trend of railroad decreases,
but also the loss of part of the grain shipment function of the area
due to the completion of the st. Lawrence Seaway. The 1osses experi-
enced in trade during the 1958-1961 period reflect the dampening effect
on this industry of losses in the other sectors of the economy. Trade
employment has lncreased since 1961, reflecEing the general prosperity
of the region. construction has also picked up recently, because of
increased commercial and residenEial building

Principal Emplovers

rn January 1965, twenty-three firms provided nearly 50 percent of aIl
manufacturing employment in the Buffalo SMSA. The largest firms are in
the primary metals and transportation equipment industries.
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Blast furnace operations provide the bulk of employment in the primary
metals industry. The Bethlehem Steel Corporation in Lackawanna is the
largest employer, providing over 56 percent of aI1 steel jobs in
January 1965. The next Iargest employer is Republic Steel, foIlowed
by Western EIectric. During the 1960-196I recession, losses at Beth-
Iehem SteeL accounted for a large propcrtion of the total manufacturing
decrease, although most of the other primary metal firms also reglstered
declines. The one exception was the I'lestern Electric wire and cab[e
plant which, of course, does not compete on the open market. At present,
most of these firms have surpassed their 1964 employment levels with
Bethlehem Steel showing an increase. This increase reflects, in part,
the hedge against a possible steel strike. To the extent that steel
consumers are building up inventories against a possible steel strike,
there may well be a decline in steel production and employment this
summer or faIl, whether or not a strike occurs, since some needs for
steel will have been satisfied in advance.

The transportation equipment industry is composed of the manufacture
of automotive components and accessories and firms engaged in the
production of aeronautical equipment. The Chevrolet Division of
General Motors is the largest employer with about 40 percent of total
transportation equipment jobs in January 1965, followed by the Harrison
Radiator Division of General Motors and the Trico Products firm (auto-
motive parts and accessories). The major firm in the aircraft segment
is the Be11 Aerosystems Company. This industry also accounted for a
large portion of the 1960-1961 recession losses in manufacturing. The

two General Motors divisions have employment levels higher than in the
same period in L964, and these gains more than balance slight declines
in all other firms in this industry.

Other major employers in
Westinghouse ( elec trical
Chemical Corporation.

the area include Carborundum (abrasives),
equipment), Dupont (chemicals), and Hooker

Unemploymen t

There was an average of 261800 workers unemployed in the Buffalo SMSA

in 1964, representing an unemployment ratio of 5.2 percent of the work
force compared with 6.6 percent (33,900) in 1963. This indicates a

substanttal improvement during the year. The 1964 level was the lowest
during Ehe entlre 1960-1964 period. Unemployment represented 7.0 percent
of the work force in 1960. In 196l unemployment jumped to 9.1 percent
and since then has continually declined. It should be noted that the
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decline in the unemployment ratio during the l-960-196/+ period reflects
a decrease of 22,300 in the size of the labor force as well as the de-
cl-ine of I1r000 in the nurnber unemployed. Unerployment for the first
truo months of 1965 equaled 5.5 percent, a d.ecrease frorn the J964 rutio
of 7.1+ percent.

Future ftnplovment Prospects

Based on the employrnent pattern exhibited since f951 and on limited in-
formation from local sources, nonagricultural employrnent in the Buffalo
SI.{SA is e>rpected to increase W about ?1000 jobs (3r5OO annually) during
the April 1965-April 1967 period. The volatility of past trends in the
Buffalo area indicates that forecasting employment growth is hazardous at
best. For example, the annual growth o1 3t100 jobs forecast is below the
1958-1960 average of A,rl+5O jobs a year, but is above the 21870 increase
experienced since 1961.

This employment projection is based upon the premise that the general
econorqlof the Nation will not decllne during the next two years, but
will ctntinue the present upward trend. 0n this basis, it is not un-
reasonable to orpect that demand for steel, automobi.les, and capital
goods such as industriaL machinery will remain at least as high as cur-
ient data indicate. Continued denand for durable goods should help the
Buffalo area recover employment in manufacturing lost durlng the 1.960-
l-951 recesston and should also resul-t in further i-ncreases in norunanu-
facturing. If, however, the National econory trends downward, area em-

ployment uitl probably be lower than tha foregoing prediction.

Income

89rc,. The average weekly earnings of manufacturing production workers
in the Buffalo area have shovn: increases each year during Lhe 1958-196/+
peri.od. In 196l+ such wages averaged about $126 compared with ggg in L958.
As shown in the following tabIe, durable goods workers have consistently
had higher wages during the past seven years than nondurable goods work-
erso Steel and auto workers generally 1ed all other durable goods ern-
ployees during the period.
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Average l,,leekLv Earnings of l,anufacturinq Pro(iuction Workers

""ar"r". -"" ,"r^
]i958_r96L

Year

t958
t959
t960
t96L
tg62
t963
t96l+

Durable
goods

$101.06
108.81
111.17
L]-),39
120.20
125.O3
t32.26 il

Primary
metal-s

$toz.U
l]-/*.52
113.72
1L7.87
L22.58
r29.15
L36.59

Transportation
equiomen!

$105.15
108./+1
1L3.75
116.71
131. 50
t37 38
l/*).U

Nondurable
soods

# gt.ee
100.50
l-o2.l-9
7.O5.t O

107.89
110.30
L)./*.?7

Total
manufacturing

$ ss.sr
lo5.g2
108.31
110.70
116.11
l2o.3o
125.7Lil e/ il

il Ten-month average.

Source: New York State Department of Labor, Division of Employment.

The latest estimates of earnings show ihat manufacturing wages averaged
$I31 in February 1965 as cornpared with $122 a year ago.

Current Estimate. The current median annual income of al} fanilies in
the Buffalo S}4SA, after deduction of Federal incone taxes, is about
#71225, and that of tenant faruilies, tbra/5. By 1967 trre medi.an annual
after-tax income of all families is e:pected to approximat" i}7rJ!0,whiIe
the tenant median income is expected to rise to $6r350. TabIe III
presents the distribution of all families and tenant families by in-
come classes at 1965 and 1967 income Ievels.
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Demographic Factors

PopulaE ion

CurrenE Estimate. The total population of Ehe Buffalo SMSA is approx-
imately I,3501000 as of April I, 1965, an increase of abouE 53,040
(four percent,) over the April 1960 level. The current Eotal represenEs
an annual average gain of 10,600 persons since 1960, lncluding 9,250
in Erie County and 1,350 in Niagara CounLy.

Approximacely 84 percenE of t,he populat,ion growth in Erie CounEy
si-nce 1950 has been concent,rated in the outlying towns and villages.
The bulk of the growttr has taken place ln the ring of towns inrnediately
surrounding Ehe city of Buffalo, including the towns of Amherst,
Cheektowaga, Tonawanda, and West Seneca. The clties of Lackawanna
and Tonawanda have shown Eome growth since 1960, but iE is judged that
Buffalo has lost population at an average annual raEe of about 21 150
persons (less than one percent).

In Niagara County, Ehe bulk of populatlon growEh (abouE 70 percent)
aleo hss taken place in the suburban areas. Since 1960, the population
in these aleas has grown by about 950 (one percent) a year, while
the cities of Nlagara Fal1s, Lockport, and North Tonawanda have increased
by only 400 a year. Addltional detalls may be found in Eable lV.

Past Trend. In general, population growEh in Ehe S}'1SA since 1960
has been substantlally below E,he 1950-1960 rare. Thls decline pri-
marily was due Eo the severe employment losses experienced in Ehe area
during the late 1950's, the 1960-1961 recesBion,and the subsequent
slow recovery, compared wlth Ehe better economlc condltions in the
area in the early 1950rs.

Between 1950 and 1960, the t,oEal populaLlon ln the SMSA grew by about
2L7,73O persons, an annual galn of approximately two percent. Erie
County grew by L6,545 persons a year (two percent), whlle Niagara
County Lncreased by 5,230 (three percent) during the 1950-1960 period.

Practlcally all of Ehe decennlal populatlon lncrease ln Erle County
occurred ln suburban and out,lying areas. S1lghtly more than flve
percenE of the growEh took place in Ehe citles of Lackawanna and
Tonawanda, while Ehe clty of Buffalo reglsEered a loss of about 47,370
persons. In Niagara CounEy, growth was nearly equally divided between tl-re
major ciEies and the suburban ereas. The cities of Niagara Falls,
LockporE, and North Tonawanda grew by about 21280 a year, equal to
approximately 44 percent of the annual growth for the entire counEy.
A major determinant of population growttr in Niagara County was the
large lnflux of workers for the Nlagara Power Project (see tableIV).
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Fut!{re- Population Growth. 0n the basis of arrEicipated emptoyment
gains, t.h€ total population ln the Buffalo SMSA is expected to increase
by about 28,000 (14,000 persons a year) to an April 1967 total of
1,388,O00 persons. The projected annual growth of 14,000 persons
is somewhat above the 1960-1965 annual increase of 10,600, but is
substantially below Ehe yearly increment of 21,770 persons ruhich occurred
durlng the 1950-1960 decade.

NatllEal Inc1ees_e and Mlgration. Net naturat increase (excess of
resident live births over resident deaths) in tire Buffalo area averaged
about L7,24O a year during the 1950-1960 decade. Slnce the populat:i.on
j-ncreased by approximately 2L,770 annually, an annual net ln-migration
of around 4,530 persons, equal to nearly 2I percent of the total
annual growth is indicated. Migration into Erie County totaled about
2,92O a year, while Niagara County had an ln-naigration of approximately
1,610 peraons. Ihe clties of Buffelo and Niagara Falls experienced
an ouEward movemenE of populaLion of 10,755 and 665 persons a year,
respectively, during the decade (see table V). The migration of, popu-
lation inLo the SMSA durlng the 1950-1960 period reflects the favorable
economic condltions of the early 1950's, while the movement of, persons
from Ehe central clcies is a reflection of the suburban movemenE.

since 1950, the SMSA has experienced a net out-migration of, popuration
averaglng approximately 4,850 a year. This outward rno',rernent of, popu-
latlon is a result of the severe employment trosses which occurred
during the late 1950rs and of the 1960-1961 recession. AI1 parts of
the area showed losses, wit,h Ehe exception of the subr,rrbarr tourns and
villages in Erie county which undoubtedly attracted some of the popu-
latlon which moved from the city of Buffalo (see rable VJ,

Age of Population. A comparison of the total poputration in the SMSA
by age in 1950 and 1960 is presented in the following table. Ihe dis-
tribution shows that the greatest rates of growth occurred in the age
groups under twenty years and in the 60 years anC over age groups,
reflecting the high birth rates of the post-Worl.d War Il and Korean
Conflict periods and the improvernent in the mortality rates as a
result of advances in medicine and other techniques for prolonging
life and the general aging of the populatlon" The decline shown for
the 20 to 29 age group and the relatively srnall increase in the 30
to 39 age Broup reflects, principally, the low birth rates of the
l92O-1940 period.
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Age of Population
Buf f alo New York SMSA

April t950-ApriI 1960

i9 50 I960 Number Percen t
Ch e

4se.

0- 9
10-t9
20-29
30-39
40-49
50-59
60-69
70 and over

TotaI

197,880
139,055
170,903
L7 4,692
145,397
L2-7 ,23L
84,480
49 592

285 ,-t 44
2O2,354
L48,L37
I88,358
t] 4,639
t34,379
102,690
-70,656

44.4
45 .5

- 13.3
7a

20. I
5.6

2L .6
42.5
20.0

8-/ ,864
63,299

-22,766
I3,6
29,2

J rl
18,210
21.064

217 ,727

66
42
48

I , ogg, 230 L ,306,957

Source: 1950 and 1960 Censuses of Population.

Households

Current ,maEe. Slnce 1960, the number of households (occupied housing
units in Ehe Buf falo SMSA has increased by about 19r300 (five percent)
t,o an April 1965 total of 405,900 households, an annuat gain
3,850. Ttre greatest increases occurred in Erie County, with
growEtr of approxlmately 3,450 annuatly (one percenE) compared
400 a year (less Ehan one percenE) tn Niagara County. About

of around
an annual
, with only
Ewo- Ehi rds

of the household gro\^rth ln Erie County took place ln the t,owns of
Amherst, Cheektowaga, Tonawanda, and West Seneca, while the major cities
in Ehe county accounted for onty nine percert of the growth. Althou6h
the ctty of Buffalo has lost population since 1960, t,here has been a

growth of about, 100 households a yeat (one percent) as a result of a

decreased average household slze. In Niagara CounEy, approximately 69

percenE of the grc\^7th occurred d.n Ehe suburban areas (see table Vtr).

Past Trend Between 1950 and 1960, the number of households in the
SMSA grew by 8,050 a year (nearly Ehree percent) from 306,059 ln April
1950 to 386,572 ln Aprll 1960. The bulk of the growth took place ln
Erle County, 6,420 households a year. The major ciEies in both counties
accounted for a greater propgrcion of Ehe 1950-1960 household increase
than they did of the 1960-1965 gain. The clties of Buffalo, Lackawanna,
and Tonawanda accrued over Ewe1ve percenE of the growEh in Erie County
and the clEies of Niagara Falle, Lockport, and North Tonawanda accounted
for nearly 55 percent of the galn ln Niagara County from 1950 Eo 1960
(see table VI).
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While the greater rate of household increase in the 1950-1960 decade,
compared with the 1960-1965 period, resulEed largely from the more
rapid population growEh, in part. it reflects a concepEual change from
rrdwelling unitrr in Ehe 1950 census to "housing unitrrln 1960. This
definitional increment had its greatest impacE in the cenEral cities
whlch had a greaEer share of tLre 1950-1960 household growbh than of the
growth since. In part, of course, t,he slowing of household growth in
the larger ciEies of the SMSA represenEs trreal" factors such as the
continued suburbanization of the population and the lack of suitable
vacanE bullding siEes witLrin the cities.

Future Household Growth. On the basis of anticipated population gains
,", the number of households in ttre area will

rotal aUout 4L4,4OO as of April L967, a gain of 8,500 (4,250 annually).
This rat.e of growth is somewhat above the 1960-1965 increase, reflecting
the anticipated conEinuation of employment gains in the area.

Household Size. The average number of persons per househotd in the
SMSA has decreased fro:n 3.43 in 1950 to 3.31 in 1960, and to 3.28
as of April 1965. The decline in Ehe average size of households is
a reflection of the increase in marriages, in the number of one-person
households, and in the number of elderly persons. In cont.rast to the
over-all area t,rend, the city of Tonawanda and the towns of Tonawanda,
West Seneca and the other smaller EoI^Ins and villages in the two
counties have shown an increasing average household size. Also, the
household sizes in the suburban towns of Amherst and Cheektowaga, al-
t.hough declining, are relatively trigh at the presenE Ej.me (see table VI).
By L967, the average household size in the SMSA as a whole is expected
to be about 3.28 persons, no change from the current figure.
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Housing Market Factors

Housing Supply

Current Estimate. The current housing inventory in the Buffalo SMSA

totals about 427,600 units, a net gain of around 17,800 units (four
percent) since April 1960. The April 1950 Census of Housing enumerated
4Og1165 housing units, an increase of about 92,340 (29 percent) over
the 1950 total of 3L-7,423 units. The growth of the inventory averaged
about 9,23O units a year during the 1950-1960 decade, about 3,575
units annually since Ehen (see table VII).

Type of $trqclu1q. About 58 percent of the housing units now in Ehe
SMSA are in one-unlt st,ructures (including trallers), some\^,hat above
Ehe 1960 proportion of approximately 56 percent, reporEed by Ehe Census
of Housing. Tvro-unit struccures rrolir cor,rprise 25.5 percent of '

tre toEa1, conpared v.ricir 2o.2 petcent in April 1160. Units in
structures wlth t,hree or more units presently conetitute around 17
percent of the toEal lnventory, sllghEly lower than tlre 1960 ratio
of 17.5 percent. The slight decrease in the proportion of duplex and
multiple-unlt structuree during the 1960-1965 period reflects both
demolition hy,governmental act,lon (urban renewal and highway construcElon)
and t,he relatlvely small number of multiple dwellings tnet have been
bullt.

Houslne InvenEorv. by Type of Structure
Buff,alo. New York, IUSA 1960 and 1965

One unit
Two units
Three or more units

Total uniEs

April
1965

246,gOO al
109,100
71.700

427,5OO

PercenE of tot,al
1960 1965

Apr 11
1960

23O,699B,1
LO7,426
71.s80

6-g:1lT.t

s6 .3
26.2
L7 .s

100.0

57 .7
25.5
16 .8

100.0

al Includee trallers.
El Differs slightly from Ehe count of all houslng unirs (409,755)

because unlts by structural stze were enr,rmerat,ed on a sample basls.

Source: 1960 Ceneus of Houslng.
1965 eetlmat,ed by Houslng MarkeE AnalysE.

Year BullE. A large proportlon of the houelng inventory in t,he
Buffalo area is old. Baeed on the 1960 Census of Housing and esEimd,es
derlved from bullding permiE and demol!.tlon data, tt i6 judged that about
55 percent of the currenE trventory was built, before 1930 and nine
percent between 1930 and 1939. As ahown below, only ftve percent of the
t,otal current lnventory wae bullt eubsequent Eo March 1960.

Unit,s in
structure
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Dis tr ibut ion o f the Housinq Inventory Lv Year Built
Buffalo. New York. SMSA. as of April

Year builE

April 1960 - April 1965
1955 - March 1960
1950 - 1954
1940 - L949
1930 - L939
L929 or earlier

Tot.a1

1955 high of 10,600 to 1961 when 3,67
1961, the number of units authorized

The following table Presents
by size of structure. Note
increasing since 196I.

l. t965

Percentaee dis tribution

5

11
10
l0

9

55
r00

Source: Estimated by Housing I"larket Analyst.

itioo of the Inventor Slightly over 93 percent of ttrre current
housing inventory in the SI'1SA is not dilapidated and has all plumbing
facilities, a slight improvement over the 1960 raEio of about 92
percent. The improvement in Ehe condition of the invenEory results
from the demolition of substandard units by governmental acLion since
1960. There should continue to be slight improvements in the condition
of rhe inventory as 500 uniEs (rhe Uulk of which are substandard) are
removed within tlie next t\ro years by governmental action.

Residential Buildins Activity

Last Ten Years. Residential construction dropped each year from the

1964 nurn'ber of uni ts authorized has increased each
total of 5,225 is still about 5I percent below the
total of 2,28g units of public housing were author
(see tabLe VlIl).

6 uni ts were
has increased

authorized. Since
each 1,ear, but the
year, but the I964
f955 level. A

ized over the Period

All areas in the SMSA, except the tourn of Amherst, had a declining
construction volume during the 1955-1964 period. During the past
f ew years , however, permi t atrthorizations in the tot'Jns of Cheektowaga

and West Seneca have shown an increasing trend to levels which have

nearly equaled the highs of r955. In Ni;igera county, the construction
volume has remained far below the 1955 highs in all areas. The large
decline in the construction volume during the past ten years is a

reflection of the decline in growth of pcpulation and household which

has resulted from the lack of expanding employment opportunities in
the area.

the number of units authorized since 1950'
that multifamily authorizations have been
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Housing Units Authorize d bv Bulldine Permits

Buffalo, New York, SMSA

1960- 1965

5 or more
1 familv 2-4 f,amiLy familyYear

1960
196 I
t962
1963
1964

1964 (Jan.-Feb.)
L965 (Jan.-Feb.)

3,
3,
3,
3,
3,

7L3
181
450
429
680

266
2L6

64s
351
343
5s4
76L

107
46

L34
r44
470
364
780

8

58

ToEaI

4,492
3,676
4,263
4,347
5,221

381
320

Source: Bureau of the Census, C-40 Construction Reports.

The most active mulElple dwelling areas (inctudlng duplexes) have
been Buffalo City and ELe Eowns of Amherst and Cheektowaga. Building
permiE data by sEructural size are not readily available for the SI'1SA

for the years before L960. Special census data and limited local
information, however, indicate that as many as 1,100 to 1,200 multflple
units (including duplexes and publie housing) were authorLzed annually
during the 1950-1960 decade, somewhat higher than the 900-unlt annual
average volume since 1960.

Units Under Construction. On the basis of a postal vacancy survey
conducted in April L965, building permit auEhorizations, and personal
observation, it is found that approxlmately 1,300 units are
currently in some sEage of construcEion in the Buffalo SMSA. About
600 (46 percent) of tlie units under construction are singi-e-famity
units and 700 are multifamily units. The bulk of the single-family
housing under construction is located in the towns of Amherst,
CheekEowaga, and the other outlying arees in Erie Count,y. Ilost of
the multifamily housing under consLrucElon is in the ciEy of Buffalo,
and the to\,7ns of Amlerst and Cheektowaga.

Demolition and Conversion Trends. Losses Eo the invent, ory resulting
from demoli.tion activity have been raEher signiflcant since 1960,
Eotaling slightly over 3,500 units. Nearly 94 percent (3,290) of
Lhe total number of demolltions resulted from the clearaace programs
in the EllicotE Urban Renewal projecE in Buffalo and the Rainbow Center
and A1len-MacKenna project.s in Niagara FaIls, and from the expressrday
prograns in the area. During Ehe next two years, the local housing
market wilI receive diminished support from demoltlon activity as only
550 units are scheduled for removal ln all urban renewal projects in
the area. The number of units to be lost through highway consErucElon
is not, known, but local sources indicated thaE this number would also
be constderably smaller than in the past.
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A total of about 130 units have been added to the inventory by con-
version from other uses since 1960. It is anticipated that net
additions through conversions wiIl continue at 20 to 30 a year,

Tenure of OccuDancv

Tnere are 4051900 occupied housing units in the Buffalo area as of
ApriI l, 1965, of which 250,000 (61.6 Percent) are owner-occupied and

tis,soo (38.4 percent) are renter-occupied. During the 1950-1960
decade, owner-occupancy increased from 53.8 percent in 1950 to 60.9
percent in t96C (see table VII). The continuing increase in homeowner-

ship is a reflection of the preponderance of sales-type neu construction
since 1960 and the fact that the area has, undoubtedly, Iost a large
proportion of its young people (a group which usually occupies new

rental construction) as a resuLt of the rather unfavorable economic

conditions of the recent Past.

Vacancy

Last Census. In ApriI 1960, there were lO'800 vacant, nondilapidated,
r."t""..r"I housing units available for sale or rent in the Buffalo
Sl,lSA, an over-al1 net vacancy ratio of 2.7 pereent, according to the
census reports. Of the total number of available vacancies, 2r275

were for sale, or a homeowner vacancy ratio of 1.0 percent. The re-
maining 8r5O0 available vacancies were for rent, representing a rental
vatancy ratio of 5.3 percent. Of the available vacant units, 100

sales units and lr'75C rental units lacked some or all plumbing facilities.

Postal Vacansv $ggti3y. The twenty principal post
Niagara Counties conducted a Postal vacancy survey
April 1965. The survey covered nearLy 88 percent
of housing units in the area. The results of the
in the following table and are presented in detail

offices in Erie and
in the first part of

of the current number
survey are summat:-zed
in table lX.

Summary of ResulEs
Post Offlce Vacancv Survev

Buffalo New SMSA ril I

Area

Erle CounEy
Nlagara CountY

SMSA Eotal

Total uniEs
surveved,.

3L2,79L
6L.204

373,995

Units
vacanE

5,640
1. 748
7, 388

Percent
vacant

1.8
2.9
2.0

Source: FllA Postal Vacancy Survey conducted by collaborating PostmasEers.
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Vac,rncy ratios revealed by posEaI vacancy surveys are not strictly
comparable with those reported by the 1960 Census of Housing since
the Census Bureau enumerates vacancies by intended tenure, whereas
postaI carriers report vacancies by type of structure.

Vacancies in FHA-Insured Proiects. According to the March 15, 1965,
occupancy survey, there were 3r400 older type units in 53 projects
in the SMSA which a,re insured by FHA. The survey reports indicate
that there were 146 vacancies in these projecEs, or a vacancy ratio
of 4.3 percent.

The current vacancy situation in these projecEs rePresents a sub-
stantj.al improvement since 1960. In that year, there were 447
vacancies in 3r996 units, or a vacancy ratio of 11.2 percent, compared
with a 1961 ratio of 10.9 percent,9.6 percent in L962, and a 1963
ratio of 9.3 percenE. In L964, there wete 213 vacancies out of 31346
units reporting, or a vacancy ratio of 6,4 percent. During tl-re 1960-
1964 period, six projects accounted for most of the vacancies. ln
1960 these projects accounted for 64 percent of the total vacancies
compared with over 62 percent in 1961,59 percent in 1962 and 1963,
and 54 percent in 1964. As of March 15, 1965, four of these projects
had achieved nearly I00 pereent occupancy, while two still accounted
for most of the total number of vacancies.

There are four newer rental projects insured by FHA in the area
with a t:rtal of about 400 units; thes,e projects have had some occupancy
difficulty. Two are in foreclosure and one is requesting amortization
deEerments. However, there are four FHA insured nursing homes projecEs
which have done welI.

Current Estimate. 0n the basis of postal vacancy survey results,
information from local realtors, FHA surveys, and personal observation,
it is found that there are currently about 81600 available vacant
housing units in the SMSA, an over-aIl net vacancy ratio of 2.L
percent. Of the total available vacancies, 3r200 are for sale,
representing a.horneowner vacancy ratio of 1.3 percent, and 5r400 units
are available for rent, or a rental vacancy rate of 3.3 percent. As
shown in table VII, the current estimate of sales vacancies is
substantially above the 1960 census total, while the present number
of rental vacancies is far below the 1960 total, reflecting the large
number of demolitions in the past five years.

Despite the fact that the over-all vacancy level is substantially
below that reported in the 1'950 census, it is still Eoohigh for
a slow growing area. The excess is concentrated in the sales m,arket,
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where vacancies have jumped above tl:e 1960 1eve1. RentaI vacancies
are at Ievels which indicate a reasonable balance between demand
and suppLy, in the market as a whoIe. Difficulties are concentrated
in the newer high-rise projects.

Approximately 3r070 of the currently available vacant sales units
and 41860 of the available vacant rental units are judged to be
acceptable vacancies in that they contain aII plumbing facilities.
The present proportion of "substandard vacancies" is substantially
below that reported by the 1960 census, reflecting the elimination
of several hundred su,:h units through governmental demoliti-on acEivity"

Sales Market

q"_@t_grr. The market for new sales houses has sof tened
somewhat during the past few years. This is evidenced by the current
excess of sales vacancies above ,2n r1d justed acceptable level, by an
increasing unsold inventory of new sales houses, and by the length
of time a house rerntlins on the market. Although these indicators of
weakness are present, there is no substantial evidence of any
serious deterioration cf the market. In fact, some of the realtors
in the area are of the opinlon that the market is qulte strong,
and multiple listing data revealed that new home prices have not
changed from last year. Although data on thr: used home market are
limited, it appears that this segment is relatively firm. The
strength of this market probably reflects the demolition of some of
the older sales units, the tr:ansfer of oLder houses from the sales
to the rental market, and the purchase by segmental groups.

Major Subdivision Activity. There are three areas of major subdivision
activity in the SMSA, which ring the city of Buffalo. The first area
is north of Buffalo and includes part of the towns of North Tonawanda
anl Amherst. There are about 20 to 25 subdivisions in this area. The
area is bounded roughly by the Niagara River on the west, Tonawanda
Creek on the north, Hopkins Road on the east, and Sheridan Street.rr-r
the south. The second area, east of Buffalo, is in the southern p.3.rt
of Cheektowaga Town and the northern part of West Seneca Town. There
are about 15 to 20 subdivisions in this area which extends frorn the
Buffalo Air Park southward to the Orchard Park Airport, eastward to
South Park Avenue, and westward to U. S. 20. The third area of major
activity, southeast of Buffalo, is around the Buffalo Municipal Air-
port and Depew ViIlage. There are about ten subdivisions in this ;:rea
which is roughly bounded by Genessee, Transit, and Union Roads, and
Broadway Street. Some minor activity has occurred around Lewiston,
Lockport, Niagara Falls, Lackawanna; and H.rmburg, as well.
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Price Trends. There i s no evidence to suggest that prices for new
homes have changed, at least during the past few years. MuItiple
listing information indicated that the new home prices currently average
about $19,6c0, no change from the preceding year. There was very
little constructioa in the $L2r5oo and under price class, and only a
smiill number were built to sell for $30r000 or more. Construction in
1963 also was concentrated in the $12,500 to $30,000 price ranges.
Multiple listing data suggest that used home prices have increised by
about $200 from an average of $15,0OO in 1963 to $15,200 in 1964.

Unsold Inven tory of New Houses . The annual surveys of unsold new sales
houses which were conducEed by the Buffalo Insuring Offlce in January
1964 and 1965 covered subdivisions in which five or more houses r^rere
completed in the twelve months preceding the survey date. The January
1965 survey covered 94 subdivisions in the Buffalo SMSA ln which L,654
houses were completed during 1964. of that number, 1,330 were sold
before the sEart of construct,lon, ar.d. 324 were butlt speculatively.
of the speculatively built houses, 73 were unsold, a ratio of. 22.5
percent. The survey indicated th* slightly over one percent of
the units unsold had been on the markeE for one month or less, 34
percent for two to three mont,hs, 49 percent, for four to slx months,
and 15 percent for seven to twelve months. rn addition, one uniE
had been unsold for more than twelve months (see table X).

The comparable January 1964 survey counted r,437 houses in 9g
subdivisions complered in 1963, of which 1,145 were sold before the
start of construction ar.d 292 were speculatively built. of the
speculatively built houses, 56 were unsold, 19.2 percent. The 1954
survey showed EhaE nearly four percent of the unsold houses were
on the market for one month or less, 68 percent for tr^,o Eo three
months, and 16 percent for four to six monEhs. No units were tabu-
hted as being unsold for seven to twelve months, but four houses
were reported unsold for twelve months or more.

There was little difference beEween the two surveys in regard Eo theprice of new homes constructed, as shown in the following tabIe.
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Price DisEribut.ion. New House Comp 1e t io4s
Buffalo New York SMSA,L963 and i'r64

Percent of total completions
L964Price

$1o,ooo - $L2,499
12,500 - L4,999
15,000 - L7,499
17,500 - 19,999
20,000 - 24,999
25,000 - 29,999
30,000 - 34,999
35,000 and over

Total

1963

L.2
19 .5
27 .5
18. 7

L2.7
11.9
3.1
s.4

100 .0

1. r
L8.2
26.6
18.B
t2.7
11.9
6.3
4.4

100 .0

al market in the
aE fairly reasonable

Source: Federal Housing Administration.

A:omparison of the two surveys suggests a very slight wetkoning
of the sales m,arket i.n 1964, as evidenced by a ratio of 22.5 percent
unsold speculative ly bui It houses registered i.n January L"65 compirred
\^/ith 19.2 percent as of January 1964 and the longer Iength of time
uni ts remained unsold.

FHA-Acquired Prope rties. FHA acquisitions of single-fatri Iy homes in
the SMSA have jncreased each year since l9rr0" ln 1960 the FHA acquired
I2 pr<-,perties compared with 19 in 1961,32 in 1962,68 in 1963,83
in 1964, and 17 for the first three months of 1965, a total of 231
single-family hom,=s. Sales have kept apace with acquisitions and the
FHA had or,ly 42 properties on hand as of March 31, 1965,

Rental l"larket

General }larket Condirions. In general, the renE
Buffalo area is relaEively firm. Vacancies are
levels and occupancy in many of the projects has been satisfactory'
These favorable market conditions reflect, mainly, the fact thaE

several thousand rent,al units have been removed from t,he markeE through
governmengal action during the past five years which l'ras helped the
o""rp.r,"y experience ln Ehe remaining units and the fact t'haE the SMSA

has not yet experienced the boom in rental construction as have other
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metropolitan areas throughout the Nation. The one exception to
the rather favorable condition of the market is the new, high-rise
apartment market. Although infonrnation is limited, evidence indicates
that the conventionally-financed garden apartments builE in the
suburban areas are achievlng satisfactory occupency.

It appears that the market for rental units in the SMSA priced over
$200 a month is quite limited. However, almost alt of the older
FHA projects have achieved excellent occupancy (less than five
percent vacancy out of 3,400 units ) and the brrl.l: of tl-re units rent f or
$130 or less a month. The older high-rise units along Delaware Avenue
in Buffalo are reported to have occupancy of 90 percent or better
with units renting for less than $200 a month (the majority rent for
$150 or Iess). In contrast, the newer, high-rise projects in the
area with rents of $I30 to $225 for one-bedroom units, $170
to $315 for two-bedroom units, and $360 for three-bedroom units are
experiencing occupancy diff iculties.

Rental Houairlg Under Construction. Currently, there are about 700
multifamily units in some stage of construction in the SMSA, including
I48 publi,: housing units. Most of the units under construction are
in garden-type developments, with the exception of two high-rise
projects in WiIIiamsville totaling about 100 units. There is one
Low rent project now under construction in Buffalo in the EIlicott
District Redevelopment areao Al1 of the units currently rrnder
construction should be ready for occupancy before the end of this
year.

FHA Forec losures. There are two FHA-insured, rental projects in
the Buffalo SMSA totaling 290 units, which are now Commissioner-heId.
ln addition, two projects in the city of Buffalo are now being
processed Eor foreclosure. The latter two projects reflect the
limited luxury, high-rent market in the city of Buffalo.

Mo{gCge larket.

The mortgage market of the Buffalo SMSA is ampl.y supplied with
funds at the present time. rn fact, one institution in the area has
invested several million dollars in mortgages on out-of-State
properties. Savings banks in the area offer mortgage loans up to
90 percent of appraised value on one- and two- family homes which are
less than twelve years old. The interest charged varies from 5, to
6 percent with a typical term of 25 years. The FHA provides a
relatively smal1 share of mortgage insurance for new construction
in the SMSA. No difficultiqs could be discerned with regard to
aparEment firuancing. The two high-rise projects now being built in
Williamsville are being financed by a Local institution.
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Urban Rener,raI anrl R:development

At present, there are several urban renewal projects in execution
or planning in the cities of Buffalo, Niagara FaI1s, Lockport,
Tonawanda, and Lackawanna and in the villages of Lancaster and
Hamburg. The available data on these projects are sumrn,:rrized below:

The EIIicott Distrj.ct Redevelopment Project (N.Y. I-1,)
I6l acres near

in the city of
the do',un townBuffalo covers an area of slightly over

section. The area is bounded roughly on
Street, on the west by Michigan Avenrre,
and on the east by Jefferson Street.

the north by Willaims
on the south by Swan Street,

Ihe future development of the lanC in the project area is arrmixrrof
residential, commercial, institutional, and pr:blic re-use. Present
plans call for the initial construction of about 22O units of (Section
221(d)(3)) housing this year, with nearly 700 more to follow later.
In addition, the construcEion of about 150 single-family houses is
planned. Six models were built (in the $15,90C to $19,900 price
range) when the original developer withdrew. The Buffalo urban
renewal agency hopes to locate another developer soon to build lower
cost sales housing. The models are now vacant and the urban rener^ral
agency may make them available for rent.

The project site is surrounded by substandard neigl'rborhoods.
Substandard residential and commercial land uses are on the north,
east, and south sides of the area; on the west is the poorer-quality
section of the central business district. The urban renewal agency
hopes to initiate urban renewal projects for some of the peripheral
areas this year.

Practically aIl of the demolition in the project area has been
completed, and approximateLy 2r22O families were relocated. At the
present time, the first 22O units of houslng are now under constructlon.
The first 40 units are supposed to be completed by June of this year.
Fina1 compleEion of this project is estimated to take at least five
years.

The Waterfront Redevelopment Prolect (N.Y. R-35) covers an area of
nearly 293 acr:es in Buffalo. Project boundaries are roughly Niagara
and Virginia Streetson the north and northwest, Lake Erie and the
Buffalo River on the west and south, and the central business
di s tric t on the eas t .

Land re-use within the project area is directed toward middLe and uPper
income residential markets, with supporting commercial facilities, in



addition to specialized water-oriented recreationaI uses. Thereare 3'330 housing units contemplated for this area. Two prospective
developers plan the c.ntructlon of lr50o units in four zo-stoiystructures and 11830 units of low rent housing, incLuding 200
townhouses at prices up to $19r500.

Approximately 1,300 housing units are to be demolished during thenext five years, with nearry 360 units to be removed by the end ofI'966. At present, about one-fourth of the second acquisition appralsalshave been completed with the remainder to be finished by the end ofthis year. DemoLition and relocatlon work is expected to start sometime this year also. Final completlon of the project will take between
seven and ten years.
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Demolition of sub
of the land has been precommitted afacilities.

s Eandard commercial f
nd

Mas ten General Ne .bor Renewa lan Y R- 36 in Buffalocont.ains the five proj ects of the Fruit BelE Cold Spring, Oak Street,Masten Park, and Glenwood areas. The total project area covers about766 acres. This projecE will remain dormant unt11 progress ls madein t.he Ellicott District and WaEerfront areas The Thruway IndustrialPark area in Buffalo also will remain inactive until the completion of
Ehe EllicoEt projecE and Ehe execution of Ehe Waterfront program. With-in this area, however, the cit y of Buffalo has financed a pilot project.
The project is now in executi on and the urban renewal agency hopes t.hata successful compleEion will indlcate to E he Federal Government, Ehatthe remalnder of the project should be s tarted as soon as possible
The non-assisted Downtown llot ecE in Buffa 1o is now ln execution.

acilities are underway. The re_usewill consist of new commercial

Al1en- Pro e Y in Niagara FalIs is delineaEedroughly by Cudab ack Avenue onl he north, by Twenty-second Street onihe west, by TwenEy-seventh S treet on the east, and by the Erte Rallroadon the south

Re-use of the land is divided lnto two part,s. The area along Alten Avenueis Lo be developed as a semi-industrial area (warehousing and other suchuses), while along MacKenna Avenue there ruil1 be residential re-use,including multifamily housing. To ttre north and west sides of the pro_ject site there are now many homes, duplexes and some multifamily develop-menEs which were builr in Ehe Lg2ol. ,r,a 1930'". -o;-.;;^;;;;il^;iae 
otthe project ie a heavy industrral area and to the east, a parklng area.
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There were 179 residential units demolished in this area and 75 families
were relocaEed. All such work is now compleEed. At Present' some

industrial facilities are being builE in t,he areas designaEed' but no

residential proposals have yet been received for the MacKenna portion.

land- Par rial Area in Niagara Fa11s
ghly by James Avenuecovers an area of about 28 acres and is bounded rou

on the north, by Hyde Park Boulevard on the easE, by l"lassachusetLs
Avenue on the south, and Highland Avenue on the west.

Future re-use of ttris land will be for heavy industry. The area is now

surrounded by heavy and light industry on three sides and general com-

mercial facilities on t.he other. There are about 40 resident'iaI
properEles to be eliminated by the end of Ehls year. The project is
now in execution and the first demoltion contracts are anticipated by
mid-1965. There are eleven families yeE to be relocated. The project
should be flnished within two or three years.

The Rainbow Center Gene ra1 Nelghb orhood Renewal Proiect (N.Y. R-92) is
a vast area including virtually all o f downtown Niagara Fa1ls. The

firsE area containing about 78 acres in the over-aIl plan ls dellneated
by Niagara Street on the norEh, by the Erle and Lackawanna Railroad on

the easE, by Prospect SEreeE on tire wesE, and by part of Jefferson
SEreet on Ehe south. This area is Eo be redeveloped inEo a retail hus-
iness center. The area is surrounded by conanercial and older residential
properties. There are about 300 families and lndivlduals to be relocated,
buE no demolitlons are expected until next spring. The project is stlll
in the planning stage and the first parE of the loan and grant application
is to be submitted in June. Acquisition of properEies ls anticipaEed
for the fall of Ehis year. It is expecEed that lhis project will take
f ive years to comPlet.e.

The Central Business Area Pror'iecE (N.Y. R-86) in Lockport is bounded bY

the Washburn and Walnut SEreeEs, the New York St,ate Barge Cana1, and

the New York Central Rallroad. The projecE covers about 68 acres.

project plans catl for commercial, lndustrlal warehouslng, and some res-
idential re-use. The area is surrounded by resldential neighborhoods
on three sides and a canal on Ehe other. AbouE 25 housing units have
already been demolished with nearly 90 more to be removed during the
next two years. AE present,, approx,'imately one-thlrd of the land has

been acquired. Flnal completion is anticlpaEed by,mld-L969,
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In addition to Ehe preceding projects, the city of Tonawanda hopes Eo
complete Federal contracts soon for a 45-acre, six-b1ock shopping sectim
in the city . lgqkqwanna CiEy hopes to have a piloE renewal project
underway t,his year which will serve as a basis for future redevelopment.
Renewal officials in Lancaster Villeee hope Eo have final approval soon
for a downtown village renewal program, and village officials in Hamburg
irave been informed ttrat approval for a 14-acre downtown business section
should be forthcoming soon.

While there is extensive urban renewal activity in the SMSA, few of tlie
projects have yet t,o t,est, their success by redeveloplng and marketing
Ehe cleared renewal sites. In Buffalo, only tlre Ellicott projecE has
reached that stage and results to date;.rave been poor-. Rerre.,a1 acEivity
in tire city of Buffalo has had potltical and adminlstrative difficulEies
in the past, problems whictr might be mitigated by a success in the
Ellicott and Waterfront projects. Indeed, as now set-up, ottrer projecEs
will not proceed until a solution of the problems of the two initlal
efforts is worked out.

PubLlc Housin

There are 7,875 public housing units tn the Butfalo SMSA, of which 5,ZZS
are in Federally-aided projects and 2,650 are in State-aided projects.
In addltlon, there are I50 Federally-aided units under construction in
Lackawanna. Abou 830 unlts are presently in the planning stage in the
area, 78O Federal- and 50 State-aided, of which only 23O are approved
for constructton. Of the planned units, 33O are to be built
specif ical ly for the e lderly.

Public Housihg
Buffalo. New York. SMSA. Apr t l. r.965

Area

Buffalo
Niagara Fa11s
Lackawanna
North Tonawanda
Tonawanda

ToEal

Total
Federal 1y-

aided

4,297
658
,,:

5,2L6

State-
aided

L,934
300

Under
cons truc t ion

148

Planned

233 *
500
50*
50*

6,221
958
27L
200
2t4

7,864
2L4

2

002

6

* To be built for the elderly.

Source: Local housing auEhoritles.

48 148 833
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Rent.als for uniEs in the Pederally-aided projects range between $30 and
$98 while rents in State-aided units range between $38 and $fOO a month,
including all utiliEies. Maximum income llmits for admission to Ehe
Federally-aided projects range from $3,600 Eo $6,600, and Elie maximum
income limit for continued occupancy is $4,600 to $7,900, depending
on t,tre number of dependents. Income limlts tn the State-aided projecEs
ran3e between $2,520 and $6,840. As of February 28, 1965, there were
228 vacancies (200 Federal and 28 State units) in Lhe various projects
in the SI*{SA, representing a vacancy ratio of 2.9 percent.
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Demand for Horrsln

Quanti tatlve Demand

This demand for new housing over the Aprll l, 1965, to April l, L967,
forecast period is based on household growth, projected at 4r25O
annually, adjusfed for the number of units expected to be lost
through demolitions, conversions, catastrophe, and other losses,
for the need to reduce somewhat the number of acceptable vacancies
to levels consonant with the long-term needs of the Buffalo SMSA,
and for the number of unlts noh, under constructlon. consideratlon
is glven also to the current tenure composition of households, the
continued slow trend toward homeownership, and the fact that some
portion of the demand for rental housing will continue to be met from
the slngle-family housing inventory.

on this basis, approximately 4,7oo housing unlts wiIl, be in demand
annuaIly during the next two years, including 3,500 units of sales-
type housing and 1,200 rental unlts. The addition of 4,700 new
units a year is slightly above the average of about 41400 units a
year authorized by buildlng permits since t960, but is below the
5r22O units authorized in 1.954, many of whlch are not yet on the
market. The sales demand estimate of 3r500 units annually, however,
is at about the 1960-1954 annuat average volume and is only slightl.y
below the 3,680 units authorized in L964. During the past flve years,
multifamlly building authorizations averaged about 9OO units annually,
although there were t,540 unlts authorized in 1964; including pubtic
housing. The estimated demand for l,2OO units annually of additlonal
rental housing includes publlc assisted housing and moderate-income
hou s i ng,.

a tative Demand

Sales H ous i ng. Based on current family lncome, on typical
income to purchase price, and on recent market experlence,
demand for 3,500 sales unlts is expected to be distributed
as shoqm in the followlng table. Single-famtly houses that
mlnlmum standards cannot be produeed ln the BuffaLo SMSA to
Iess than $10,o0O.

ratios of
the annual
by priee
meet FHA
sell for
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Estimated Annual Demand for New Sales Houses bv Lrice Classeq
Buffalt>. Ne York. SIlSA
April 1965 to April L967

Price range Househo ld s

$LO,OOO - $t2,499
I 2,50O - 14,999
15,0o0 - L7,499
l7,5oo - 19,999
20,000 - 24,999
25r0O0 and over

Total 3,50O

The dtstributlon shown above differs from that on page 2'2, which reflects
only selected subdivision experience during the years 1.953 and 1964.
It must be noted that the 1963-1964 data do not include new construction
in subdivlsions with fewer than five completions during the year, nor
do they reflect individual or contract construction on scattered lots,
The demand estimates above reflect all home building and indicate a
greater concentration in some price ranges than a subdivision srtrvev
would reveal.

Rental Housinp-. On the basis of projected tenant-family incomes and
ratios of rent to income whtch are typical in the area, the annual demand
for I,2O0 rental units is expected to be distributed by monthLy gross
rent LeveIs and by unlt size according to the pattern indicated in the
following table. Net additions at these rentals may be accomplished by
ne$, construction or rehabilitation at the specified rent lerrels with or
without public benefits or assistance through tax abatement or ald in
financing or in land acqulsition. The produetion of units in the
higher ranges of rent wiII r:esult tn a competitive filtering of
exl sting accommodations.

Under cur:rent costs, minimum rents (lncluding utilttles) at whictt new
privately-owned rental units can be produced in the area at market
interest rate financing are approximately $1I0 a month for efficiencies,
$120 for one-bedroom units, $I3O for two-tredroom units, ancl $I40 for
three-bedroom units. At and above these minimum rents, there is a
prospective annual demand for approxtmately 750 units. At the lower
rents achievable with some form of public benefits or asststance, an

addittonal 44O units a year probably can be absorbed.

35
2lo
630
170

I,0I5
840
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Estimated AnnuaI Demand for New RentaI Housine
Buf f alo, New York. SMS.{

Si ze of unit
Mon th ly

pross rent 4/
One

bedroom
Two

bed room
Three

bed room

I8;
160
r35
115

9_q

80
70
55
50
35
25

5

Efflctencv

1.30

120
110
105
1.00

90
75
65
60
50
45
35
25
t5

$roo
t05
t10
115
120
125
130
r35
140
L45
t50
160
170
180
200

and
It

I

il

I

It

I

il

tt

lt

lt

I

lt

ll

ll

over
44;

41.0

370
320
285
245
215
1.85

150
t40
l. [5
80
55
l0

il

ll

il

il

tt

lt

lr

It

I

lt

il

tt

lt

tt

450
4t0
350
300
250
225
190
t70
r45
It0
85
55
LO

a/ IncLudes all utiIities.

Note: The above flgures are cumulative, 1.€., the columns cannot be
added vertical Iy.

ApriI 1965 to Aprll 1967
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It is qulte evident from the precedlng table that demand falls
sharply wlth each higher rent level. Thus, it appears that demand will
be qutte thin at the rent levels which will be necessary for the hlgh-
rise luxury units proposed for the llaterfront Urban Renewal Area.

The precedlng distributlon of average annual demand for new apartments
is based on tenant family lncome, the slze distrlbution of tenant
households, and rent-paying propenslties found to be typical in the
area. It cannot be construed rlgidly but represents what may be
assumed to be an appropriate pattern over I period of several years.
Crccasionally, in brtef perlods and ln specific rent ranges, because of
special factors for indlvidual projects there may be successful
marketlng of rental units in other than these quantities. lt should
not be assuned, however, that such a dlvergency represents a change
in the continuing abi ilty of the area to absorb ner., rental housing.
In any case, partieular proposals must be evaluated ln the light of
actual market performance in speciflc rent ranBes and neighborhoods
or submarkets.

On the basts of past trends and patterns, it is judged that the areas
most favorable for market absorption of both sales and rental untts
will be in the torrns and villages contiguous to the city of Buffalo,
t.e. e the torr'ns of Amherst, Cheektorraga, Tonawanda, and I.Iest Seneca.
Low and moderate-rent apartment units which may be provlded under
some form of financlal assistance will probably be best absorbed in
the clty of Buffalo where such housing ls needed for relocation of
displaced familles and housing other lower-lncome
groups. The luxury apartment market ls quite questlonable, in view
of the poor occupancy experlence of the proJects whtch have been buiLt
ln the area during the past few years and in view of projected renter-
family incomes.

Houstng for the Elderlv

The demand for nes, conventlonal housing espectally designed for the
etderly wlII come from couples and tndividuale 62 years of age and
over. Such persons equaled ll.3 percent of the total populatton in
Aprl l t96O. At present, the elderl.y populatlon totals about 156,7O0,
or [1.5 percent of the total population, and by Aprtl 1967 this
poputatton cohort wlll total approxlmately l60r50O, or 11.6 percent
of the total population.
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lncome. The current median after-tax income of elderly households in
the SMSA ts about $4,450. This is about $2,775 less than the current
after-tax median for alI families in the area. Dertving demand <>n the
basis of elderly income is hazardous, hoh,ever, because financiaI help
from children and other relatives, cumulatlve assets derived from the
sale of properties, and other forms of "hiddenil assests are not reflected
in the following distribution.

Distribution of After-Tax I ncome

for Households l^lhose Head is 60 Years Old gnd Over
Buffalo. N.ey .Yqr.k, SltS-A.' 1965

Annual lncome Percent disEribution

Under $r
$r

2

3
4
5
6
9

$I,
2,
3,
4,
5,
6,
7,

10,
T

000 -
000 -
000 -
000 -
000 -
000 -
000 -

,000
,999
,999
,999
,999
,999
,999
,999

1l
15
L2

9
8
8
8

16
13

100
000 and over
'otal

Median $4,450

Source: Estimated by Housing Market Ana1yst,.

t'lobil1Ev. Although the number of elderly couples and individuals who
will move irnto new renEal housing designed specially for them is largely
a matter of speculation, Ehere is some evldence that the proportlon
of such households that move Eo new housing is relatively small. Dur-
ing Ehe 1955-March 1960 period, only about 800 households with heads
age 60 years or more motred lnto new renEal unlt s accordlng Lo special
Eabulations from the 1960 Census of Hotrsingr an average of about 150
elderly households a year.

CurrenE Market Sltuatlon. Since Ehe demand for conventi-onal rental
housing dpecially deslgned for the elderly ls part of the over-aII
rental demand, competltlve factors in the conventional renEal market
must be taken into consideraEion ln determining demand for conventional
(limited-service) housing for the elderly.
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There are relatively few special provislons for the elderlv housing
market in the SltSA. There are onlv about ten or f if teen private
boardtng homes for the well, aged in the area. Capacltv information
was not readilv available, but is likety to be small. In addition,
there are thirteen church-sponsored homes for: the aged wi th a capacity
of slightly over 900, and one FHA-insured, project wtth 109 units. A

survey of ten of the ctrurch-sponsored projects with a total of 618 units
revealed that only t2 vaeancies existed as of April 1965, a vacancy
ratio of 1.9 percont. The projeet manager af a rather new retirement
home reported that occt.tpancy eras proceeding at a rate of two or three
residents a week and that the 120 untts in this development strould
be fiLled by earlv faIl of this year. In contrast, another Project
had verv poor occr.lpancy in March 1965 and the sponsors offer
accommodations to anyone, regardless of age.

All of the church-sponsored homes are the special service tvpe of
facility, i.e., providinp. room, boardi medical care, and some sociat
services. (rf these homes, only two require an admission fee; the monthly
charges typicallv range between $lO5 to $175.

Demand f or E Ider Ir7 Ll ous i np. . Al thou gh etderly households wi ll .rccount
for a sizable portton of the rental, houslng demand in the S}'1SA during
the next turo vears, these householcls may, if they choose. continue to
utilize existirrg hotrsing and anv new housing, which mav be [.luiIt. The
poor occupancy experience of the one conventional-tyPe prr;iect
specially designed for the elderty suggests that the demand for such
untts is very limited. on the other hand, additional housing for
the elderty with special services could probably be absorhed
satsifactoriLy, if well-designed, offering a good Iine of services,
and if rents are not much hlgher than those now being charged in the area.

Nursing Homes

Exis t ing Nursing, Homes.
home beds in the Buffal

As of January 1965, there were 3,357 nursing
o SMSA, of which 2,637 were in Erie County and

720 were in Niagara County. Of the total beds, 1,881 (55 percent)
were in proprietary nursj-ng homes, 9L7 (21 petcenE) were in public
homes, 43g (13 percent) were in cirurch-sponsored homes, and 121 (four
percent) were in other non-proflE homes. A11 of the public, church,
and otlier non-profit nursing home beds in the area are classified as

"skilled" care beds (registered nurse on duty 24 hours a day) and

all but I51 of ti,e proprieEary beds were so classlfied.
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of the 3,357 nursing home beds in the area, approximately 27o are
currently vacant, an occupancy rate of nearly 92 percent. Almost
half of the vacancles are ln two proJects which have been on the
market since mid-1964 and have not yet reached full operating
capacity. lf these two proJects are omltted from the tabulation, the
occupancy rate increases to over 95 percent.

The State of New York classifies nursing home beds as "suitable" orI'unsultable". The crlteria used 1s primarily whether the structure
is fire-resistive. Crf the 3,357 beds in the area,8-54 (att
proprietary) were classified as unsuitable. rn Erie county there
were 573 unsuitable beds and in Nlagara county, 28[ beds. practi.cally
all of the unsuitable beds were in nursing homes which had been
converted from some other resldentlal use.

Monthly charges in most of the nurstng homes range between $200 and
$300 a month. Some of the new homes have charges up to $45o tr month.
Typlcally, a ward bed costs the patient about g9 to $10 a day, semi-
private accommodations cost about $1r to $lz a day, and private rooms
cost around gL3 to gt5 a day.

Beds Under Construction or Aooroved
in the area, there are about 325 beds
approved for constructlon, 27I beds

In addition to the existing beds
under construction or definttely

in Erie Cotrnty and 54 in Nl,agara
county. of these beds, 288 represent additlonal proprietary beds
and 37 represent church-sponsored, non-profit beds.

Charac teri s I s of Patients. The Buffalo Office of the New York
State Department of Sociirl ttlelfare reported that practically al,t of
the nursing home patients are area residents. The buLk of patient6
in the Erie county homes were from that county and the same was
true for the Niagara county patients. slight[y over 56 percent
(1,886) of the nursing home patlents in the area are welfare paEients.
rn Erie county homes, such patienEs occupied about 65 percent (1,70r)
of the existing beds, and in Nlagara county, almost 26 percent (185).
welfare rates in Erle county may run as high as $z7o a month wlth
separaEe payments made for Ehe physlclan and medicines. rn Niagara
county the paymenE ls somewhat lower, at about $200 to $230 a month.
A11 of the nursing home patients ln the area are at least 65 years of
age wlth Ehe average age running between 70 and 80 years.

t
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Nursing Home Bed Demand. Based on information now avai lable ,iEis
judged, that 33 beds per 1,000 elderly persons is an appropriate formula
for planning purposes. Applying this formula to Ehe projected 1967
elderly population of 128,400 persons 65 years of age or over in the
Buffalo SMSA, a total need of 4,225 nursing home beds in tlte area by
L967 is indicated. After deductions are made to reflect the number of
suitable existing beds (2,500) and the number of new beds under ccn-
struction or definitely approved for construction (325), the need for
additional home beds is reduced ro 1,400.

The 1,400-bed need estirnated for the Buffalo area representsrlnedical
need[ not economlc demand. Approximately 40 percent of the existing
beds in the SMSA are in proprietary nursing homes. Adjustment of the
I'medlcal need" must be made to reflecE Ehe probable demand for additional
proprietary beds, a demand whictr reflects abiliEy Eo pay the cost of
such care. Such adjustmenEs lndicaEe an estimated demand for 650
proprietary nursing home be.ds in the area. However, Ehe current, Eotal
of. 270 vacanE beds in the area reduces demand to a maximum of approx-
imately 380 additional proprietary beds during, Ehe nexE EvTo years, 330
in Erie County and 50 in Niagara Count,y.
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Table I

Work Force Components
B lo New York SI.ISA

r\nnual Averages. 1960-1964
( in thousands )

First two months
1960 1961 L962 1963 1964 t964 gt 1965 bCqrlponen t

Civllian work force

Unemploymen t
Percent of work force

Agrlcul tural employment

Workers involved ln labor
d i sputes

Nonagricultural employment

Wage and salary

Other nonag. employment

Note: Subtotals may not add

539. 5

37.8
7.V"

8.6

492.4

414,7

50. 8

48.2
9.t7"

38.2
7.37"

3 3.9
6.67"

8.0

26"8
5.27"

37.5
7.47"

529 .8 52L .2 517 .2 5t7 .2 5o9 .7 5 t 4. o

2

28
5

5

2

57"

8.4 8.?- 7.9 6.3

7 .6 .2 .4

472.7 474.7 474.8

423.O 426.7 428.4

I.3

48t.3

434.1

46.6

.1

465 .8

420.6

45.2

479.9

435.0

44.9
c/

to totals beeause of

49.6 48.0 46.4

individual rounding.

al Revised.
b/ Preliminary.
cl Includes the self-emploved, unpaid family workers, and domestics.

Source: New York State Department of Labor, Division of Employment.



New

!n1|*s_t_ry

iiage and salary emplol.ment

I,hnufacturing

Iab1e II

and

(in thousands)

La{o l_q60

L?q.8 uJ.7

-l-7?.o L76.q

EifSt two months
1q6? to6L t%Lsl Dg|v

/,28.L L?L.1

t

Durable goods
Stone, c1ay, & glass
Primary metals
l-abricated metals
I.iachinery (except eIec. )
Electrical machinery
Transportarj-on equip.
Other durable goods

Nondurable goods
Food and kindred prods.
Apparel & tet'clIes
Paper & allied prods.
Printing & publishing
Chemicals
ftrbber & misc. plasr,ics
Other nondurable goods

Nonrnanufacturing

Constnrction
Transoz colornol& pub. util-.
I'lholesale & retail trade
Finance, ins., & real est.
Serwices
Government

256.8 26L.9 265.2 259.6 260.

25.6

117.5
8.9

Ll]*.9
8.5

lqq8

L?2."

l7\.q

60.6
WT

l_o61

l2j.O

I6L.L

56.o
15./*
).9
?.o
7.5

L5./+
3.6
3.2

Lq62

L26.?

16{.8

110.5
8.6

30.0
t3
t3

tz.o.6

l6L.l

4?q.0

L72.8

l_17.8

-733"7
v.3
l-5 .0
13.6
28.'l
5"1

3.7
6.7
7.7

u.7
l+.o
3.2

t6L.a

110. a
8.1

30.2
l-3.lr
13.lr
l.2.g
26.8
5.6

L67.7

ll.2.L
7.9

31.6
u.l
u.L
13.0
26.5
5.2

26? 
"O

17.8
30.g
85.1*
l:6.l+
56.7
59.9

LL2.2
9.0

30.6
u.2
13")
13./+
26.O
5"7

6L.7
l:6.s
/,'lr
7 .l+
7.7

18.1
/*.2
3.5

108./,
8./+

29.1
llt.L
L3.6
l-3.3
2/*.6
5.3

110.7
AT,

29.6
t3.9
L3.6
13.1
27.8

5 "l+

53.1+qj
3.5
6.6
7.7

l/+.1+
3.9
2.8

256.5

L3.5
29.g
82.6
L6.2
55.O
59.5

6
5
0
lr
5

L3
26

3l-.
u.
13.
11.
30.
5.

2
0
3
2
I
5

2
?

1
a

6
5

33
u
ll+
L3
26

q

L5.
/r.
7.
7.

6
8
2
I
q

7 (

55.359.L 51r.6
15.1
3.5

5l*.9m55.3
L5.l+

/*.2
'7.2
7.6

17.5
lt.o
3.7

22.5
31r.3
96.6
L5.5
5l.l+
46.1+

L5.
3.
?.
7.

L5"
2

L720.0
3L.7
82.2
l-6.0
55.8
52.9

1
5
6
0
1

16.

9
2
/-
7
7

1
6
0
5

3
I
0

9

3.6
6.7
7.7

u.7
lr.0
3.2

Oo/
7.1+

15.0
3.9
2.9

/+.O

3.2

25.7
33.1r
81r.5
15.8
5l*.9
50.9

3

32.
83.
16"
56.
EE

263.5

l-6.8
3t.3
8/*.5
].6.3
56.o
58.8

262.3

u.7
30.0
8lr.l+
L6.3
56.6
60.l+

a

3/-
85.
L5.
53.
lr8

y' Revised.

!,/ Prelinrinary.

Itlote: Subtotals may not add to
totals,because of individual
rou.nding.

Source: I'lew York State Departnent of i,atrcr, Division of :lr4>Ioynent"



Table III

Estimated Percentage Distributton of Fami ly Income
After Deductine Federal lncome Tax

Buff a [o New York SMSA

1965 and 1967

A11rual fami Ly income

Under
$ 4,000

5, OOo

5, oo0
7,0oo
8,000
9, O0O

I 0,0oo
1 2, 5O0

$4, o00
- 4,999
- 5,999
- 6,ggg
- 7,ggg
- 8,ggg
- 9,999
- l2,4gg
and over
Tot al

22
Ll
t6
I5
l2

8

5
8
3

100

$6,075

Atl
f ami lies

L4
6
9

L2
l4
lt

8
t5
tl

Tenan t
f ami I ies

2L

9
L4
I5
l2

9
6
9
4

1965 incomes
AL t Tenant

families families

1957 incomes

15
6

Lt
l4
L4
lo

8
l3

9

Median income

IO0

$7,225

Source: Esttmated by Housing Harket Analyst.

100 loo

$7,550 $6,350



Table lV

lepnlc tion Trends
Buffalo New Yo SMSA

April 195 0-April 1965

Area

Eiie County

tsuffalo City
Lackawanna City
Tonaruanda City

AmhersE Town
Cireektqwaga Town
Tonawanda Town
West Seneca Town

Remainder of county

Niagara County

Niagara FaIls City
Lockport City
North Tonawanda City

Remainder of county

SMSA total

al Rounded.

Source:

899 ,238 r.064. 688 1, t11,000 L6,545

Average annual a/cnanEe -
1950-1960 t960-L965

Nunrber Pct . Number Pct.

1.8 9,250 o.9

ApriI
19 50

580,132
27 ,658
14,6t7

33,7 44
45,354
55 ,270
17,4L7

90,872
25,L33
24,731

April
1960

April
1965

532 ,7 59
29,564
2L,561

84,056
105,032

33,644

102,394
26,443
34,7 57

522,OOO
30, 800
23, 000

75 , 100
96, 500

111,600
41, 300

102, 500
26,90O
36,200

- 4,7 37
191
694

-2,L50
250
275

2,450
2,500
1, 3oo
L,525

20
90

290

950

10, 600

-.8
.7

4.8

8.6
8.5
9.0
9.3

1.3
.5

4.t

1

4
B

3

62,837 2

3

4
I

909
870
976
603

3.9
3.0
1.3
4.6

.02

.3

.8

r25,046 195,235 zLO,70O 7,0L9 5.6 3,,r00 I.6

L89.992 242,269 249.000 5,228 2.8 1,350 .6

L, L52
131

1,003

49,256 78,615 83.400 2, >42 .

1,089,230 1,306,957 1,360,000 2L,773

6.0

2,O

L,2

B

I950 and 1960 Censuses of Population.
1965 estimated by Housing Market Analyst.



Table V

Component s of Popu lation Ctrange
Buffalo. Nen York. SMSA

r950- 1965

Averase annual

Area

Erie County:
r950- 1950
1960 - 1 965

Buffa o City:
1950- 1960
1960- 1965

Remainder of countv:
1950- 1960
1960- 1965

Niagara County:
1950- 1960
1960- 1965

Niaeara Falls City:
19s0- 1960
1960- 1965

Remainder of county:
1950- 1 960
1960- 1965

SMSA rotal:
1950- 1960
1960- 1965

PopulaE ion
increase

Natural
increase

6,015
4,300

3,620
3, 250

Net
migraE ion

2,925
-2,950

-LO,752
-6 ,450

t3,677
3,500

L6,545
9,250

-4,7 87
-2,LSO

2L,282
1 1, 400

5,228
1, 350

L,L52
20

4,076
1, 330

2L,77 3
10, 6 00

1,608
- 1, 9oo

13, 6
L2,2

20
00

05
00

6
9

7

7

1,815
1, 200

1, 805
2,050

L7,24O
15,450

-663
-1,180

2,271
-720

4,533
-4,950

Source: 1950 and 1960 Censuses of population.
New York StaEe Department of Health.



Table VI

Households and Househo 14_9ieS_Trendq
Buffalo. Ngw York SMSA

Aprll 1950-Apr11 1965

Hous e 1ds Average annual changs 3/ Household size
April April April
1950 1960 r96s

3.43 3.29 3.26

3 .06 2 .99
3.s2 3.4r
3.4t 3.4s

Area

Erie County

Buffalo Clty
Lackawanna Clty
Tonawanda City

Amherst Town
Cheektowaga Town
Tonawanda Town
West Seneca Town

Remainder of county

Niagara Countv

Niagara Falls City
Lockport City
North Tonawanda City

Remalnder of counEy

SMSA total

a/ Rounded.

t3. s98

306, 05 9

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

08
22
29

t64,685
6,634
4,364

Apri 1

1950

252.247

9,523
L2,457
16, 039
4,862

25 ,7 54
7,480
6, gg0

April
1960

3t6.459

17 , 918
23,5 10
29,22L
9,267

30, 833
9,343
9, 903

2L,034

386 ,57 2

3.450

100
130

70

7ro
880
290
4r0

10
30
35

275

3,350

Percent

1.1

.06

L.4

1.0

3.48
3 .58
3.43
3.52

3.44
3.27
3 .50

3.46
3.55
3.58
3.61

3.45
3.44
3.62
3.64

L69,
8,
6,

t69,
8,
6,

6
4
8

April
1965

333.700 6.42L 2.6

440
1s9
193

2L,4gO
27 ,900
30, 690
1 1, 290

840
1, 105
1, 318

441

30, 900
8, 500

10,320

1950- 1960 1960- 1965
Number PercenE Number

.3
2.4
4.4

600
860
640

3.37
3.97
3. 33

1.5
1.1

8.8
8.9
8.2
9.1

4.O
3.7
1.0
4.4

33,683 52,935 57 ,230 L,925 5.7 860 I .6 3 .54 3 .57 3. s8

53.812 70.113 72,2OO 1.630 3.0 400 .6 3.44 3.40 3.39

508
B6

292

.04

.4

.8

2.0
L.2
4.2

3.29 3.28
3.11 3.11
3.50 3.50

22,480 744

405,900 8,051

5.5

2.6 3.43 3.3r 3.28

Source:

3.50 3.63 3.60



Table VII

Components of the Housing Lnventorv
Buffalo. New York. SMSA

1950- 1965

ComponenE

Total housing inventory

Total occupied
Oqrner occupied

PercenE of total occupied
Renter occupied

Percent of t,otal occupied

Vacant housing unit.s

Available vacant
For sale

Homeowner vacancy rate
For rent

Rcntal vacancy raEe

3L7 .423 tfig.765 427 .600 9.230

306.059 386.572
L64,652 235,582

53.8% 60.97.
L4L,4O7 150,990

46.2% 3e.L%

Numbel Percent

8.050
7, o9o

2,9

2.6

960

Number PercenE

3. s5o a-2

3.860 r.0
2, 880 L.2

980

April
19s0

April
1960

Ap ril
1965

405. 900
250, ooo

6L.6%
155, 900

38.4%

B. 600
3,200

L"3%
5, 4oo

3.3%

1950- 1960 1950- 1965

4.3

.7 ;

11.364 23.t93 2L,700 1.180 10.4 -300 -1"3

2.560
1,003

.6%

10. 781
2,277

L.O%
8, 504

5.y/"

820
130

32.L
L2.7

-440
180

-4.0
8.1

1,557
r"L%

690 44.6

j60 4.t

-620 -7. ;

L40 1Other vacant

Source: 1950 and 1960 Censuses of llousing.
1965 estimaEed by Housing MarkeE Analyst.

8.804 t2.4L2 13,100 1

Average annual change



Area

Erie Countv

Buffalo City
Lackavarura City
Tonawanda City

Anherst Tonn
Cheektouaga Tor,rn

Tonauanda Town
West Seneca Town

L9<5

8.78L

8n
Lr5l+8
L,856

5Lt

L9q6

7.7af,

700
966

L,)2lr
557

1947

q.767

605
256
225

7l+3
Lr09l+

820
368

fi2
7r008

Table VIII

1q48

L.68L

813
985
5L6
l.O5

2l+5
lr3

355

sht

6 rlg\il

loqo

L."o6

760
877
628
)83

226
7l

226

u2
5 1392

lt960

?r714

268
90
l-B

7t7
839
lil*
3lrB

995

T,2

2)L
39
9l-

1061

" rzlq

291+
o/
67

5lr5
739
TL
29l-

9IL

LL
63
50
56

La62

?.505

392
103
6

l-85
g2
265
l+3L

333
297
l-8

lro55
Irt37

2&
l.7g

Iq6? La6L

?ra00 Lr68q

989
389
3l*O

1 227
82

L27

232
r11
t83

799
218
32L

283
Lt5

33

702
9t5
20l+
l,BZ

,

Remninder of county 21271+ l-19C6 11656 lrl')9 l'3D.

Nlasara Countv 1 .815 r .580 L .2L l" . 508 w

11051 LrL66 11105

@w-5b

111

26?

l*ria1

1.9
l+O

83

2U

l+1263

b!
5 1221

Niagara Fa1ls City
Lockport City
North Tonawanda CitY

Remainder of cor:nty L2 6b
strsA total LOr5#/ g rnlv

29
l+O

202
l+5

86

289
65

298

l.3lr
106
lrSl*

573
IL1
&6

L9,

l*rl*92

262

3,676il il
ilv
c/
d/
el

Includes
Includes
Includes
Includes
Includes

371 public housing units.
Lr)5) public housing units.
317 public housing unitso
100 pubIlc housinr units.
1,(8 irubHc housll[ units.

Source: Buffalo Chamber of Commerce; Bureau of the Census, C-/*O Construction Reports.



Total residence. dnd apa.tfrents

Table IX

Buffalo. Neu York. Area Postal vacancv Survev

Aprll 5-16. 1965

Residences

l otal possible
del iveries {lt "i I sed \ew

\'acant units

All 'l tlsed NewI sed \ew const.

3,622 7L2 1.149

3.134 b14 927

2.021 381 551

I I nder lrnder 'l'otal possible
lv acot

I nder 'fotal p"ssible Total oossible
deLieries

1t-?2)

53.50b

44 .355

4.3 2,712 342

3.5 I.585 307

3.1 I,I04 252

Po6tdl dea delircries {ll

The Survey Aree TotEI

Erie County

Buf fal o

Bratrcne9:
AEhers t
Blasdell
cheektNaga
Hiler
Ke nD! e

173.995

312.791

253.451

tt,144
3, 305

t6,243
9, 8I9
9,975

12 ,906
r0,314

6, 689
8, 065

18,1ll

13,702
II,879
r9, 885
to,282
12,3L4

7 .388

5.540

3.170

184
237
49

1I0
258

6,334

4,1 t9

3.13r

302,772

259 .285

209 .096

11,178
11,879
t7,557
7,64J

t2,3t4

50.189

4.334

3-748

2 .Lt4

2.0

r.8

1.5

1.054 I,838

92L 1.523

b39 1.01b

1.4

1.4

1.2

3 .054

r .892

1.356

689

595

4b5

140

104

46

7.4

9.9

9.8

I .885

1.051

470

38
25
90
25
30

t92
L2L
I58

Strtio!8:
A
B

c
D

E

81
r59
21t
r11
338

1)
L57
158
110
337

o.4
1.1
1.1
o.?

21 15
204
64 135
t9 r
19r

r28 i5
25 80
40 10b

537
E6

L92

49 9.
16 18.
L2 6.

46

158

L7A

49
93

150

73
29

233
28
J7

35 72
412

r43 l3t
320
746

9,730

I5,040
8,581
a,925

8, 589
9 ,040
9 ,554

34

131
,2

42
2t

199
20
20

143 L.7
105 r.2
t46 1.5

1.9
0.5
2.8
0.6
1.6

8.;
3.9

18.;

o.2
5.8

bL4
o54
203
238
050

31
5

34
8

t7

1l
5

26
6

11

49
I

12

45
76

289

7;

6

IE

29
,:

3

8
19
44
46

20 38b
9
4
3
4

I
3
6

177
26
52

201
93

338

I5

3

113
l5

L2

862

209 l1 5.3
29 L2.7

2 5.7
40 66.1
1 2.9

33 6 18.2

581 59 10.0

0,b
1.5
4,1
1.4
1.9

I.6
3.2

L7.5
2,0
3.1

9,12b
9,lzh
9 ,146

LackEsanne
Ife!t Seoeca
Ili11l@vl lle

r0.930
t4,L23
10, 139
I,929
6,499

983
915
091
108
374

15
95

10b

9
2

r13
1

I

1

2

8;

6
7

3

5

7

1

,?

12 ,906
9,16t
I ,896
8,065
4,759

81
It4

111
49

0.6
t.2
4.3
1.4
1,0

72
LL2
82

IIO
48

l0, 930
I3 , 71I
10, I39
2,024
2,624

184
L62
49
93
28

183
r62

41
93
28

25
I
:

553
4,793

13,352

4t2

2,328
2,639

45
189

289

F
G

H

J
Btdsell

183
237

47
1I0
L72

640
45
8?

23b
77

I,588

1

7

5

0

7

4
5
3

7

13

L

;
4

3

50t

7

30
8

63
!

2

I

;

;
2

3

6
)
I

5

.8

a

.7

I
I
0
4
I

3
0
0
I
0

422
45
58

t46
77

18
40

5ll
24
66

28 1.4
54 2.8

519 18.4
51 1.5
89 2.2

905
875

r5

L7
230

2L8

]I
,:

I7
144

Elllcott
nertel
Keos lngtotr
NisSsrs Squere
South Park

A.I<r on
AIde n
ArgoI a
Depee
Eaat Aurora

645
41
90

236
82

4

:

6

3

:

35
60

103
78

18
66
73
o1
21

7

28
8

58
4

2l
48

530
68

rt2

428
41
59

146
82

2,524

Othe! PoBt Offices 59,34O 1,870 3,2 1.334 2.1 t.rO7 227 316 9.151 5lb 5.9 481 55 111

3l
64

540
t03
r35

IO
16
10

23

L,965
r ,909
2,818
1,90r
!,047

10
L4

I
33
23

3 r6.7
l0 t5.2
2t t.1
46 1.8
45 14. I

dormrtori€si nor does it cover boar,lerl-u1, rt-rtlcntes or dPdrr,ntnrs lhnt are n,)t ,nrended f,,r n(cuPrnl\.

one po.srtrle dcl;verr

:ourLe Ill\p,,stalracancvsurr,,,,,rr,lu,t,'li,Lt,rll,rl,,,r,,r,r,qi).'\rnLrslerL.

2

9

2

i
I

;
;

2
a

2

1,
1,
3,
5,



Table lX (continued)

'llotal residences and apartments

Buffalo. Nee York. Area Posta1 Vacancv Survev

Aprit 5-16. 1955

Residences llousc trailers

Postal aea
Total possible

deliveries

18, 304

6t.2M

7 ,856
5,689
9,823
4,499

L2,O32
r,L23

.i tised Ne* const.

532.75031
t42 4.8 L23 19 29
146 L.7 116 30 61
128 2.3 101 27 36
r28 3.4 86 42 39

1.748 2.9 1.615

60
225

33
28

]J r.0ll
150

Ilnder 'l'otat possible vacanr units t nder
deliveries All % tjsed New const.

'I otal possrble V acant

No. eidel iieries
Ilnder

Alt '/" I]sed Ne* const.

Eden
crand Island
Harburg
Laocas ter
Orchard Park

Spr lngvi I 1e
Tonavanda

Niagera County

|,973
2,93t
I,344
5, 609
3,738

1,910

r,920
2,696
5, 648
4,510
3, 650

49
81
97
80

109

46
t25

586

55
92
27
23

261
16

69
4t

toz
33

79
t7

L.2
L.7

1r0
18

51
24 135

98 222

712
30 !+8

t1
43++
312

19. 6i(l8
497

7

t7
42
24
J9

2.6 47
3.0 67
r.5 72
1.8 53
1.0 67

66
4l
81
33

2

14
25
27
42

53
235

1,596
1 ,099

88

4
61
49
48
19

1.5
26.O
2.9
4.4

2t.6

t2
19
L2

': -1 
5. o-,.: I 
,:

54 4 7.4
95 3 3.2

814 36 4-3

2

tf4

580
13 22.8
t5 2.6

74
3,57 3

169
35

t6.2
4.6
4.t

25.7

6.7
9.8
5.5
5.0

5.1
32.5

I
5

1

35 1

156 37
1,4
5.4

35
r93

3
55
44
48
t9

611
61 212

133 315

766
30 55
11
43

+ry
112

15
o: ,:

3l L43
21

82
lr8

16
257

67
255

34
32

1.069
150

4
I

L,422
L4,703

43.487

2,696
a,126
r, r85
1,599

5,329
2,L7L
a,7 54
2,497

1.2 41
0.9 101

1.3 488

4A8
3,60r

l2
163

1

9

808
134

169
345

59
101

r48
1.5

72
163

7

9

t74
r34

34

I5
19

4

24

17

L7,7t7 I,L62 6.b L.L27 15 93

2.4

2.5
2.O

710
699
154
534

2.O
1.1
2.3
1.4
1.3
1.8

48
62
26
19

231
16

54
7

8

100.
l.

0Leuis ton
Lockport
Middlepor t
Neufane

Niagara Falls
l{81n Post Office
Stat lona:
Brl.dge
Fr11s
Ls sslle
Nev l'larket

2
.1
1

I

5.5
30.592
2,725

5

1o.944
1,828

2,8?6

7.4
,1

234
386
r51
134

258
33

c
8
6
0

235
3?l
12r
lY+

227

1.3
1.9
1.2
1.3

2,527
3,518
1 ,069
2,OO2

159
330

40
101

r48
t4

8 580 15 2-62L 20

119North TooaYanda
Youngatlm 31

2.L
2.9

l1
L

r55
o77 22 4 la.z46

dormitoriea; nor does it cover boarderl-up tesidences or aPaflm€nts that de not intended for occupancy.

one poesrble delivery.

Sourcc: FHA posral vacancy surve! conducted by collabmaring poshaster(s).

3.
6.
1.
3.
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Table X

FIIA Sunrev of Unsold Inventorv of New Sales ilouses
Br:ffalo. Nery York. SIASA

106l+ and 196q

Speculative constmction
Tota]'

coupletlons

Units sold
before

const. startSa1es price

$10ro0o-$t2 rt+99
12r50G Urg99
151000- lT rt*99
t7 ,5OU Lg rggg

20r00G ztrrggg
25 |OOo. 29,ggg
301000- Slrrggg
)5'OOO and over

Total

$lorooo-$Drt*gg
12,500- Ur999
15r00G lT rl*99
l7 ,5OG- Lg r99g

20r00o- 2trr999
25 rOOG 29 rggg
30r00G 3lrr999
351OOO and over

Percent
Total Sold Unsold unsold

Houses completed in 1o63 y'

L7
280
)95
269

182
t72
U*

-73

L3
227
)t6
26

u3
JJA

33
55

3
n
7l+
57

51
35
3L

L7
9
I

A
56

22
2L

3
3

236

35
53
28
g

25t

Houses conpLeted Ln 796L 9/

18
225
390
268

160
13l+
72

_92

lr33O

lr
53
79
63

)9
30
11
E
292

1
76
50
lr3

5O
63
32
o

-z
324

1g
301
l+lro
3Lt

1
6
5
6

1 100.0
L5 Lg.1
L5 30.0p, 27.9

25.
11.
6.
9.

l+3

)o
72

L9.2

30.0
t5.g
t2.5
11.1

0
3
3
5

,6
0
7

a

a

30.8

7rL3? lrU5

210
tyt
104
72

L5
10
lr
I

Total tr65t+ 73 22.5

g/ Suwey lncludes only subdj-visions with five or more completions
durlng the year.

Source: Annual Unsold Inventory Sunrey conducted by the Buffalo
Insurlng Offlce.
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