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EoreworC

As a public service to assist Iocal housing acEivities through
clearer understanding of local housing market conditions, FHA
inltiated publicaEion of its comprehensive housing market analyses
early in 1965. WhiIe each report is designed specifically for
EHA use in administerlng its mort.gage insurance operations, it
is expected that the factuaL information and the findings and
conclusions of these reports will be generally useful also to
builders, mortgagees, and others concerned wiEh local housing
problems and to <)thers having an lnterest in local economic con-
ditlons and trends.

Since markeE analysis is noE an exact science the judgmental
factor is important in the development of findlngs and conclusions.
There wiII, of course, be differences of opinion ln the inter-
pretatlon of avallable factual informatlon in determining the
absorptive capaciEy of the market and the requlrements for main-
tenance of a reasonable 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 sper:ifical[y identified by source
reference, aIl estimates and judgmerts in the analysis are those
of the authorlng analyst.
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ANALYSIS OF THE

JERSEY CITY NEW JERSEY HOUSING MARKET

AS oF JUI!! r,__!9_q5

Summary and Conclusions

The Jersey City, New Jersey, Housing Market Area (HMA) has been
sufferlng from a long-term decline in both employment and population.
over the past 35 years, net out-migration from the area has been
substantial. Housing in the area is old and there are Large areas of
poor housing. Over the past several years, a large number of high-
rent apartments have been built in the HMA in testing the capacity
of the market for these accommodations. ln general, acceptance of
the new high-rent apartments has been Iess than hoped for. Rental
demand over the next three years is expected to be concentrated in
the low and moderate rent ranges, while luxury-tyPe apartments are
expected to continue to have occuPancy problems. The basis for these
findings is summarized below and presented in detail in the main
body of the report.

t. Total nonagricultural wage and salary employment averaged 25O,3OO
in the 12 months ending in May 1965, slightly above the annual
average tor 1964, but below average employment in alI other
years for which data are available. Over the six-year period
since 1958, wage and salary employment has dropped by an
average of over 2,OOO jobs annualLy. Over the three-year
forecast period, it is expected that employmenE wlll continue
to decline, with total nonagriculturat employment reaching 247r2OO
by June 1, 1968, representing an average decline of I,OOO jobs
annuaLly in the 1965-1968 period.

Current median fami[y income, after deducEing Federal income
taxes, is estimated at $7,OOO, almost 19 percent above the
1959 median. Current median after-tax tenant-family income
is about $6,600 and is expected to reach $7,2OO by June [968.

The present population of the HMA is about 596,3O0, an average
decllne of about 2,80O annuatly (0.5 percent) since April 1960.
Over the three-year forecast period, populaEion is expected to
decline by about 1,9O0 annually, reaching 59O,600 in June 1968.

In contrast to the gradual decline in population, the number of
households in the HMA has been increasing moderately. Households
in the HMA currently totaL 2O2,700, rePresenting an average in-
crease of about 900 annually (0.5 percent) since 1960. Households
are expected to increase by about 1,000 annually over the fore-
cast period, totaling 205,700 by June l, 1968.
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Since 1960, residential construction activiEy has been trending
upward, from abouL l,3OO units in 196O to almost 3,OOO unlts
last. year. The rapid increase in new construction has been the
result. of increased muLtifamily activityi single-famlly
constructlon activtty has declined from about 600 ln 195O to
Iess than 2OO in 1964.

There are currently about 5,425 units available for sale or
renE ln Ehe HMA, about 21 percent above available vacancies
ln 195O. Vacancy levels are quite low, hovrever, with a current
net homeowner vacancy rate of O.5 percent and a net rental
vacancy rate of 3.4 percent.. In 1960, the net homeowner vacancy
rate was O.5 percent and the net rental vacancy rate was 2.9
percenE. The lncrease in rental ysssnqiss has been the result,
of high vacancies in the new high-renE projects, while
vacancies have changed lltEle in the remainder of the market.

Over Ehe nexE three years, it is esEimated that the housing demand
wl11 average 1,4O0-1r500 units annually, including 450 sales-type
unlts and 95O-1r050 rental units. Sales demand will be satisfied
largety by t,wo-fami Iy housing. ToEal annual renEaI demand
ls dlstrlbuted by monthly rent and unit size on page 24.
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ANALYSIS OF THE
JERSEY CITY NEIAI JERSEY HOUSING MARKET

AS OF JUNE 1 1965

Housing Market Area

The Jersey City, New Jersey, Houslng Market Area (HM.A) is a one-
county Standard MetropoliEan StatisticaI Area (Hudson County)
located in the heart of Ehe most populous metropolitan region in
the nation--the vast urban complex assoclated wlth New York City.
The Hudson River and Upper New York Bay form the eastern boundary
of the HI'IA and separate it from Manhattan and Brooklyn, respectively.
A deep channel,KiIL Van Kullrseparates southern Hudson County from
Richmond (Staten Island). Elizabeth and Newark are west of the
HMA across Newark Bay and the Passaic River. Hudson County ls
divided by the Hackensack Rlver and the Jersey Meadows (thousands of
acres of undeveloped marsh land). The eastern portlon of Ehe
counEy is densely populated and the major clties are located there,
including Jersey Clty (population 264r9OO), Bayonne (74,lOO), and
Union City (49,55O). (See map).

Because traffic golng to and from New York City to Ehe west and
south orthroughNew York to Ehe north passes through the HIIA, lE
has exceIlent transportation faciLlties. The Ltncoln and Holland
Tunnels provide vehicular access to ManhatEan. The Bayonne Bridge
links south Hudson county with Rlchmond. Two rallroads have dlrect
tunnel connecElons to Manhattan from the HMA and most major eastern
railroads have terminals in the county. The Port AuthoriEy Trans
Hudson Rallroad (PATH) is a corunuter railroad llnking Newark, Jersey
City, and ManhaEtan. lbjor highways include the New Jersey Turnplke,
Pulaski Skyway (U. S. Routes I and 9)r and New Jersey State Route 3.
[Ihile only a smalI port.lon of the traffic over these roads is bound
for or orlginates in the HMA, locrl traffic can and does use them
effective ly.

There is considerable commutat.ion both in and out of the H!,IA. In
1960, the census reported that beEween 3O and 35 percent of all
workers residing ln the HI'IA worked outslde Ehe area. Abour 82
percent of all out-commuters hrent to adjacent countles -- Manhattan
(45 percent), Essex County (22 percent), and Bergen County (15
percent). In-commuters were reported to be several thousand
above the Eotal number of out-commuters. About 3[ percent of aLl
ln-commuters cane from Ehe norEh from suburban Bergen counEy and about
20 percenE from Essex county (Newark). signiflcant numbers came
from as far as Brooklyn and Qr-reens. Net ln-cormlutatlon, on balance,
was quite small and represented less than one percent of total employ-
ment in the HMA; however, movements both hrays rrere quite large and
the HMA can be characEerized as a commuter county. The large volume
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of daily commutation suggests thaE the area is not a self-contained
housing market. Hudson County, almos t entire ly dense Iy populated,
is arrcore'r city and has no suburban areas within its boundaries.
Consequently, middle and upper income pers016 working in the HMA

typically live outside the HMA in suburban Iocations. The average
earnings of in -commuters are signif icantly abo,,,e average earnings
of workers ).iving in the HMA. In 1959, according to the Census,
the earnings of in-commuters averaged over $6,500, compared with
an average of less than $4,400 for workers residing in the HM1\.

The Jersey city HMA is an integral part of the larger New York-
Northeastern New Jersey Standard Consolidated Area (SCA) with
strong links to the Newark SMSA and New York City. Suburban

development associated with the HMA has occurred largely in Bergen

county (part of the Paterson-Clifton-Passaic SMSA), wiEh the
largeit portion of in-commuters coming from this area. The popula-
tion of the HMA makes up only about four percent of the total
populatlon of the l7-county New York-NortheastemNew Jersey SCA

in" fUe i., therefore, a relatively small part, in terms of both
population and employment, of the Standard consolidated Area.
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Economy of the Area

Character and Hi s torv

The HMA has a history going back to Lhe early lTth century. Its
development was slow until the mid-t9th century, however, and the
populaEion of the HMA had not reached IO,OOO by t840. The advent
of railroading and the rapid industrialization of the nation
following the Civil War, together with the excellent location of
the HI'IA on Upper New York Bay, led to rapid industrial expansion
and its development as a major eastern railroad terminus. Trans-
portaLion remains an important aspect of the economy of the HMA,

although trucking is replacing the railroads as the major source
of employment in the transportation industry. Industrial
development of the HMA has been well diversified. Currently,
manufacturing accounts for over 40 percent of all nonagricultural
employment in the HMA. The major manufaeturing employment
lndustrles are electrical machinery with about 2O percent of all
manufacturing employment, and the apparel industry with about 15

percent of the total.

Emp loyme4 t

CurrenE Estimate and Past Trend. Total nonagricultural wage and
salary employment aver:aged 25O,3OO in the 12 months ending in May

1965, slightly above the annual average for L964, but below average
employment in all previous years for which data are available. The
declining trend of employment is obvious from the table below. Over
the 6-year period since 1958, wage and salary employment has dropped
by an annual average of over 2,OOO jobs annually and only in i962
was there an interruption of Ehe dov'rnward trend.

Nonagri cu I tura I Waee and Salary Emp loyment
Jersey City, New Jersey, HMA

Annual Averages 1958 t964
(in thousands)

Year

I 958
t959
1960
r96 I
t962
1953
1964

Nonag. wage and
salary employment

261 .1
251.8
256 .7
253 .5
255.9
25t .4
249 .5

Changes from p recedinq year
Number P ercentage

-3. ;
-1.1
-3.2
2.4

-4.5
- 1.9

-I.;
.,4

-t.2
.9

- I.8
-.8

Source: State of New Jersey, Department of Labor and Industry.
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DistribuLion bv IndusLry Manufacturing empLoyment in the HMA
has suf fero<1 a long-ternl clecLine since: WorId War 1I. The lg41
Census of Manufacturers re-.ported about l44,OOO manufacturing workers
emploved in the countv. According Eo tl-re 1954 cc'nsus, this total
had droppr:d to 133, loo, and, by 1958, to 120,7oo. LasE year,
manuf acturing emp lovmt:nt, as reported by the Ne.w Jersey Department
of Labor and lndustrv, was only 111,4oo. Tl-re decline in manufacturing
employment l-ras been large ly responsible f or the over-aL I employment
decline since 1958. The average Loss of 1,95o annualLy over the six-
vear period results from changes rvhich ranged between a gain of l.,9oo
(1961-1962) ancl a loss of 4,2OO (1960-1961). ALL major manufacturing
groups registere,d emplovment losses over the pe,ri od. T'he largest
group, r:lectrical machinery, employed 2,4OO fewer persons during
1964 than in 1958. The apparel industry, which employed an average
of l7,2OO lasL vear, loss l,8OO jobs over the six-year period. The
f ood products indr-rstry employing about LO,5OO last vear, and the
nonel<:ctrical machinery industrv empLoying about lO,2OO last year,
suffered respecti.ve losses of 8oo and L,2oo over the six-year perlocl.

The congested urt,an environment and the age of the production
facilities are primarilv responsible for the declining manufac-
turing employment, a decLine which is tvpical of many metropolitan
"corerrrlreals.

Nonmanufacturing employment also has declined o,,rer the six-year
period si nce 1958, :rltlrough at a much slower rate than manuf acturi.ng
emplovment. Last vear, nonmanufacturing employment averaged L3g,100,
about 5Oo belorv the 1958 average. Losses in transportation, communi -
cations, and public utiLities, and in lvholesale and retail traCe were
partiallv offset bv gains in services and in government. All non-
manufacLurinp inrlustrv groups have experienced at least one vear of
decLining emploJrment since 1958.

A1 I other nonngricultural empLol,mgnt (seIf-employed, dom:stics, and
unpaid family workers) has been declining r:apidly since 195g, r,rith
losses averaging about 700 a )'ear. !,lhile employment in this
category is a comparatively crude estimate, declining employment
in retail tr:arle indicates that there has been a decLine in private
proprietorships in neighbori-rood retail st()res.



Fcmale- r:mp Loynrt,nt Ias L \,ci1r avel

Estimatecl I' L-rt,.ire Enp Iovrnent

6

raged 8l ,8OO, abouL jO pt'rcent of

plovmcnt to totaL

total employmr:nL. The 1;roportion of entploycrcl females Lo total
t:mploymenL i'ras rernain€r(1 rc, lat-ivcly L-rnct'range.cl since 1958, lvith
f emaLc empLovmr:nt decl ini.ng at- about thcr si-Lmc rate as tottrL
empLoyment. Significar.rt, nuntbers of tvomt'n aru emplctvecl in tl-re
appareI and e1ecLrical. macl-rjnCrv industri(rs) ruiLh 68 Pt'rccrnt
ancl 4tt percent, .respc,ctivr: Lr,, of cmploymlr-rt i r-r thes€t tlvo
jnclustry groups made up of h/onen. About ont'-lralf of tl-rc worliers
empLovr,rl in tirr- rnanulacturc: ,rf Loxt,iIe mj 11 1;rcrilttcts also arer

L/Om€tll .

EmpLoymcnL p
population) in thc. HI'IA is quite 1-rigir, r'rlth e,ntploymr:nL ir-r tl-re IJMA

accounting f or 45.5 ;', re r.nt of LotaL popuLation. lfhis proport-i on
declinr:d slightly sincc 1959, rvltr:n employmt:nt accollnted for 46. L

percent of t-1-re.: populaLi or-t. T1-re irigl-r participation ratr: is t1'rr'

resuLt of net in'commuLatlon into tht' llMA; in additr'on, tlrere is
a largei'p-r)portion of the popurlartion o1'empLol,'abLe aee than is
typical in most areas.

Uncmp I oymcn L

Last year uonrp l ovmenl- was reported Lo avorage 19, 3OO pcrrsons, about
6.7 percent of thc' r,vcrk forco, a subst-antial decL jne f rom the 28r5OO
rlncmpLo\,,rrl (9.O pt:rcenL of the work forccr) in 1958. Thrr une'mploymenL
rate ();' ir. ir p.rrcent. f or 1962 lvas l.ower than Ll-re: rate rcp()rted last
vr.ar- brrt., becattse Lhr: rvorlt forcer LTas higl-ror in 1962, thr: number cf
Lrnemployed hTas s()rnc) 4OO aborrr.r Lircr 1964 le'vtrl. This year, tlre
Lln(,mplo-vment situaLicn has improved furthcr, \,rith ltnempLoymc:nL rates
reported for thr: first five months of this year weLl below rates
reported for the same periocl in rr-11 lrears since 1958. LlnertrpLov-

ment estimates by the New Jersel'I)elrartment of Labor and Industrv
inrljcatecl an unemployment rate of i.'r Percent for L1ay, the
lowest unernployment rate repcrtecl foi: lia"y in;LIl seven previotts
years.

articipaLi on rate ( thr: raLio of em

Orrer thr-: t.lrrer:-vear f orecast periori , Llri, ::lte of dec line in tottrl
rtonagr:ir:u1tura1. r..ri.tge: :rn11 srrLrrrv emplo.r,ilr-,r'rt- mA..' l-.c rt'cltrcr.d wj th rLir

a\./erag€t cleclinr.: ctl il,orrL i,(l:)0 job,c ;Inni-rii1i',, expi:ct-r:rl in the icl 6',-
1968 period. Tire projt,ctr:,1 !rplo-vment ()l- 24t-,'2O0 1rr, -l une I, L9(.:l
would ref Iec t ir clec Li nc, of about haLf t-he rLnnrlal ra"te of the pirs E

six vears.



1

The employment gains registered over the first five months of
1965 indicate that average employment this year may exceed the
1964 totat. The improvement this year does not appear to be a
permanent economic resurgence, but only a temporary upswing
similar to Ehe expansion in 1962. AII of the factors that have
contributed to declining employment in the past are still
presen to

The growth of the trucking industry has provided many industries
with much greater flexibility, and manufacturers are finding it
more economical to move to areas where land costs, taxes, and
wage rates are Lower than in the old urban areas, and where they
can build modern plants with room for expansion. ln general, these
advantages are lacking in the Jersey City HMA. As a result, there
has been a steady migration of smaller manufacturers from the area.

The long-term outlook for the area, however, may be more favorable.
The location of the area is excellent, within the New York-
NortheastemNew Jersey SCA, which has a population exceeding 15
million. The HMA has excellent access to a wide range of
transportation facilities, incLuding harbor facilities along Upper
New York Bay and the Hudson River. There are thousands of acres
of vacant land in the Jersey lleadows which can be reclaimed for
lirht indusLrial use, albeit at subsLantial investment cost. The
expected consolidation of railroad faciLities miry provide,'tldilionaL
land for industriaL ilnd oEher use along Upper Nerv York B.i-'ar,d the
Hudson River. Plans b1, the Port of New York Authority to improve
PATH services f rom M.rnhattan to Nerv Jersey, togetl-rer witrr LIie con-
s truc t icrn of a wor ld tr:ade cen ter at a Manhat tan PATH terminal and
a transportation center and office building complex at the Journal
Square PATH station, shr>uld pro.,'ide economic s timulus to the area.

It must be mentioned, howetrer, that many of the above advantages
have existed in the area for some time. There is no basis for
predicting the time tuhen public or private efforts might transform
these potential advantages into actual economi.c growttr.

Income

weekly wages of manufacturing workers in the.Iersey city HMA averaged
$tO0 1r', Ma_v 1965, about 18 percent above the L959 average of $92.
Average weekly earnings in the HMA in May were about five percent
above the average for the New York-Northeastern New Jersey SCA as a

whole, although weekly earnings in the HMA were below earnings of
the large industrial labor markets in New Jersey and about two
Dercent below the State average.
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current median family income, after deducting Federal income taxes,
is estimated at $7,ooo, almost 19 percent above the 1959 median.
About 16 percent of all families have after-tax incomes of $4,OOO
or less, while about 22 percent currently earn $l0,OOO or more.
Median after-Eax tenant-family income is about $5,600rwith about
L9 percent earning less than $4,000 and L7 percent having after-
tax incomes in excess of $10,0O0. ProjecEing tenant family
income at the same rate of increase estimated for the last six
years results in a median after-tax tenant-fami.Ly income of $7,ZOO
by mid-1968. Table rl shows distributions of current and projected
(1968) income in the HMA for all and renter families. Current
median family income (afEer tax) for alI twelve municipalities in
the HMA is shown in the following table. Median incomes vary from
a high of $8,O5O in Secaucus to a low of $6,250 in Hoboken.

Median After-Tax Familv Income
Jersev Citv. New Jersey, HMA

June 1965

Att
AIl

Bayonne
East Newark
Guttenberg
Harri son
Hoboken
Jersey Ci ty

Es tima ted

families, HMA totaL
renter families, HMA total

P lace Income

$7,
6,

ooo
600

$7,275
7, 35O
7,O25
7, 300
6,25O
6, goo

P lace

Kearney
North Bergen
Secaucus
Union Ci ty
Weehawken
West New York

Income

,9OO
,8OO
,O50
,650
,900
, O50

$z
7

8
6
7

7

Source: by ttre Houslng Market AnaLyst.



Demographic Factors

Popu Lati on

Current Estimate and Past Trend. As of June l, ).965, the total
population of the Jersey City HI'{A is 596,300, representing
average decline of about 2,8OO annually (O.5 percent) since
In the three decades following the turn of the century, the
popuLaLion increased at a declinlng rate. Since 1930, the
population of the Jersey City HI4A has declined at a rate of
0.5 percent a year, except for the WorLd War II years when
shortage of housing inhibited population movement.

Population Trends

9

Jersey Ci ty, New Jersey, flMA
1900 to 1965

l9 60

about

an

a

Ave r:age
annuaL change

Average
.rnnuql qtr4nge

Year Population [qmber P"fSe"! Year Population Number Percent

l9 00
l9 l0
l9 20
1930

15,118
o 10,
6,158

i 940
l9 50
1960
r965

-3,f169
- 460

-3 ,670
- 2 ,800

386,048
)) / , z-1 L

629,154
690,'730

'lo

L.1
1.0

652,040
64f,437
610,134
596,300

6

I
6

5

Source: U. S. Census of Population and I96-5 estimated by the
Housing Market Anallrst.

lmnigration has played an important part in the population changes
that have occurred in the area. About 45 percent of the populaEion
in Hudson CounLy ln 1960 was either foreign born or of foreign or
mixed parentage. European immigration probably was the primary
reason for population growth during the period before 1930. The
sharp curtailment of immigration in the L930's, reflecting legislation
as rdell as the depression,is primarily responsible for the
rapid population decline during that decade.

Jersey City, with a current population of 26419OO, is the largest
city in the HMA, containing over 44 percent of the total population.
Since 1960, the populaEion of Jersey City has been declining at
the rate of almost 2,L75 annually, slightly below the average annual
decline of about 2,30O experienced during ttre l95O's. Union City,
with a current population of 49,55O, and Hoboken, wlt1-r a current
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population of 46,lOO, aIso have been declining rapidly,
respective annual average declines of 5IO (1.0 percent)
455 (O.9 percent) since 1960.

wi Eh

and

Since 1960, Seacucus, North Bergen, West New York, and Guttenberg
have gained population. TabIe III shows population figures for
al I 12 municipali ties in the HI"IA. Over the 25-year period since
I940, only North Bergen has experienced a steady population growth.

Estimated Future PopuLation. Based on the past trend of population,
tempered by the expected future relationship of employment Eo
population within the area, it is expected that population wilI
decline by about L,9OO annually over the next three years. ln
June 1968, the population should total 59O,600. It is expected
that Jersey City, Hoboken, and Union City will account for the
major losses with North Bergen and Seacucus continuing to add
Eo their population at about the same raLe as Chey have in the
past five years.

Net Natural lncrease and Migratton. .Net out-mi gration has been
characteristic of the HMA, at Ieast since 193O. During the decade
of the 1950ts, there was a reported net natural increase (excess
of resident births over resident deaths) of about 60,BOO persons;
during the same period population <iec lined by about 36,'lOO,
resulting in a calculated net out-migration of about 97,500.
Since 1960, net natural increase has declined to an average annual
rate of about 5,500, and out-migration cur:rently may average
about 8,300 a year. Over the forecast period, it is expected that
net out-migration may drop appreciabLy because of a slower rate of
population dec line, possibly averaging about 7,000 annual ly.

Age DisEribution. Distributions of the I95O and I960 populations
by age groupsrshor^rn in the table below'indicate that Population
decllnes in the area during that period were largely the result of
out-migration by persons between the ages of 2O and 64; losses
were pervasive in aIl these age groups. Population gains in
the youngesE and oldest age grouPs reflected the high birth rates
of the post-war period and increased longevity, respectiveLy. In
Aprll i96O, the proportion of the population in the HMA under the
age of 2O was signiflcantly lower than experienced in the naEion,with
32 percent of the HMA population in this age grouP compared to
about 39 percent in the nation. The elderly, aged 65 and over'
constituted 1O.3 percent o_f the 196O population of the area, almost
one and one half percentage Points above the national experience.
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Age Distrj.bution
Jersev City, New Jersey, HMA, I95O and L960

Decennial change
I 950 1960 Number Percent4ss

Oto19
20 tct 29

3O to 44
45 to 64
55 and over

Total

L82,473
106,22o
155,827
I53, 735
49,182

641 ,437

195,604
I 3,667

t28,391
t4g,g2o

63 , L46
6LO,734

13, i3l
- 32 ,553
-27,43O
-3,815
l3 9b4

- 36 ,1O3

7.2
-30.6
-11.6
- 2.5
28.4
-5.7

Media.n age

Source: U

Househo lds

33.2 34.4

S. Censuses of Population.

Current Estimate and Past Trend. ln contrast to the declining
population trend, the number of households in the HMA has been
increasing. TotaL households in the HMA are currenLly 2O2,7OO,
representing an average increase of just over 9OO annually
(O.5 percent) since 1960. Between the I95O and l960 censuses,
households lncreased by about 1,O75 (O.6 percent) annuaLly. The
more rapid increase in households between the two censuses was,
in part, due to a conceptual change in definition from'tdwelling
unitrrin l95O to "housing unitrrin 1960. Because of this change a
number of small housing units were counted in the 1960 census
rvhj.cl'r were not classified as dwelling units in the 1950 census.
It is likely that actuaL household growth has been s6ms141-14l t,,,:e
rapld since 1960 tl-ran in the I950-1960 period. Since 1960, onLy
the ci ty of Hoboken 1-ras experienced a dec line in househo Ids, with
the current number of households there ( 15 r 250), about 275 be Low

t1.re I960 census to tal . Table IV shows the to tal number of house -
holds and household growth in the I2 municipalities in the HMA

since 1950.

Average l{ouselq$ S:ize. Rapid declines in the average household
size have been responsible for the relation betrveen changes in
population and households over the past 25 years. Household size
in the Jersey City HMA currently averages about 2.88 compared with
3.03 in I950 and 3.36 in 1950. Some of the decline bett'een I950
and 1960, however, \^/as the result of the previously mentioned
conceptual change by the census in the definition of "dwelling
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unitrr in I950 torrhousing unitl in 1960. However, this change
had a relatively minor effect on household size which has been
declining for 25 years, at least. Population (including nonhouse-
hold population) per occupied housing unit as reported in the
1940 census was 3.8, compared with the 1960 population per
occupied housing unit of 3" l.

Average household size varies considerabty withln Ehe HI'IA,
high of 3.2 in Secaucus and only 2.6 persons per household
City and Weehawken.

FuEure Households. Based on the expected fuEure population
HI'IA and a continued decline in the average household size,
ant.icipated that households wl[1 lncrease by abouE I,OOO (O
percent) annually over the nexE three years, slightly above
t95O-1955 rate of growrh. Total households in Ehe HMA witl
2O5,7OO by June I, 1968.

with a
in Union

in the
ir is
.5
the
number
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Housinq Market Factors

Housing SuppLy

Qurrent Estimate and Past Trend. The total housing stock of the
.Iersey City HMA "r.r""tty ""-b"rs 2lO,4OO units, a 5,600 unit(2.7 percent) increase over the 2o4,8oo unlts enumerated by the
census in 1960, Theaverage growth of about 1,o7-5 units (0.5
percent) annually compares with an average annual growth of about
L,525 (0'8 percent) during the l95o,s. The more rapid rate of
growth during the l95ors reflects the previousLy mentioned
definitional change from rrdrvelting unitr in l95O to nhousing unitrlin I960;,as indicated, househoid growth was probably Iower than in
the current period.

Characteristics of the H ousing Supplv
proportion of its housing stock in large
Currently, about 40 percent of all units
structures having five or more units. I
census reported that, for alL SMSA's, on
units were in these larger multifamily s

The HMA has a very high
mu I tl fami ly s truc tures .

in HMA are in multifamily
n contrast, the l960
Iy about 16 percent of alI
tructures and, even within

all central cities, Less than 25 percent of a1l units were in
structures having five or more units. TLre following table shows thedistribution of units by type of structure in the HMA for i96o
and L965. rn addition to the Iarge number of multifamily units,
two-family units are quite popular in the area, with about 2g
percent of all units in two-family structures. changes in Ehe
distribution sjnce L960 have been minor, although units in three-
and four-unit structures declined both relativeLy and absolutely.

Housing Inventor y by Units in Structure
Jersey Ci ty, New Jersey, HMA

I960 and 1965

Apri I 19 60 June 1965'Iype of s truc ture Number Percent Number Percent

One- fami ly
Two- fami 1y
Three- and four-familv
Eive or more
Trai ler

Total

32,398
56 ,256
33, 655
82,124

15.8
2l .5
t6 .4
40. r

)
roo. o

33,45O
58,.5OO
33,05O
85 ,4OO

400
2l0,4oo

inventory because
a samp le basi s .

t5.
21.
15.
40.

9
8

1

4
a318

__ 
^l204,751g',

a/ Differs slightly from actual housing
11,pe of structure \."/ere enumerated on

Source: L960 U. S. Census of Housing
1965 estimaEed bv Housing Market

loo. o

units by

Ana lys t
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The housing stock in the HMA is quite old and reflects the fact
that the area has been almost fully developed throughout most of
this century. Currently, about 82 percent of alI housing units in
Ehe HMA exceed 35 years of age, and less than four percent were
built since 1950. The table below shows the disEribution of the
housing supply by year buiLt. l/

Distrlbut ion of Housinq Supply by Year Bullt
Jersey'City, New Jersev. Hl.{A

June 1965

Year bui lt Number of units Percentage distribuEion

Aprl l L95O to June l-965
1955 to March 1960
l95O ro L954
1940 ro I949
I93O to I939
1929 and earlier

Tota I

8, l50
4,650
6, 3OO

5,9OO
L 2 ,4OO

t 73. OOO

210,4OO

9

2

o
8

9

2

3
2

J

2

5

82
too. o

Source: Estimated by Housing Market Analyst from 1960 Census of Housing.

About. gO percent of all units ln Jersey Clty were bullt more than
25 years ago. In Hoboken, Union City, Weehawken, and East Newark,
over 90 percenc of the housing stock was builE prior to 1939.
Secaucus, with about 55 percent of all units over 25 years old, and
North Bergen, wiEh about three-fourths of its inventory 25 years old
or more, have the lowest proportions of aged housing in the HMA.

Substandard uni.ts, i.e., uniEs classified as dilapidated or lacking
some or all plumbing faciliEies, accounE for L2.7 percent of all
uniEs in the HMA. ln 1960, the census reported that 13.7 percent
of aIl units were simiLarLy classified. A heavy concentration of
substandard unlts 1s located in Hoboken and the northeastern
part of Jersey City. In this entire area, abouE 40 percent of all
housing units are subst.andard.

The 1960 census reported that the median value of single-famiLy
owner-occupied housing in the HI'IA was $13,7OO. Median values ranged

/ The basiC data reflect an unknown degree of error in I'year builtlr
occasloned by the accuracy of resPonse to enumeratorsr questions
as well as errors caused by sampllng.

_t
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from a low of $li:5OO in Jersey City to highs of $t7,5OO and $I8,OOO
in Secaucus and Weehawken, respeetivety. Asking prices of vacant
single-family units were reported to be significantly higher, with
the median asking price f or vacant units in the HI'{A reported at
$17,1O0, about 33,4OO above the median vaLue of ovrner-occupied
units. In 1960, median gross rent was reported aL $lZ for the
HMA. The mediar, in each area in the HI'{A \,/as within $lO of the HI*{A

median, except in Hoboken, where the median rent was $61, and North
Bergen, with a high of $88. Very few tenant-occupied units in 1960
had rents that are currenEly achievable in unsubsidized new rentaL
projects; Iess than four percent of all renters pai.d gross monthly
rent of $l2O or more at the time of the eensus.

Residential Bui Iding Activi.ty

Since 1957, when only about 35O privately financed units were
authorized by building permits in the connty, residential con-
struction has been increasing rapidly. Last year just over 2,'IOO
units were authorized (excluding public houslng), the largest
annual total in the Last 15 years. Total new construction
(including public housing) has increased from about 1,3O0 units in I960
to almost 3,000 last year. In the first four months of this year
about l,O5O units have been authorized, about 45 percent above the
number authorized in the first four months of last year. The rapid
increase in new construction since 196O has been Largely the result
of increased multifamily activlty. The table below shows units
authorized since 1960 by type of structure. Except for L962, multi-
famiLy units authorized have increased steadily over the period shown.

Housing Units Authorized bv StructuraL Type
Jersev Citv. New Jersey, Ilousine }larket Area

i960- r965

Sing le
f ami 1v

Trvo
f ami Lv

Three and
four family

Five family
or more

Puhlic
housing
uni IsYear

I960
l96L
t962
1963
1964
L965a /

Private lv-f inanced uni ts

Total

60'2
24r
294
218
I9I
3i

4')4
494
640
134
196
33I

I83
912
532

l,107
| ,694

649

1,294
l,B7g
l,50l.) )o)
2,960
I,o4o

3

1

35
40
'29

29

12
a a /,

103
250

a/ Januarv through Apri 1 .

Source: Bureau of the Census, Construction Reports C-40.
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Over the five and one-third years, about 54 percent of all units
authroized were in multifamily structures (3 or more units a
struc ture ) , and about 32 percent in duplexes. Only l/+ percent
were in single-family units. Single-family construction has been
declining, accounting for about three percent of aIl units
authorj.zed in the first four months of this year, and less
than six percent of alI units authorized last year.

Table VI shows residential building permits in all twelve munici-
palities in the HMA since I95O. Jersey City has been the major
area of residential" construction over the entire period. Recently,
however, residential construction has been increasing rapidly in
West New York, Union City, Guttenberg, and Bayonne. The increases
ln ldest New York, Guttenberg, and Union City have been largely due
to the construction of a number of large multifamily structures.
Duplex housing is quite popular in Bayonne; abouE 2O percent
of all duplex units built in the HMA since 1960 were added there.

Units Under Construction. Based on Ehe posEal vacancy survey,
bullding permit records, and local information, 1t is estimated
Ehat about 3,OOO units are currently under consEruction in the HMA.
Over I'OOO of these units are being built in Jersey City:wiEh a
substantial number under construction in hlest New York, Union City,
and Bayonne. Most of the units under construction are in large
muItifamily structures, includi-ng l,600 units in luxury-type
high-rise projects.

DemoliEions. Based on demolition permit records in the major
cities and reports ofdemdition activity in urban renewal areas, lt
is estimated that about 2,75O units have been demolished since 1950,
an average of about 55O annually. On the basis of the past trend of
demolition and expected demolitions in urban renewal areas, it 1E
antlclpated that about 1,35O units will be lost over the three-year
forecast period, an annual loss averaging about 45O units.

Tenure of Occqpancy

As of June I, 1965, there are approxlmately 2O2,7OO occupied
housing unit.s in the Hl'lA, of which l42,3OO are tenant-occupled
(7O.2 percent) and 6O,4OO are owner-occupied (29,8 percent).
The proportion of renters in the HI,IA is extremely high. The latest
estimates by the Bureau of Census lndlcate that about 4O percent
of all occupied housing units in SMSATs ln the naE,ion as a whole
are renter occupied.
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Over the past 25 years the proportion of renLers has been declining
sharply, with almost 80 percent of all units occupied by tenants in
I94O, compared wi.th about 73 percent in L95O and abouE 71 percent in
t96O. The current tenure estimate, however, represents a substantial
reduction in the rare of chis shift. Between 1950 and 1965, Ehe

number of Eenants added exceeded the number of homeowners added'while
the number of renters acEually declined during the l94Ors'

Cooperative housing (rental-tyPe uniEs classified by the census as

orrrlr occupied) is an importanE asPecE of the markeE in nearby New

York. Thus far, few cooperative projecEs have been bui[t in the
HMA and this type of housing is not. a factor in the Eenure

composiEion of area housing.

Occul>ied Housing UniEs bv Tenure
J ers Ci New Jerse HMA

1940 ro 1965

Tenure Apr. l, I94O Apr. l, 195O Apf I, 1960 June t l9 65

Owner occupied
PercenE

Renter occupied
Percen t

All occupied units

35 ,25L
20.3

79.7
t7 3,443

49,9t4
26 .7

1 37, 359
73. 3

L8-7,2'13

58,256
29.4

t39,773
70.6

1 98, O29

60,4OO
29.8

142, 3OO

70.2
2O2,7OO

138,192

Source: l94O-1960 U. S. Censuses of Housing.
1965 estimated by Housing Market Analyst

Vacancv

1960 Census. In 195O, the census reported EhaE there were about
4r475 vacanc, nondilapidated, nonseasonal housing units available
for sale or rent in the HMA, an overall vacancy iate of 2.2 percent.
of Ehe total, there were 3oo units available for sale, a homlowner
vacancy rate of O.5 percent. The remaining 41 175 units r^rere available
for rent and represented a net renter vacancy rate of 2.9 percent.
The census furEher reported that about L,475 of the availatle rental
units lacked some or all plumbing facilities. Only a handful (about 30)of the sales vacancies were similarly deficient. Renter vacancy rates
reported by the census varied considerabl y within the HMA. The
rental vacancy rate in Hoboken was the highest aL 4.g percent and
Jersey city was above the HI'IA rate, reporting 3.1 percent. Kearny
and ffest New York reporEed lows of 1.5 percent and 1.6 percent,
respectively. ln 195o, availabtre vacancies in the HMA were reported
at less than 1,2oo, an overall vacancy rate of only 0.6 percent. Thus,
in I95O, available vacancies were only about one-quarter of the number
reported in 1960.



[8

stal Vacanc Surve . A postal vacancy survey was conducted by

all post offices in Hudson County in late June of this year,
coverlng about 2O4,lOO EotaI possible deliveries (nearty lOO

percent coverage). Included in the total were 2lr5OO residences
and t761600 aparEments, with respective vacancies of 5lO
(2.2 percent) and 5,15o (2.9 percent). High apartment vacancy
rat.es hrere reported in Hoboken (5.2 percenE) and the eastern Part
of Jersey City (7.0 percent), Details are shown in table VlI.

FHA-Insured Pro eCIS
considera ly e olde

Vacancies in Ft{A-insured projects vary
r projects reported nominal vacancies of only

1.9 percenE this year. Last year the ratio vras even lower at
1.4 percent. Most projects reported I0O percent occupancy in both
years. In contrasE, the recently bullt proJects rePorted vacancy
ratlos of about 40 percent this yearr reflecting ln part the attaln-
ment of initial occupancy for over Ir300 units in projects completed
durlng the 1964-1965 Period.

afbef lglaryllndicators. In the spring of L963, the Mortgage
Bankers Association of New Jersey conducted a survey of apartments
ln alI counties in New Jersey. The survey covered a relatively small
sample of Jersey Cityrs apartment inventory, including just under 5,9OO
apartment unlts. The overall vacancy rate reported by the survey was
3.4 percent; however, apartments over five years old reported onLy
2.3 percent vacant, compared with 7.1 percent for newer units.

CurrenE Estimate. There are currentl y about 5,425 unlts avallable
for sale or rent in the HMA, about 2l percent above t.he number of available
vacancles in 1960. However, vacancies are stl11 quite low; unlts
avallable for sale currently Eota.l 375, a net homeowner vacancy
rate of O.5 percent; units avail.able for rent total 5rO50, a
net renter vacancy rate of 3.4 percent isee table V). Included in
the Eotal are about 25 sales vacancies and 11475 rental vacancles
lacklng some or all plumbing facilities. Despite the lncrease in
vacant unlts since 1960, vacancies are within 1lmlts consldered
reasonable for a balanced market. There are some qualltattve
inbalances ln Ehe rental market, however. Vacancy ratlos ln the
more expenslve high-rise apartments less than five years oId
are quite high. Vacancies in older, Iess expensive rental
proJects are significantly lower, probably averaglng less
than three percent.
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Sales Market

since 1960, the construction of single-family homes in the HMA has
fallen off sharply. Last year, fewer than 2oo units of slngle-
famlly homes were authorized by buitding permits; in rhe first
four months of this year, only about 30 single-famlly units have
been authorized. currently, there is very Itttle land available
whlch is zoned for single-family development. As a result,
subdivision development is negllgibte. sales demand in the area
is being satisfied, to a large extent, by two-family housing.
Residents who wish to purchase homes are migrating to suburban
Iocations outside the HMA. The market for existing single-family
homes in the HMA is strong, however, as evidenced by the very
low homeovrner vacancv rate.

Rental Market

There has been a rapid increase in the number of multifamily units
built in the HMA since 1960. rn 1950, onty 175 units in strucrures
of five or more units were authorized in the HMA (excluding public
housing). Last year, about 2r7oo units were authorized, and in the
first four months of this year 650 units in large multifamily
structures have been authorized. A substantial number of unlts
are still ln various stages of completion, wlth about 2rgoo rental
units currentLy under construction.

Largely because of the rapid increase in multifamily construction,
rental vacancies have increased, aLthough the over-all rental
vacancy rate is moderate. This moderate aggregate vacancy ratio in
the rental market is the result of two extreemes (l) high vacancies
in expensive high-rise apartments, and (2) a distinct shortage of
Iower-priced rentals of adequate quali.ty.

The type of new rental housing making up the majority of recent
privately financed multifamily construction in the HMA is not
directed toward the needs of area residents. Rents charged for
these units are at levels that only a small minority of area
residents are able to pay, and successful marketing is, therefore,
dependent upon attracting demand from outside the county. Less
than 60 percent occupancy has been achieved in about 1,950 units
of high-rise apartments built in the last four years. Among nine
projects reported completed since 1961, only two currently have
vacancy rates below l0 percent. Both of these projects have been
on the market for about four years and are favorably located.
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New York City and Newark, both of which are among the major
rental markets in the nation, have, of course, had an impact on

the Jersey City rnarket. Some projects within the HMA expected
rapid absorption of rentals by attracting New York City residents.
Absorption of new rentals by former New York residents thus far,
however, has been nominaL. On the basis of interviews with
managers of the major new projects in the area, it is estimated that
about 125 units out of a total of l,2oo units in new high-rise
projects are occupied by former New York residents. ApproximaEely
the same number are estimated to have been absorbed by former
Newark residents. ln both Newark and New York Cify, there Is a

wlde range of new rental units av;ri lable which are competitive
with Jersey CitY Projec ts.

Urban Renewal Activitv

The Urban Renewal Directory dated March 31, 1965, Lists a total of
14 projects (excluding those of a pureLy pLanning nature) in the
Jersey City HMA. Of the totaI, eight Projects are currently in
execution and five are in the planning stage. OnLy one of the
14 has been completed, aLthough several are in execution. Irr al1
but two of the eight projects in execution, the predominent re-use
is residential. Pertinent activity in cities with active renewal
programs is summarized beLow:

Jersey Ci ty. The HoLlandTunneI Proiect (R- il+) is an L8 acre site
located at the mouth of the Holland Tunnel. Planned re-use is
exclusively commercial. The project area has been cleared and
Several gas Stations, a large motel, and a Showroom-warehouse of an

apparel firm have Located in the aTea. Housing in the neighboring
area is in poor condicion a,nd in 1960, before the project area was

cleared, almost 60 percenL of a.:. nr'ts in the area were classif ied
as di lapidated or lacked some or al- i ':l'r.rmbing faci Lities '

Gregory Park (2-l) is the oldest urban renewal project in the HMA

This project is located in the heart of downtov"n.Iersey City' next
to City Hall. The land is completely cleared, a 4oO-unit high-rise
project has been completed, and another is between 40 and 5O percent
completed. A third building of 2OO units is pLanned for the area.

St. Johnrs (2-D is a twelve acre site located a short distance
norEh of Journal Square, the commercial
rental projects have been built in the area. These projects are
experiencing exceLlent occuPancy, compared with other high-rise
projects in the HMA. Additional housing is planned for the area
incLuding 3OO units of elderly housing'

hub of the city. Two
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Other renewal projects in Jersey City are currently in various stages
of pLanning or replanning. Over the three-year forecast period, land
clearance is expected to be completed in the Henderson Street Proiect
(R-I3), with an expected loss of about 550 housing units. There is
."rr""tly no residentiaL re-use planned for this project; almost all
of the Land is allocated to industrial use. Late last year, Journal
Square WesE (8-L]2 was approved for planning. Current plans for this
project involve
district of Jers
of the city in t
million transpor
modernization of
construction of
storesare planne

extensive rehabi litation of the central business
ey City. The Port Authority will complement the efforts
his project. It is pLanning the construction of a $25
tation center in Journal Square, together with
PATH service . Uti Li zaLion of rai I road air space,

parking faci Lities, office bui ldings, and department
d for this project.

Hoboken. Lead Penci I Pro iect (R- 10) is an eight acre site which
housing.has been cleared for low income rental

Union Ci ty. Washinqton Park (R-3) is located at the
Union City and Jersey City, and is the only project
has been completed. A 3O0-unit high-rise project is
the project area.

border of
in the HMA which
Located in

Pubiic Housing

There are 35 public housing projects in eight of the twelve
communities in the HMA, with a totaL of about 6,9oo units. over
3,5OO units are Located in Jersey City, about 1,OOO units are in
Bayonne, and about 9OO in Hoboken. In addition, there are two
projects involving 25o units each approved for construction
in Bayonne and Hoboken; both projects are planned for elderly
occupancy. other projects planned include a 282-unit project in
Jersey City, 25O units in North Bergen, and 202 units in Union
city. Most of these units also are planned for elderly occupancy.
Based on information supplied by housing authorities in the major
cities, vacancies are minimal, allowing only for normal turnover
and maintenance.
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Demand for Housing

Quanti tative Demand

The demand for new housing is based on projected household growth
over the next three years, the number of housing units expected
to be demolished or lost for other reasons, and on an adjustment
of vacancy in high rent projects. Based on the above consider-
ations, an annual demand for 1,400-I,500 new housing units is
projected for the next three years. Of the total, it is expected
that 950-1,050 uniEs wiII be required to meet rental demand and
450 units represent annual demand for sales housing.

The total projected annual demand for 1,400-I,500 nes/ units is sub-
stantially below Ehe average number of units authorized by building
permits since since 1960 (1,925 annually excluding public housing),
reflecting especially the very substantial number of high rent
units recently completed or currently under construction.

QualitaEive Demand

Sales Housing. The distribution of annual demand for new saLes
housing is expected to approximate the pattern shor^rn in the
following table. The distribution is based on ability to pay
as measured by current after-Eax family incomes and the relation-
ship of income to the sales price of new homes typical for the
area. Sales demand in the HMA will be satisfied largely by two-
fami ly housing.

Estimated AnnuaI Demand for New Sales Housing by Price Class
Jersey City, New Jersey, Housing Market Area

June 1965 to June 1968

Sales price Number of units

$l6,ooo
1 8, ooo
20, O0O

25 , OOO

30, OOO

- $17,999
- Lg,ggg
- 24,ggg
- 29,999
and over
Total

20
60

225
10
75

450
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RentaI Housing. The monthL,v rentals at which privatelv-owned net
additions to the aggregate housing inventory might best be absorbed
by the rental market are indicated for various size units in the
following table. Ttrese additions rvould be marketable largeLy to
the resident population of the county, providing up-grading of
cluali ty through ei ther ne\{ construction or rehabi li tation at the
specified rentals with or without public benefits or assistance
through subsidy, tax abatement, or aid in financing or land
acquisition. The minimum gross rents achie.rable in the HMr\.rt
market interest rate financing are $120 for efflciencies, $130
for one-bedroom units, $140 for two-bedroom units, and $150 for
three -bedroom un i ts .

Estimated Annual Demand for New Rental Units
by }{onthly Gross Reqt en4 ljnil J:Ze

|Jew Jersey, Housing Market Area
June 1965 to June 1968

Jersey Ci ty ,

Size of uni t

{q4! lr,e-!-s-e-q rentg/ Efficiencv
One

bed room
Two

bed room

370
355
330
300
250
lo0

40

Thr ee
bedroom

$i05
ll0
ll5
L20
t25
I30
l3 5

150
1 6,5
180

and
lt

ll

tt

il

ll

il

il

ll
il

over
ll

il

il

tt

il

tt

ll

I

95
85
10
50
35
20
l0

350
335
3r5
280
200
l?o
40

IJ t
t25
lI0
90
50
20
i0

a / Gross rent is shelter or contract rent plus the cost of utj lities
and services.

No te The above figures are cumulative, that is' the colurnns cannot
be added verticalllz. For example, the demand for one-bedroom

unitsatfrom$l30to$I50is160units(2O0minLrs40).

The above distribution of rentaLs ref lects the current over-supply of

high-rentalunits--completed,underconstruction,orauthorized.ln
contrast, a significant demand for low and mocierate rentarl units is

suggested. If new or rehabilitated unlts in nnoderate rentaL ranges

are marketed readily in the quantities projected above, L-urther

increases in Production in the same rental ranges by perhaps I00

unitsormoreannualllywouldbedesirable.Itisexpectedthat
Someportionoftotalrentaldemandr^lilLbemetbynewunitsin
two-family structures. Additional production of high rental projects,
on the other hand, will be dependent on effective marketing of projecEs

now available or in ProsPect.



Table I

Distriirution of Wo rk Force and Eraplol.nent
Je Cir Ner.: Jerse HMA
Annual Averages 1958 to 1964

(In thousands)

195 8 r-95 9 L960 196r

304.1 300.4

t962 r963 L964

3Work Force
Unemp loyment' Percent unemployed
Labor-management disputes
Agr icultural emp loy'rnent

Nonag. v;age & salary employnent
Manufacturing

Durab les
Primary metals
Fabricated metals
Machinery (except ele.)
Electrical macirinery
Transportation equp.
Miscellaneous manuf actur ing
Other durables

Nondurab 1e s
Food & kindred products
Textile mill products
Appare I
Paper & al1ied products
Printing & pubiishing
Chemicals & a11ied products
Oti.er nondurables

Nonmanufactur ing
Cons Lruc; ior^
Trai.s .,, comm. , & puLlic util
Trade

. F inarrce, l..s . & real es tate
Service & misceIIarreous
Goverriment

15
28

9

0
3

i
2

I

8

7

6
4
I

3

8
2

I

8
6

2

3
I

6

4
3
1

5

5

0
I
I

22
1

251 .8
t20.6

301 .

2L.
t.

256.1
Ltg.2

23
7

253.5
115.0

25L.4
r13.8

290
L9

6

249.5
11r. . 4

4.

10.
))

255 .9
Lt6.9

59.5

2)4 .4
20.9
7.r

tr

.l

58.0
4.5
5.1

LO.2
22.6
3.2
6.9
5.5

s5.8
11. 1

4.3
18.0
5.1
3.6
8.1
5.0

131 .6
5.i

36 .8
37 .3
8.8

23.4
,1 1

36.
8.

24.
)-t

298
19

6

4J
5.6

,t0.2
24.2
3.5
5.9
5.7

57.4
11.4
4.5

18. 7

5.0
3.9
9.0
5.0

L39.2
5

2(

57.1
4.6
5.8

10 .0
23.L
2.6
5.9
5.6

57 .2
tt.2
4.4

18. 7

5.1
4.0
9.1
4.i

138.6L37.6
q;

37.7
37 .2
8.6

21.8
26.6

5.7
31.1
JJ

8
22
26

26
t2

t.7
21).L

62J-64.0 6L.2 57 .4
4.9
1.8

LL.4
Z+. o
3.5
6.2
5.5

59. I
11.3
4.1

19 .0
5.7
4.i
9.4
4.3

6

39
38

B

20
26

24
2
6

5
58
11.1

+.L

19 .5
5.3
L\
8.9
4.7

4.9
1.5

11.3
24.2
2.9
6.2
5.8

57.9

L9 .7
5.5
4.5
8.7
4.2

5

6

11

2

I
2

4
9

2

4
0

2

5

s4

I
4
2
3

J
J
o

0

l,3ri.6

10. 7

4.6

'131 .3
5t

38.1

8.6
2L.2
26 .5

10 .5
4.2

L7 .2
5.0
3.6
8.5
5.0

6

35
36

B

24
26

r38. I
I
4
2

9

6
c)

7

5

3

t=

I
3

2

E

9

9

1

2

4
3
L

A11 oti;er nonat. ai 2L , L 23.9 23.7
?/ SeIf -emplcl'ed, domcstics, and uiiiraid f ar,rill' \.r)rkel:s.

Source: T e State of Ner: Jerse). Deiralirncrit rf Lao''l arrd Inciusir';''

2L .523.3 22.7 20.9



Table II

Estimated Percentage Distribution a/
Jersey City, New Jersey, Housing Market Area

June L, 1965 and June l, 1968

June I t965 June I t 958
Annual income Renter Atl Ren ter

Under
$ 4,OoO

6,ooo
8, OOO

lo, ooo
[ 2, 5OO

l5,ooo
20,OOO

Median

$4, OOO

- 5,999
- 7,999
- 9,999
- t2,4gg
- t4,ggg
- L9,999
and over
ToEaI

13
18
23
t8
r4

4
3

l6
l9
25
t7
I3

6

3
I

i6
2t
25
t5
t2

5
3
2

loo 100

$7,oco $6,600

L9

23
25
t6
to

5

a )

loo

$7,650

loo

$7, 2oo

a/ After the deduction of Federal income tax.

Source: Estimated by Housing Market Analyst.

Alt

)



Table III

Popu lation CiianEes
Jersey Citv Nero Jerse.;. Hous inE Market Area

April 1940 to June 1965

Annual averaEe chan
April 1

L940

i9,Lg8
2 ,213
6,20O

L4, L] I
50,115

301,173
39 ,467
39 ,l L4
9,754

56 ,17 3
L4,363
39 ,439

April l,
r 950

76
L7
52
60
50
3l
30

April l,
L960

June 1,
L965

I 4, LOO

L,7 25
5,1.7 5

11, 650
46,100
64,900
36, 900
43 ,250
13,800
49,55O
13, 400
35, 750

r940- 1950 1950- 1960 1960- 1965
Number Percent Number Percent Number Percent

tsayonne
Eas t Nerrark
Gut tenber5
Harr ison
Hoboken
Jersey City
Kearney
North Bergen
Secancus
Union City
Weehei;keu
West New York

l]l'IA total

a i Rourrded

Sour ce

7 4,2L5
L,91',2
5,118

Lt,7 43
48,44L

276,l-OL
37,472
42,381
12, L54
52,180
I 3, 504
35,541

-1.;
.2

_')
-.9
-.8
-.3

.4
2.6

-1.0
-.1

.1

-.3
-.4
r.0
-.5

.1
-.t

.1
4.6

-.1
.3

-.4

03
73
66
90

83

77,2
2,1
5,5

L3,4
50,6

299,0
39 ,9
4L,5

9, t-

55, 5

14,8
37,6,

-200
-10
-53
-68
56

-2L6
49

185

-64
47

-t7 6

-299
-30
-45

-Li5
-224

-2,292
-248

83
240

- 336
- 133
-2r4

-20
-30

10
-20

- 45s
-2,L75

-r10
170
320

- 510
-20
40

- 2, 800

-l

4
4
8
3

4
o

6

2

5

6

9

6

6

-l

)

2

652,O40 647 ,437 6tO,734 596,300 -460 1 - 3,670 5

L94O - 1960 U. S. Census of Population;
1955 esEimated by i;ousing Market Analyst.



Table IV

Ilouseliold Changes
Jersey CiEv New Jersey. Housins MarkeE Area

April 1950 to June 1965

April 1, ,

Lgso 9t
April 1,

I 960

76t
556
801
640
528
552
720
s42
851
545
9t2
62t

April l,
I 965

23,500
550

1, 950
3,850

L5,250
89, 600
12, 050
15, 450
3,350

18, 650
5, 100

13,400

2O2,7OO

incons is tenc ies

Average annual ci,ange
1950- 1960 L96 1965

ll,r*U" €f P.r..rrt Numbe Percent

Bayonne
East Newark
Cluttenberg
Harrison
Hoboken
Jerseli f,igy
Kearney
North Bergen
Secaucus
Union City
Weehavrken
West Ner.r York

HIIA t.otal L87,273 199,029

total because of

2L,O4L
580

1,7 9L
674
926
956
3L4
35C
G.-)6

859
563
085

,) 172
-2
10
-3
60

360
4L

2L9
85
69
35
s4

1,076 .6

il l-i0 cer:rsus data.

.8
-.4
.l

-.i
.4
.4
.4

1.8
+-z

.4

.8

.4

L45

30
40

-55
200

65
L75

95
20
35

150

900

.6

1.6
1.1
-.3

)
.5

L.2
3.4

.1

.1
L.2

1

3

15
88
11
r4

2

18
4

t2

3
L4
84
11
L2

2
L7
4

L2

,

t

,

,

,

,

,
,

t

5

2
!

I Detail'.,i11 riot
/ Rounded

Source: 1950 and 1960 Censuses of Housing;
19'55 esEiurated by Housing Market Analyst



Housi

Table V

Invent b Occ and T e

Jersev Citv. New Jersey, Housinq Market Area

April 1,
19 60

58 r256
29.47.

L39 ,713
1C^.67"

6 ,771
41469

299
. s7.

Average Annual Change

Housing InventorY, Total t}g,614 2O4,8OO 21O,4OO

Occupied t8-7 ,27 3 198,029 2O2 r7OO

April l,
19 50

49,914
26.77.

t37 ,359
t 3.37"

2,34r
1r193

186
.42

oo7

June 1,
L965_

60,4OO
29.87"

L42,3OO
7C-.22

-7,-7OO

5 r425
375

.67"

25
5,O5O

3.47"

lr4OO
2r275

1950- 1960--.---..._---_-
Number 3€.erc.9!.!

1 ,5r9 .8

L,O76 .6

ur1 1.7-

24L .2

443
328
1I

18. 9

27.s
6.1

316 3L .4

1960- 1965

Nsqh-r.

1r075

900

410

490

5

5

J

Ovrner occupied
Percent

Renter occuPied
Percent

Vacant, Total
Available vacant

For sale onlY
Rate

Lacking some or all
plumbing facilities

For rent
Rate

180
185

15

2.1
4.L
5.O

28
4 rl7O

2.97"

l r47O
2r3O2

170 4.11,

Lacking some or all
plumbing facilities -

other vacant 11148

al Columns may not add because of rounding.

-5 -.;115 lo.o

Source: 1950 and 1960 U.S. Censuses of Housing'
I965 estimated by Housing MarkeE Analyst'

Aoril 195O to June 1965



Table VI

Number of Units Autirorized by BuiLding Permirs
Jersey City New Jersey, Housing Market Area

195O to 1965

igso 195r rs52 r9s3 1954 1955 1956 ts51 19s8 i95e 1960 1961 ts62 1963 1964 19529/

Bayonne
East Newark
Gu t tenberg
Harri son
Hoboken
Jersey City
Kearney
North Bergan
S ecaucu s

Union City
Weehawhen
West New York

Tota I

Private ly fin-
anced uni ts

2,223 1,262 !+49 5r8

278
o
o

NA

696
628

38
558

NA

o
I5
lo

357
o
I

NA
o

209
NA

l3B
5B
96
NA

403

343
o

42
54

o
1)1

35
31
B1

t41
o

l1

7r
I
o

I5
0

B5

33
46
BI

115
t)
2

131
I
o
8
o

65
35

t67
l09

I
o
L

30
o
I
2

NA

846
28

rol
42

2

5

82

34/

792

84
2

36
4
o

306
80

r66
159

4
t42
311

3r7 243
')

o
10
o

424
3l

108
IO8
106

I
7

1,O40

50
o
I
2

2

428
NA

94
o
I
2

o
410

42

225
o
o
4
o

130
2B

222
71
o
2

B9

124
1

/o
4

2t9
221

44
119
108

4
5

2l

2BO

o
40

)
o

I,057
71

139
l04

1

I
171

509
75

187
66
25
o

316

r31
2

190
52

o
534

59
22L

89
368

)
548

49r
o

209
t62
l2

960
rr4
280
109
449

51
ttl

o
NA

)
4

74
18

I
8

o

16
t1

3

1

6

889 //o

486

1 ,483

468

I,OL5

3t7

132

5tr

206

662

284

| ,222

r-2

2 oqq

to3

o40

686 776 L,139 117 946 L,294 I,878 1,5O1 2,2O2 2,960

5LB 686 116 I ,654 I ,50l

224

2,-7lo I

250Public Housing 1,334

a/ First four months

Sourcc.: Department of Commerce, C-1+O Bui Iding Permi ts;
StaLe of Ner,, Jersev, Dt:partmt'nt of Labor :rnd Industrv



TabLe VII
Ci l\ew Jer ostal

June 2I - 23. 1965

Iotal res,Jenr e. dnd Epa.rtr,.,nrs Rcsrdent es Ilouse trsile

I otal possiblc loral possiblo
rirlireries

27 .487

to .492

I ndc. I.,ral poss,ble \ 6cilt

,1,.r,i,.,,".

176.609

14, 791

I nder
(onsl.

2 .631

1.010

400

lte Survey Area Total

Jersey City

Hain Office

Station6:
Bergen
HudEon City
Journal Square

Bayonne
Harr iaon
Hoboke n
Kearney
North Bergen

2.8 4.510 t,235 2.842

2.9 2.214 377 1.101

6.1 A26 220 Lr2

{ll ? t sed \eh c,,pst.

610 2.2 437 t13 205

211 2.6 t69 104 9r

t2 r.7 t2 - t2

\ll r; lscd \e*

5 . 155 2 .9 t,093 t.062

2 .318 2.9 2.105 211

1,034 7 .A 814 22A

367 30 8.2

t99

I 6ed \er

204.096

92 .5L4

r5.5r5

4l,1,82
15,480
20,061

614
265
666

6
7

3

559
238
651

115
21
15

3r0
12

347

5,654
1,980
2.t34

4, 010
614
610

3, 328

/.69
264
511

24
26

3

16205
I

55

1.6
0.1
2.6

114

41

268

18
8
4

2l
61

35,828
13,500
r7,931

20 ,429
14,(A)

445

608

234

3443

rt4

9l
1

t2

69

1.3
2.O
3.4

Other Cities and Toms 111.552 3.114 2.8 2,?56 858 1.741 16. 995 331 94.551 ?]]17 2.9 1.988 789 1,621 367 30

21 ,590
4,706

t6,1&
12 ,r43
14,919

8,r44

I,123
5,!.52

23 ,5 i4
15 ,866

L64
59

842
37

2

I
5
0

263 201 359
42 17 36

827 15 15
28972

170 69 340

2)
8
4

21
85

4
1I

r68

r68

0.6
t.2
0.7
0.8
2.1

4.3
0.9

4.8
3.3

t21
33

l2
l8

2
20
40

1

ll1

t1
5

19 , 560
4.032

16, 154
8,815

2.3
1.3

0,1
t.4

1,210
4,21 2

0.8
0.6

838
l0

154

l0
24

245
34

823
7

109

I96
17
15

3

341
13
33

300

120 2,2 16 44 218

5 2.5

r.6
;

24 45239

190 2.3 129 61 l0l 2,122 70 2.6 53 t7

t0.924

5,122

25

25

14. 9

14.9l{aln Office

StationE:
gudson Eei8,ht6
Ioodc 1 lff

1.
0.

4,
)

14
l5

13
28 28

9l
1,180

3, 115

4
4

9

?4
8

14

Uoioo City
Uert Nev York

1,012
45t

499
421 664

5r3
l4

150
40

2

9

27
1

862
421

376
394

486
21

218
659

dormitorrcs: nor docs it r,r'er boardrd-up resiJeni cs or apd.rir rr- rhat drc it/r ,nrended f,,r ,rL ( upai.l.
I h, -u,\.! J,r s n.L iover sr,,rrs, ,,ffiies. r,,oLnrercial h ,rrls and nr,,rL I

onc possrble delrvtrT

$urce: FllApostal raranl \ur\,! (.ndu,redhr r,,tl,rrorarrnqt,.r,,r,icrrr(s)

{ll

5.165

2 .65r

1,046

t.
I,
3.

I
7


