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FHA Houslng Market Analysle
Buffalo, New York, as of August [, l97O

Foreword

ltrls analysls hae been prepared for the aselstance
and guldance of the Federal Houslng Adminletratlon
ln 1ts operatlons. Ttre factual lnformatlon, ftnd-
lngs, and concluslons mey be useful also to build-
ers, mortgagees, and others concerned wlth local
houslng problems and ttrends. Ttre analysis does not
purport to make determinatlons wlth respect to the
acceptabllity of any partlcular mortgage ineurance
proposals that may be under conslderatlon in the
subJect locality.

lhe factual framework for this analysls wae devel-
oped by the Economlc and Market Analysls Dtvlslon as
thoroughly as poselble on the basls of information
avallable on the rlas of 'r date from both local and
netlonal sources. 0f course, estlmatee and Judg-
oents made on the baeis of lnformatlon avall.able
on the rras oftr date may be modlfted constderably
by subsequent market developments.

The prospectlve demand or occupancy potentlals ex-
preseed in the analysis are baeed upon an evalua-
tion of the factore avallable on the rras ofil date.
Itey cannot be conetrued as forecaste of bulldlng
activlty; rather, they express the proepectlve
houelng productton which nould malntaln 4 E€BBon-
able balance ln demand-supply relatlonshlps under
condltlons analyzed for the ras oftt date.

Department of Houslng and Urban Devetopment
Federal Houetng Admtntatratlon

Economlc and Market Anal.ysie Dlvlslon
tlaehtngton, D. C.



FHA HOUSING MARKET ANALYSIS BUFFALO, NEW YORK
AS OF AUGUST 1 1970

The Buffalo Housing Market Area (HMA) is defined as Erie and Niagara

Counties, New York. This is also the definition of the Buffalo Standard

Metropolitan StaEistical Area, whlch had a population of 1,34o,ooo persons

in AugusE L97o. The HMA is situated ln the norEhwesEern section of New york

State, borderlng Canada, and Lakes Erie and 0ntario. In addition to Buffalo,
the HMA includes the cities of Niagara Fal1s, North Tonawanda, Lackawanna,

Lockport: and Tonawanda.

Nonagricultural wage and salary employment has been increasing since1955, with growth conceitrated in the nonmanufacEuring sector. There hasbeen a substantial drop in unemployment during the second half of the decade,as a resulE of out-migration of population as well as economic improvemenE.A tightening in the housing market over the last five years reflects, inpart' the demoliEion of many housing units as a resurE of an extenslve urbanrenewal Program, and a decline in constructlon attributable mainly Eo highconstructlon and flnancing costs. Currently, vacancy rates are below thoseconsidered desirable for a balanced housing market.

Anticipa Eousi ns Demand

. An average annual demand for 5rloO new nonsubsidized housing units isanticipaEed in the Buffalo HMA during the tr"lo-year period beginning August197o, subjecr to possibre unfor.""""Er" ."o'o*i" ttl".urtronilhi;;,;;;;'tend to alter demand significantly. rn view of a continuing decrease invacancies, slackened building acttvity durlng the pasE severar years, andan increasing ratio of multiiamily to singlelfamily consErucEion, the mostdesirable demand-supply bal.ance would be ichieved if 3,O75 single_fanilyunits and 2,o?5 multifaqily units were supplied annually (see tables r andII for distributions of demand by sales price and rent).
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The estlmated demand for new nonsubsidized housing is below recent con-
struction volume, because of an anLicipated somewhaE smaller housettold
growth rate and because of a significant number of subsidized units in
planning for the next several years. A substantial share of the houslng
demand is forecast in Amherst, where the demand for both single-family
houses and multlfamlly unlts wilI be stimulated by the construcEion of
the new Amherst campus of the State Universlty of New York at Buffalo
(SUNYAB). In conjunction with the new Amherst campus, the Urban Develop-
menE Corporation of New York is preparing flnal plans for its new town
of Amherst, with a projected population of 25,@O. The project, when

comglet_e_d_r !p_!ilI csntain 2,4@ acres of land, 1,OOO acres of which are
for-tromei; 6f ihe-$SOO million Eotal cost, about $34O mi11lon will be
private funds. Additional sEudent housing denand in the Amherst area is
expected to arise toward the end of the forecasE period.

The qualitative disrributic.ns shown in tables I and Il indicaEe thaE
two-thirds of the demand for single-family houses will be in the $25,mO
and over price range, while demand for multifamily units will be strongest
at gross rents from $17O to $2OO for one-bedroom units, $19O to $24O for
two-bedroom units, and $22O to $260 for three-bedroom units. IE. is expected
that most of the demand will continue to be for garden-type and tor^rnhouse
strucEures located in suburban areas surrounding Buffalo.

0ccupancy Potential for Subsidized Housins

Federal assistance in financing costs for new housing for low- or
moderate-income families may be provided through a number of different
programs administ.ered by FHA: partial rent supplements in rental projecEs
financed under Section 221(d) (3); parEial payment of interest on home
mortgages insured under Section 235; partial interest payrnent on projecE
mortgages insured under Section 236; and federal assistance to local hous-
ing auEhorities for low-rent public housing.

The estimated occupancy potentials for subsidized housing are designed
to determine, for each program, (1) the number of families and individuals
who can be served under the program and (2) the proportion of these house-
holds that can reasonably be expected to seek new subsidized housing durirrg
the forecast period. Household eligibility for the Section 235 and Section
236 program is determined primarily by evidence that household or famil-y
income is below established limits but sufficient to pay the minimum achiev-
able rent or monthly payment for the specified program. Insofar as the
income requirement is concerned, all families and individuals with incoure
below the income limiLs are assumed to be eligible for public housing and
rent supplements; there may be other requirements for ellgibility, parEic-
ularly the requirement that current livlng quarters be substandard for fani-
lies to be eligible for rent supplements. Some families may be alternatively
eligible for assisEance under more than one of these programs or under other
assistance programs using federal or state support. The total occupancy
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potential for federally assisted housllg gpp."ximaEes the sum of the poE_e-!-tiats for-public housing and secrion 23ts h;;;i;;:---F;.'Ii"-f"riaro HMA, rheEotal occupancy potential is estimated to be 5,s3s units annually (seetable rlr) ' FuEure approvals under each progiam shoutd take into account.any inEervening approvals under other prog.ri" which serve the same familiesand individuals.

The annual occupancy PoEentialst/ for subsi dized housing discussedbelow are based upon 1970 in"or.", the occupancy of substandard housing,estimates of the elderly population, income limits in effect on August l,1970, and on available market experience.2/

SecEion 23 Sales Housi There is an occupancy pot.enEial of aboutI,8OO houses a year in the Buffalo area. About 4O percent of the familieseligible under this program are five- or more-person households. AlL fami_lies eligible under Section 235 also are eligible under Section 236 however,the estimates are no t additive. To date, houses financed under the SecEion235 program have en countered no marketi ng problems. Since mid-1968, fundshave been reserved for over I ,4OO uni ts under Section 235. projecrs rrlthover l,OOO additional units which may qualify for Section 235 are in prel im-inary stages. As of August I , L97O, L 1425 Sectlon 235 loans have bee n closed,and over 5OO units ar SecEion235 financing will be
e under construction for which it is anticipated
requi red .

Public Ho a Rent ement. These t I^ro Programs serve householdsin essentially the same low-G come group. The principal differences arisefrom the manner in which net i ncome is computed for each program and fromother eligibility reguirements For the Buffalo HMA, the annual occuPancypotential for public housi ng is estimated aE 1r655 units for families and2,21U^ unit.s for the elderl v. Under the more restrictive renE supplementprogram, the potential for fam ilies is about 550 units, and the market po ten -tia! anong rhe elderly is unchanged. Appro ximately 20 rcenE of bothfamilies and e1d qrly el1_g ible f Pe

Section 236.
or public hou s1 ng also are eI igiblb undEr-

1

There were
the Buffalo HMA
caI ly designated

5,25O unlts of low-re.t public houslng under management inas of August 197O, lncludlng lrgOO occupied by, but not specifi-for, elderly persons and households. ilr", 4',5oO of these

ccupancy potenEials referred to 1n this analysis have been calcu_to reflect the strength of the market in vilw of existing vacancy.uccessful attainment of the calcuraEed potentlal for subsi dizedng may well depend upon construcEion In suitably accessible loca-
' as well as a distribution of rents and sares irices over theete range attainable for housing under the specified programs.

Faslilies w-ith incomes inadequate Eo purchase or rent nonsubsidj.zed hous-ing generatlv are etigible for one form or anothlr'"r"]"i";;;;;; housing.rn the Buffalo HMA, iicome rimits are approxrmately the same on eitheran t'exceptionr or IregularI Eisis'. -

/! The o
I ated
The s
housi
r ions
compI,

z/
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units are in Ehe city of Buffalo; the remaining units are located in
ir"t"r".,na and Niagaia Falts. In addition, about 2,75g^ state-aided hous-

trg ".irs, 
includtlg 375 "li!s for elderly also are located within the

HMA. There "." "r.i" ntly 77g units under construction or scheduled to

J"--"or.pi"."o (leased or rehab_ilitated) by the end of 1971, about 45O of
wtrich are designated for the -dlderlyr Iaiggly in Niagara FalIs and Lockpofi'
v;;;;.i." in plutic housing are generally low and waiting llsEs exist;
hJr".r"r, seveial of the state-aided high-rise projects have had high vacan-

.i"" U"""use of locational and environmental problems.

The city of Buffalo currently has outstanding commitments for 8OO

units of low-rent public housing, including 45O units for elderly, but

ir".r"a as yet formulated any plans. Even if rhese plans were implemented

a"rr"g rhe iorecast period the total additions to the supply of public houl

ing would not equal the estimated potential. There has been some reservation
of-rent-supplement funds for units in SecEion 221(d)(3) BMIR and section

236 housing under construction, but even Ehese units faI1 well within t'he

annual Potential estimate'

Secrion 236 Housing:- Th:t" is an annual occuPancy potential for 1'8OO

u,,itsffi65unitsfore1der1yindividualsandcoup1esunder
;ili, program. About 2o percent of the families eligible under this program

a.a aL,rI 65 percent of the elderly households also qualify for low-rent
public housing. It should be noted thaE in terms of eligibility, the section

zlo potential and the Section 235 potential draw from essenEially the same

population and are not additive'

0ver the next 18 months as many as 2,3oo units of Section 236 housing

for families, in addition to 36O units of section 22r(d)(3) BMIR housing

now under consEruction and 97 units of Section 236 cooperative housing in

;i;";i;g could become available within the nMA. About I,600 units will be

available in 197r, about 7oo in early 1972, and the final phase of the

Waterfront Redeveiopment ProjecE should conEribute about lr2OO units during

1973. proposals foi approximately I,OOO units of Section 236 housing (2OO

elderty) are pending flasibility study and availability of funds' Most of
the consEruction is"planned for the city of Buffalo, saEisfying littIe of
ihe potential in the developing portions of suburban Erie CounEy and Niagara

ior"'ay. In light of the fairly substantial use of Section 235, it appears

iirl !"".ion 256 projects for which firm plans have been made will satisfy
rhe need for housing of thls tyPe cluring the forecast period arnong familles'
There remains, howeier, a substantial potential among elderly households'

The SaIe s Market

Lack of available mortgage funds and buyer resistance to increasing

buitdinganclfinancingcost"t.,,ureducedboth-effectivedemandandsupply
for new sales torri.,g""ignificantly between 1958 and 1970. The sales rnar-

ker is currenEly-;;i;r""i, b,ra in v:.ew of the extremely low vacancies and

decreasedvolumeofnewhomeconstruction,itisbalancedaEapoinEbelow
opEimurn,whicht"ouldallowgreatervolumeofconstructionbybuildersand
greater selectivity for: Prospective buyers' Th'u current volurne of single-

family construcrion is at the lowest 1lvel of the decade, with Lhe produc-

tion cutbacks affecting almost aIl localities in the HMA'



5

Almost all building is being done on a contract basis, with reduced
unsold inventories further depleting the already low supply of new housing.
There is virtually no conventlonal construcEion in the under $[5,OOO price
range, while Ehe largest percentage of new consEruction has recenEly enEered
the $20,O@-$25,OOO price range.

Buildlng in areas ouEside Buffalo and Niagara FalIs is hampered by
lack of sewerage facilities and locdLfon-of some possible sitris in flood
plains. Land costs are closely Iinked with availability of sewers. Zonlng
rest.rictions have limited use of mobile home development ln all areas of
the HMA and also are currenEly restricting low-cost housing by the imposition
of above-minimum property and size standards" Even with Ehe slowdown in
construction, sonte localities in which bullding codes and inspections are
less restrictive continue to develop.

The market for existing properties in nearly aII price ranges and
Iocalities has tightened since 1967. Competition for good quality listings
is strong and a substantial appreciation in sales prices can be noted.
Because of the limited supply of low-cosE new homes, existing homes are
now the main source of housing for moderate-income families desiring home-
ownershi p.

The Rerrtal Market

After several years of increased volume of multifamily consEruction, ,

absorption rates of new apartments are still high and vacancies have continued
to decline. The large number of demolitions resulEing from urban renewal,
highway consErLlction, and code enforcement have been the primary factors
for the tight market condiElons. Financia!- impediments have signiflcantly
reduced mulcifamily starts since mid-1969 and the number of units under con-
sEruction and planned is small in comparison with volume in the recent
past, Declining levels of constructic,n have placed further constraints
upon an already low vacancy rate, resulting ln a lower turnover in occu-
pancy and waiting Iists in many of the newer apartmenL complexes.

The major share of new rental units marketed in the Buffalo HMA are
in the garden and townhouse projects and are attaining full occupancy within
short periods afEer compleEion. A.Ithough units are available in a w'ide range
of renEs, projects completed--ovef the pqs! s_e-rreral;19ars-_Eyp1-c_a-l1y hqyg g{g:.s
monthly rents ranging from $16O to $175 for a one-bedroom unit, $t75-to $20O for
a trro-E-eriioom utia,-anci $zoo io $zzo foi itrre" Uearooms"- Luiuiv high-rise units
also are experiencing low vacancy; minimal building has occurred recently
in this segment of the market. The largest concentraEions of mulEifamily
deveioprnent have been in the rapldly growing towns of Amherst, Cheektolitaga,
Tonawancia, and West Seneca. Since 1960, multifanrily building has become
an increasing proporEion of the inventory; subsidized mulEifamily consEruc-
cion condtitrlt6d,about l5 percent of total multifamily construction.
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Demand generated by area college st-udents for low-cost off-campushousing has kept vacancles low in the older but acceptable portir:n of therental inventory. Housing offices repo!:t waiting liits for- apprclved a.zail -able off-campus units, but concede that a somewhat high vacancy in dormi-tories exists- some rents in [he older segment or tnJ inventory couldincrease strbstantially through the removal of units of $l5o and up fromthe rental contror- raw. rmprovements to properties justifylng rent in-creases, thereby would free the unit from rent control altogether.
Economi c , Demographi c, and Housinq Factor s

- Eqo-ngmic Factors. During the last half of the 196o's, the economy ofthe Buffalo IIMA has expanded substantially as contrasted to a decline inemployment during the first half of the decade. Nonagricultural wage andsalary employment dropped by lg,7oo workers between ti5o and 196I, andincreased srowly thereafter until I-965. The effects of manufacturing employ-ment decreases subsequently slowed nonmanufacturing emplo;rment growth.Annual increases in wage and salary employment reaJhea'a'rate oi ta,zoojobs (an increase of 4.2 percent) between I-964 and Lg65, and sustainedthe growth at the same level of 18,9oo jobs (a 4.1 percent increase) between1965 and 1956" ['iage and salary employmlnt has grovrn at a slower but steadyrate of between 9,ooo and 1o,ooo jobs (about 2 fercent) annually silce i;ee.
Manufacturing employnent (178,2Oo) represented 35 percent of all r.rage

and salary employment in 1969, as compared with 40 p"r"Lnt in 196o.
Between I966 and L969, manufacturing employment aeciined by 2,4oo jobs,
with the bulk of the decrease occurring in the transportation equipment
and machinery indusEries, which (combined) accounted for almost 25 percentof alI manufacturing employment in 1969. Reflecting slowed growth nation-ally in late 1969 and early Lg7o, expansion of the Jurabte gJods secrorhas been curtailed and.average manufacturing employment for January EhroughJuly l97o was 4riOO Uelow Ehe average for the first seven months of 1969.The reduction in_ manufacturing emplo)ment has been almost entirely theresult of cutbacks by automotive and steel producers. The possibility of
additional layoffs in late 197O exists because of quotas on imports offoreign crude oil, vrhich may affect area refineries. Tables rv and Vpresent detailed descriptions of work force components and nonagricultural-
wage and salary employment trends by industry between 1960 and I97o"

Most of the employmenE growlh has occurred in the nonmanufacturingsector, more than offsetting occasional losses sustained in manuf,a"tuii.,g.since 1965, average rrorr*anrfacEuring employment grew by ll,Ioo workers(4.o percent) annually to 32418oo ln rg6g.- E*plgy*enr in all categoriesof the nonmanufacturing sector his increased yeiriy Eerween rg6s "iJ ig6swith the exception of contract construction, ,hl"h- should increase rapidlyas plans for the new Amherst campus of the St.ate University of Buffaloare implemented. 0f the total cost of about $ZOO million ior the newAmherst caTpusl -co-nstruction valued at $f5-mi-f i-ion-is curiently-undei
developnent.
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The present rat.es of employment growth are unlikely to continue during
the forecast period, particularly in the volatile durable goods component

9f the economy. A number of firms wlll be cutting back em,ploymenE Egm.pg*:_
iaily and no new major firms hate aiiriounc-ed an inteiiC to Loddre in the ili{A.
0n the basis of these developrnent,s and assusling no contract disputes, it
is judged that wage and salary employment may increase by 7,OOO a year during
the forecasE period. This estimate, slightly lower than the 9,OOO to lO,O@
increases from 1956 to present, is based upon anticipated employnent decreases
in the primary steel lndustry in response to decreased orders for sEeel, some
decreases in Ehe chemical industry, and possible decreases in transportaEion
equipqgnt. Increases in norunanufacturing lndustries should ofiset thele
Losses.

In 1970, Ehe median annual income of all familles in the Buffalo area,
afEer deduction of federal income tax, was $9rt50; the median after-tax
income of renter households of tr.ro or more persons was $7 1625. iln 1960,
the medians hrere $5,95O for all families and $5rOOO for renter households.
Detalled disEributions of all familles and rencer households by 197O income
and t.he 196O and 197O median incomes for the geographic subrnarke,ts of rhe
HMA are presented in table VI.

Demographic Factors. The population of the Buffalo HMA was estimaEed
_a_! 1?3AO?qOq!/ persons in August 1970, an average increase of 3,2OO persons-(0:2 peiCenilannually since April 1960. Refleciing a drop in resident births
while deaths stayed const.ant, Ehe annual net natural increase in the popula-
Eion declined to abouE 9,OOO in the late 196O's. For the 1960-197O period,
net natural increase amounted to nearly l31r3OO persons, so that a total of
about 98r3OO persons out-migrated, continuing the Erend which began in the
mitl-1950's as a resulE of slow employment growth. The greaEesE population
increase occurred in the suburban areas of Erie County, as people moved
fromthe.ryqjo.Iciti.eg.o-[-P."t{a-1oan-dNiagaraFa1ls...

During the August 197O to August L972 forecast period, populaElon
growth is expected to average 3r5OO persons (one quarEer of one percent)
annually to I,347 r2OO persons. This projection assumes that the economic
outlook will remain stable, with ouE-migration tapering off and the net
natural lncrease continuing to decline.

There were t+24,8OO househotds
pared with 386,575 in April 1960, a
year perlod, household growth trend
IIMA generalLy have paralleled popul
recorded in the suburban areas of E

in the Buffalo IMA in AugusE 1970, com-
gain of 3,7OO a year. Over the t.en-

s for the geographic components of the
ation growth; there were st.rong gains
rle County, while Ehe number of households

l/ PreLiminary populatlon and housing unit counts from the 197O Census may
not be consistent with the demographic estimates ln this analysis.
Final official censuse population and household daEa wilI be made avail-
able by the Bureau of the Census in the next several months.
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in Ehe major cities declined. Rapidly rising enrollment raEes at SI'INYAB

have accounted for high rates of household and population growth in this
area; projected student enrollment staEistlcs indicate this growth will
continue Ehrough the forecast period of thls analysis. Based on a someldhat,

smaller household slze, it is judged that the number of households in the
HMA will lncrease by 3r5OO annually to 431'8OO by August 1972.

Demographic trends in the major components of the IIMA during the 1960-
L972 period are shown in detail in table VII. 

i,

Housing Factors. The housi ng inventory of the Buffblo HMA totaled
443,7OO uniEs in August 1970, a gain of almost 33,8OO units since April
1960. The net gain resulted from the completion of about 52'OOO new uniEs,
the loss of l9rOOO units through demolltion and other causes, and an increase
of about 8OO trallers. Demolltions accounted for inventory Iosses within
the central cities. Housing inventory Erends for Ehe Buffalo HMA are pre-
sented in Eable VIII.

There were abouE 21525 houslng unlts under construction in the HMA

in JuIy 1970, of which 725 were single-famlly houses and 1,8OO were units
in multifamlly structures. The estimaEe of multifamily construction included
approximately 750 units in 1o-w-ren! pg!!ig- hogsing PI9-jegqq g+-d 7-|Q gn-its
in subsidized projects under Sections 22L (d) (3) BMIR or 236.11 - In addition'
iE is estimaEed that abouE 5OO of the single-family houses under construcEion
witl be insured under Section 235. 0f the 21525 units under consEruction
about 1r5oo were in Erie CounEy and 1rO25 were in Niagara county.

The volume of sinele-family ldine acEivitv declined from a peak of
4,270 units in 1965 to 2r89O units in L969. The 1959 volume of new home

consEruction was the lowest of the decade and building authorizations of
1,2L5 units for the first half of l97O lndlcate no improvement. In contrast,
mul tifamily construction volume reached peak levels, averaging 3,I30 units
a year for Ehe 1968 to 197O period. About 2O percent of the multi fami ly
units authorized slnce 1958, however, were ln low-rent pubIlc housing or
in FHA Secrion 221(d)(3) BMIR and 236 projects. Nonsubsidlzed multifamlly
construction volume averaged about 2r575 unlts yearly slnce 1968. Trends
in the number of houslng units authorlzed in the Buffalo HMA between 195O

and l97O are presenEed ln table IX.

In July I97O, there were abut 4r7OO vacant nonseasonal, nondilapldated
hgusi-1g units available in the Buffalo HMA. 0f that toEal, 2,L9O uniEs were
a"CitiUfe for sale only and 215tO were avallable for rent, equal Eo homeowner

and renEal vacancy rates of O.8 percent and 1.5 percent, respectively. Avall-
able vacancies fell. drasElcally during the decade, resulting from the large
number of demoliEions and the declining volume of resldenEial building over
the past several years. Current,ly, vacancies are very scarce in all Parts

Ll About l5O units of SecEion 235 housing were in varying sEages of rehabil-
itation in July 197O.

(,
li!
f,
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of the tlMA. Very few vacancies exist in trallers, which, to a Limited
extent; dta fil.ling part of the need for low-rent housing. Since no appre-
ciable demand may be satisfied from the supply of exist.ing vacant uniEs,
additional pressure is exerted on new construction to creaEe a more desir-
able demand-supply balance. Table X presents detalled vacancy trends by
submarket.



Table I

Estimated Demand for New Slnele -Familv Houses
Buffalo. New York. Housine Market Area

Aueust l. 1970 -Ausust 1. 1972

HMA total Erie CountyPrice class

Under $20r000
$20,000 - 22,499

22,5OO - 24,ggg
25rOOO - 29,ggg
30,OOO - 34rggg
35rOOO and over

Total

280
335
465
920
370
705

3r075

230
280
385
765
305
585

2,550

Nlagara Cqulty

50
55
80

155
65

L20
525

Source: Estimated by Houslng Market Analyst.



Table II

Estimated Ann Demand for Nonsubsidized Multifamily Housins
Buffalo. New York. Ho using Market Area

AususE 1. l97O-August 1. 1972

Eff ic ienci e s One bedroom
Number of units Number of units

HMA total Erie Countv Ni agara County bglr HMA total Erie Countv Niagara CountyRen t2l

Under $140
$140 - L49

150 - 159
160 and.over

Total

40
20
20
20

100

30
15
15

1:.
75

280
185
120
70
85
60

2L5
140
90
55
65

4
5to

[0
5
5
5

Under $170
$r7o - L79

180 - 189
190 - t99
200 - 2L9
220 and over

65
45
30
15
20
is_

190

25

Total 800

I\tro bedrooms Three rooms

R""tgl total
umber of
Erie County Niagara Co unty Ren t9l HMA total

Number of unlts
Erie CounEv Niagara County

Under $190
$190 - 199
200 - 209
2LO - 2L9
220 - 229
23o_- -_7!e
!!Q gn! _ovgr

Total

240
L70
135
100
75

10_o
L25
945

180
130
100
75
55
75
95

7r0

50
40

25
20
2_s

30
235

20
15
15
10
20
50

10
10
10

5
5

10

35

Under $220
$22O - 229

230 - 239
240 - 249
250 - 269

F270 qnd ove.r
Total

30
25
25
15
25
60

- .18p 139 50

al Rents include cost of utilities.



Table III
Est,ima ted Annual 0c pancy Poten tial for Subsi dized Renta I Housine

Buffalo, New York Hous Market Area
usE I I et 72

A. Fami lies

I bedroom
2 bedrooms
3 bedrooms
4+ bedrooms

Total

B. Elderlv

Efficiency
I bedroom

Total

Section 236a1
exclusivelv

Eligible for
boEh grams

45
205

70
45

i6::f,./

275
155

PubIic housing
exql usivel y

L75
r,3ooq/

1r330
450

L,78Og/

Total for
both prosrans
.._!U

3, 090

l,7oo
745

185
700
420
L20

L,425

435
465
850
340

1

205
550
350

95
140
235 43O91

al

bt

cl

2r445

Estimates are based on exception income limits.
About a thlrd of these families also are eligible under the rent-supplement program.

AII of these elderly couples and individuals also are eligible for rent-supplements.



Table IV

Buffalo. New York. Housi n9 Market
1960- 1970

(in thousands)

Area

Components

Civilian work force

Unemployment
Percen.t

Agricultural employ.

Persons involved in
labor dlsputes

Nonag. employment

1960

539. 5

37.8
7.07"

8.6

o.7

492.4

L96L

529.8

48.2
9.L7"

8.4

0.6

472.7

L962

52L.2

38.2
l.Jt"

8.2

1953

5L7.2

33.9
5.67.

8.0

L964

5L7.2

27.8
5.47.

7"9

1955

529.6

1958

56L.6

2L.5
3.8%

7.4

L959

571.1

2L.O
3.77"

7.2

23.2
4.47"

7.6 7"6 7"4

L966 L967

544"7 s54.3

2t.L
3.97"

o.3

515.8

0"9

22.5
4.L7"

Flrst six
months

L969 L970at

563.4 570.3

zL.L 26.3
3.77" 4.6%

6.5 6.4

O.2

47 4.7

426.7
48. O

0.4

474.8

428.4
46.4

1.3

480.2

437.3
43. O

0.5

498. 3

455.5
42.8

523.5

t+83.6
39.9

0"4

532"4

493.6
38.8

1.3

54L.6

503. O

38.5

1.0

534.9 137.0

60

Wage & salary 441.7 423.0
A11 other nonag. employ.E/ 50.8 49.6

474.4
4L.3

496.7
38.2

499.6
37.4

Note: Totals may not add because of rounding.

Revl sed.
Includes self-employed, unpaid family worker6, and domestlcs.

al
bt

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

Trend of Work Eorce Components
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Table V

Em

usi

(in usands )

Induetrv

Wage and salary employnent

Manufacturing

Durable goods
Stone, clay & g18s6
Prlmary metals
Fabricated metals
Machlnery (except elect.)
Electrlcal ur,ach lnery
Transportat lon equ ipment
Other durable goods

NondurabLe goods
Food products
Apparel & textlles
Paper & allied products
Prlnting & publiehing
Chenlcals & related
Other nondurables

Nonmanufactur ing

Contract conEtruction
Trans., & pub. utllities
Trade
Finance, ins., & real estate
Services
Government

56" 0
15.0
3.6
6.7
7.9

15.6
,.o

258.6 260.9 263.5 269.7 280.4 2g3.8 305.4 315.6

1960

44t.7

t7 6.5

I 17.5-T3
33.6
14.8

84.
1.5.
54.
50.

l9 61

423.0

L64.4

r08.4
-T."
29.t

20.0
3t"7
82.2
16. 0
s5.8
52.9

lo

L962

4?6,7

165. 8

32.
83.
16.
56.
55.

r953

428.4

L6t+.9

t09. 4

16.8
31.3
84. s
16.3
56.0
58.8

L964

437.3

L67.6

rk

19 65

4s5. s.

175. 1

L23.L
8.1

34.2

19 58

493.6

t77.9

1969

503.0

t78.2

1969

495 t6

177..3

1970

499.O

r73. I

34.6
t 3.2
14. r
L4.2
27.3
5.3

January thru
JuLy

15.
3.
6.
7

15
6

,,"
9.5

29.7
13. 5
13. 5
13. 0
26.4
5.5

s5.5
15.1
3.6
7.0
7.5

15.6
6.9

111.6
7.9

30.7
14.1
13.9
13. 0
26.6
5.4

120. 5
7.8

36. I
i3.t
13.9
14.1
29.1
6.o

118. 8

L967

483.6

L78.2

L2L.5
8.1

34.0
L2.8
15.5
L4.7
30.1
6.2

56.7

r 2r .6 120. 8
8.1 7.9

36.1
13.5
13.6
14.1
29.5
6.0

L9.4
33. 0

101. 9
18. 8
74.4
77.2

L4.L
15. 0
15.0
30.6

6.2

8.
29.
13.
13.
L2.
26.
5.

14.1
13.6
13.3
24.6
5.3

6
0
4
1

1

3

7

8
t6
I

20.6
32.o
92.2
17.0
&.8
67.2

1

3
4
4
9

8
6

1

5
7

4
9

8

8.
32.
L4.
L4.
L4.

0
9

4
1

2

5
7

I1.5 .,4
7.7

56.657.456.357.4
L4.2

9
5
4
9
7
2

6
7
I
9
1

3

6
5
9
2

9

5

34
13
L4
13
30

6,

59.1
15. 9
4.2
7.4
7.7

L6.7
7.2

265.2

L4.2
13.8
26.5
5.7

7
4
5
8
I
9

5 6.0 s5.5

29
5

56.3
L4.7
3.6
6,7
8.t

15. 5
7.6

L5.4
3.9
7.0
7.5

t5.4
6.8

L8.2
31.1 '
86.2
L6.2
57"6
60"4

19"5
31.8
88. 7

L6.4
61. 0
63.0

56.8
.13.t

3.7
6.9
9.1

15.2
8.6

319.4

17. r
32,7

r.00.6
t 8.7
7 3.5
rt.a

14.0
3.7
6.6
8.6

15.8
8.0

0
5
4
7

9
8

20.
32.
95.
L7.
67.
7L.

13
3
6

9
15

9

324

13
3
6
8

15
8

20
32
98
18
70
74

4
I
9
2

2

0

8

13
3
6
9

L4

325.9

L7 .9
32.7

too.'8
r9.3
76.1
79.2

I
8
7
3
9
9I

25
33

L7.2

0
3
2

8
5

a/ Totels may not add becauee of roundlng.

Source: New york State Department of Labor, Dlvielon of Employment.

L966

474.4

180.6



Table VI

Familv Income aracteri s tics
Buffalo. New York. Housing Market Area

A ercen taeeP Distribution of A11 Families and R enter Households
By Annual Income After Deduction of Federal Income Tax

For the Buffalo. sine Market Area
As of Aueust 1970

6
3
5
5
8

10

000
o00
oo0
000
000
oo0

$3,
4,
5,
6,
7,

Annual income
after tax

Under $3,
- 3,999
- 4,ggg
- 5,999
- 6,ggg
- 7,ggg

,oo0 - g,ggg
,ooo - grggg
,oo0 - L2r4gg
,500 - 14,ggg
,OO0 and over

Total

Locali tv

Housing Market Area

Erie Gounty
Buffalo City
Niagara County

All
fami lies

1t
1p
18
10
L4

100

B. Medlqn FeEily Income After Deduction
of Federal Income Tax

A11 familiesffir
$5. g5o $e. lso

9, O5O

8,100
9r4oo

Renter
householdsg/

10
5
8
8

10
13

10
9

9
5

100

Renter householdsg/

31

8
9

10
l2
t5

4rg
4r7
5r 1

z5
50
00

5,900
5,325
6, 150

l9 59

$ 5. ooo

!9,9Dt

$7.625

7, 5Oo
7,L75
7,800

a/
bt

Excludes one-person renter households.
Reflects exclusion of 10 percent surtax.

Source: Estimated by Housing Market Analyst.



Table VII

Population and sehold Trends
Buffalo. New York. usine MarkeE Area

t960-t972

Popul at ion

HI'{A total

Erie Cqunty
Buffalo

Niagara CountY
Niagara Falls

Househo Id s

llMA total

Erie County
Buffalo

Niagara CountY
Niagara Falls

Aprit 1950

1. 305.957

1,061,6e9
532,7 59
242,269
102 r 394

386.572

316,459
169,085
70,113
30,833

August 1970

1,340, Ooo

1 , 106, oof,
465, ooo
234, Oo0
87,000

424.800

35l,600
l59,600
73,2OO
28,550

August 1972

L,347 ,2OO

1,115,200
453, ooo
232, ooo
85,000

43 I .800

359,600
I 58, 300
72,2OO
28,000

Sources: 1950 Censuses of Population and Housing and estimates by Housing
Market Analyst.



Table VIII

Housine Inventorv. Tenure and Total Vacancv Trends
Buffalo, New York, Housing Market Area

Aoril 1. 1960- Ausust Ii L97O

HMA
total

Erie
Countv

Niagara
Countv Buffalo

Niagara
FallsInVenlofy a4d tenure

April I. 1960

Total housing inventory

Total occupied
Owner-occupied

Percent of total occ.
Renter- occupied

Percent of total occ.
Total vacant

Aulqust 1, 1970

Total housing invefltory

Total occupled
Owner- occupied

Percent of total occ.
Renter - occupied

Percent of total occ.
Total vacant

409 .765 334.941 7 4.824 t77 .224 32,2t4

386.572 3L6,459 70,113
235,582 L89,257 46,325

60.97. 59.97" 66.L7,
t50rg90 L27,2O2 231788

39"t7" 40"27" 33.97"
231193 18r482 4r7Ll

169.086 30.833
74,856 15,glz

44.37" 54.97"
94r23O L3,gzL

55.77" 45"L7"
8, 138 1 ,391

443.700

424.800 351.500
22LrOOO

62.97"
130, 600

37.L7"
15r 2oo

366.800 76.900 166.100 29.550

269,7
63

155, 1

36
18 ,9

s7"

57.

00

o0

00

73.200
48,700

66.57"
24r5OO

33.57"
3r7oO

159.500
67,800

42.57.
9 1 ,8oo

57.57.
6, 500

28. 550
16,050

56.27"
1 2, 500

43 "97"
1,000

Source: 1960 Census of Housing and estimates by Houslng Market Analyst.



Table IX

New Hous.inA Units AuEhorized by Building Permitsa./
Buffalo. New York.,. Housing Mqrket Area

I 960_ I 970

1963 1964 1965 L966 Ls67

tlMA to tal
Si.ngIe - fami 1y
Mul rifamily
Public housing

Erie County
Single-family
MuI Ei fami ly
Public housing

Niagara CounEy
Si ngl e - fami ly
Mul Ei family
Public housing

I 960

4,492
3,7r3

679
IOO

3,,720
3,L27

593
o

772
586
86

too

1961

3.676
3,r81

495
o

3.245
2,766

479
o

431

L962

4,263
3,45o

813
n

3,605
2,993

612
o

658
45t
20r

o

4,347
3,429

918
o

3.900
3,006

894
o

5, r84
3,622
r ,562

o

6.118
4,268
L ,171

79

5,426
3,7OO
t,547

79

692
568
t24

o

s.361
3,958
1 ,403

o

4,595
3,27 3
L,322

U

766
68s
8l
o

5,793
3,782
2,011

0

5. 065
3 ,158
I ,9O7

o

728
624
l04

0

I 968

7,r35
3 ,529
3,355

250

6.t22
2,966
3, 1.55

o

I,OI3
s63
200
250

L969

5,767
2,996
2,625

256

4.954
2,4I2
2,396

156

8I3
474
239
100

lsr half
r 970

2,558
L,2L6
1,Ol 2

330

I .808
966
842

o

_ Total
r 960- I 970

,!26e4
31 ,O34
16,645
1,Ol 5

47.11. I
31 ,5O4
!5,372

235

7. sqg
5, 53O
1,273

780

4,67r
3

I
t37
s34

o

513
485

28
o

415
16
0

447
423
24
o

750
250
170
330

c/ APptokiEtelv 15 percent of the Eultifeily units suthorized stnce L96o Ere rn lou-renE publl. housina .nd subsidiz€d proje.rs lnsureduhde! EgA program6.

Source: Bureau of Census, C-40 Construction Report.s



Vacancy
Characteristics

HMA

to tal

Io 
' 
781

2,277
L 

"O7"
8, 504

5.37"
L2,4L2

4. 700
2rLgO

.97.
2,51O

| "67"
14, 2Oo

Erie
Countv

Niagara
Countv Buffalo

Niagara
Falls

Apri 1 1960I

Total vacant units

Availab1e vacant
For sale

Homeowner vgcancy rate

Renter vacancy rate
other vacantg/

Ausu st 1. 1970

Total vacant units

Available vacant
For sale

Homeowner vacancy rate
For rent

Renter vacancy rate
Other vacantg/

23-193 18-4824 8.138 1.381

18.900 15.200 3.700 6.500 t.ooo

9.629
1 ,849

L.O7"
6, 7go

5.L7.
9,853

3r4Oo
1 ,715

.97"
1, 695

L.37"
1 1 ,800

417lL

2.L52
428
o.97"

1,7 24
6.97"

2r559

1.300
475
1 .07.
825
3.37"

2r4OO

5.067
449
o.67"

4,6L9
4.77.

3 rO7L

I .000
99

o.67"
901
6.L7"
381

2, IO0
425

.67"
L,67 5

L.97"
4,4OO

450
75
. )/"

375
2.97"
5so

al Includes seasonal units, vacant, dilapidated units, units sold or rented
and awaiEing occupancy, and uniEs hetd off the market.

Sources: 196O Census of Housing and estimates by Housing MarkeE AnaIyst.

Table X

Vacalgy_bgg
Buffalo. NewT6ilE6Gfi? Marker Area

April 1. 1950-Aueust 1. 1970


