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As a public servlce to assist local houslng actlvities
through clearer understanding of local housing market
condltlons, FHA lnlttated publlcation of its compre-
henslve houslng market analyses early in 1965. Whll.e
each report ls designed speclfically for FHA use in
admlntsterlng its mortgage tnsurance operatlons, it is
expected that the factual lnformatlon and the findings
and conclustons of these reports will be generally useful
also to bullders, mortgagees, and others concerned wlth
local houslng problems and to others having an interest
ln local economic condltions and trends.

since market analysls ls not an exact science the judgmental
factor ls lmportant in the development of findings and
conclusions. There wilI, of course, be dlfferences of
opinton ln the interpretation of available factuaI informa-
tlon ln determlnlng the absorptive capacity of the market
and the requirements for malntenance of a reasonable balance
in demand-suppl.y relationships.

The factual framework for each analysis is developed as
thoroughly as possible on the basls of information avall-
rble from both local and natlonal sources. unless speci-
flcatly ldentlfled by source reference, arr esEimates and
judgments ln the analysis are Ehose of the authoring analyst.
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ANAIYSIS OF THE

Uoi1MomH courrTT;ffimSry, Housnc m
A.S 0F AUGUST 1r tq54

Summa::r,r And ConclusionS

The eeonomy of the Monmouth ccunty i{ousing }"larket Area (itt"IA) has
exhibited an uoward trend oven the rast flour years as measu::r:d by
emoi,:yment g:'owtli and the attracti,:n of new firms. i'lonag:"icultural
wag,: and salary empl,rym:nt total,?d 86,200 in l,lay L961,, an inerease
oi Il,2-50, o: l-5.0 percent, over the lvlay 1951 level. l'lonmanufaetur-
ing emorcyrnant gairs aeecunterl for the bulk of this inerease. Dur-
i:tg the three-year foreeast perlod, nonagrieurtural emoj-o;rment is
expeeLed to increase by 8r700.

The populaEion of the HMA ls about 383,000 as of August 1, L964,
an increase of 48,600, or 14.5 percent, above the 1960 level of
334,401. By August L967, the populatlon is expected to be
about 415,000 persons.

The number of households now ln the area is about 109,900, an
increase of some 13,750, or 14.3 percent, over the 1960 level of
95,158. There will be about 118,900 households in the HMA by
August 1967, an increase of 9r000 over the current leve1.

l-. New eonsLrueticn activity has increased from an annual averagr: of
)12.95 authorized units during the 1950-1960 decaCe to an annual
average n1 41212 aubhorized urrits over the L96O-196/r perlod. 0f the
l?,955 dwelling untts au+.horized by buildlng permits siree t)6O,
62 gereeat (ff ,7L5) were single-family units. r,,lithir the Asbury
Park-Long Branch-Rod Bank sub-rnarket arear there were 31968 units
authorized since L96o, of whleh 3r?ZO (gl.A pereent) were .,nultl-
family unlts.

5 Nonseasonal, nondllapidated vaeant dwellirg units available for sa1e,
eurrently totel about 11600, a net homeowner vacaney rat:: of 2.0
percent, srightly higher than the 1950 ratlo of 1.7 oereent. cu::r,.nt
avalrable vacant rentar unlts are esLimated at 2r7o), renresr:ntlng a
net rental vacaney rate of 7.8 pereent. The present rental vaeaney
rate is substantially higher than the 1?50 rat,lo of 6./* pereentr pe-
flecting the large number of netr rental units whieh have been piaced
on this market recently.
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The volune of new resldentlal conotructlon ln the Monmouth County
tlMA that wou[d neet the requlrementa of antlclpated household
tncreases and would reeult ln eetabllehlng more accoptable denand-
eupply relatlonahlpe ln the market te estlnated to be 21950 houelng
unlta annually, lncludtng 200 eeaeonal unlte. The annual demand
for permanent houetng conslots of 11850 sales units and 900 rentat
unlte. Up to 3r200 housing unlts could probably be absorbed annuatly,
but a dealrable reductlon ln vacancy levels woul.d not be achleved.
Salee denand by prtce classes ls expected to approxlmate the pattern
lndlcated ln the table on page 23. The annual rental demand distri-
butlon te ehown ln the table on page 24 by gro6a monthly rent and
by unlt atzc.



ANAIYSIS OF IITE

Houslne l,larket Area

For the purposes of this analysls, the housing market area (HMA) ts a*
{i""d as belng coter:ainous wlth the boundarlei of Monnouth Couniy, New
Jersey. Special enrFhasls has been placed, wherever posslble, on the sub-
narket area oonsl"lrr,c of Asbury Park clty, Long Branch city, and Red Bank
Borough. !fuctr of the avallabIe lnforuatlon covers the counly as a who1e,
holreryer.

Mgnnouth County ie on the Atlantlo ooast of Nel, Jersegr in about the center
of the state. The Asbury Park-Iong Branch-Red Bank aiea is apprnximately
/+0 to 50 nlles south of llewark and l{eu York City, about +O dils due easiof Trenton and appno:<Luately 65 roilea northeast if tne Canden-philadelphia
a.f98o

Accordlng to 1950 Census data there was a net out-corumrtation of some
2Or2@ workers fnon Monurouth Cor:nty, nith 261300 cormuting to work else-
vhere "$ 9lrQ coumtlng dat\y to jobs ln Monmouth cor:ntf. The bulk ofthose uho llved 1n Monmouth Cor.rnty and vorked elserrlhere ctmmuted to the
1o"l!: -_Nearly 61200 of the 261300 Monnouth County out-commuters workedln Middlesex couuty, lta lmedlate northern neigh-bor, and about 9r9@crtssed l'[lddlcsex County to reach enplolment ln-Essei, Unlon, and-Hudson
Countles. Monmouth County vas also the residence of iuort 6il+o workers
nho travel each day to Nes York Clty, of vhon 51360 worked 1n l,lanhattan.

rn.comutatlon to lbnnouth cor:nty amounted to only 61100 in 1950. Approxi-
Ptely l8 percen!. (21300) of all ln-comruters cane fron 0cea3 County- and
21_percent (11260) caue fron l'{ldd1esex County. The renainder came from a
wlde area whlah lncludes mst of the northein New Jersey countles, the west-em counties of Mercer and Burllngtonr and the Pennsylvanla counties ln thePhlladelphia area, as weLl as fnon Niu york Clty.
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Econouy of the Area

Character

The hnnouth County HMA ls a growing residentlal area with str"ong conF
ruter ties to the northera Nery Jersey and Nelr York netropolitan regions.
ft is also a popular shore resort and vacation area, as well as the hone
of naJor lndustrlal and research fiIns and one of the prine agricultural
corrntles ln tbe state of Neu Jersey. These various facets of the eoononqf
of the EMA developed at different stagee of lts htetory. Farmlng in the
area began over 100 yoars before the Rervolutionary l{ar. The area remained
agricultum.l untIl the resor-t boon ln the early 1900te foJ-lowed by suL
urban dweloprnent andr f,{na]Iyr the lndustrial developuot of the past few
decades.

The econory of Monnouth Cotuty at one tlne was largely dependot on the
seasouaL resort tradc, but thls ls not cntlrely tnrc today. Significant
galne In mnufaoturlag enpJ-oynant have been reglstered durlng the past 10
years, ulnly La noneleotrlcal nachlnery, electrlcal uachlneryr food, and
paper pmducts. Although the tsrtllc lndustty was an lmportant Frt of
thc eooaory of thc area for elnost a centurlr, tbe lndustry has decllned
lu'the past deaade. The apparel lnduetty ls nou a large employer, hou-
ov€ro Slgalflcant employucnt ls a1ao provided by three nllltary bases
1n the area, Fort Monmoutbl Fort Hanoook, and thc Earle Naval AmrmltlonDepotl .

Thc large aunber of persons uho cournrte dal\y out of the H!,lA for employ-
mant oonstltutea a vety lrportant factor ln the econoqf of the area. As
nentioaed prwlously, over 26rCo0 people comuted to areas outslde of the
Hl'lA for thelr llvelthood l.D 1960. Although no ourent lnformatlon ls
avallable, 1t ls the general feellng 1n the aree that the nunber has ln-
creased sLnqe 1960. theae oormtrters glve strong econonlc support to the
trade, sewlce, traneportatloa, and related lndustrles ln Monnouth County.

Ilm:lOment

In llay 1964 the New Jerscy Dtvlelon of Enplolnnent Securtty rePorted
that thcre were 108r200 workera cnployed by nonagrtcultural lndustries
ln Monuouth County. Of thls total, 85r2OO wcre clarrlfled ac wage
and salary workera and 22r000 were claealfled ag self-eoployed,
doneettcr, and unpald f all.ly r+orkera.

The 86,200 nonagrtcultural wage and salary workere reported for May
1964 repreeented an tncreaee of 11,250 (I5.0 percent) over the t'lay
1950 total of 74,950. over 85.0 perecnt (9,550) of thls growth was
a reeult of gatno ln the nonoanufacturlng lndurtrler. The following
tablo showa thc ycar-to-yetr changea tn wage and ealary enploynent
for the Hay l96oday 1954 perlod.
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Trend of Nonasr icuItural Wase and Salarv Em Ioyment
th Count New Jerse 1950 to L964

Manu-
Year fact ri ng

I5,550
15,500
16,500
17,700
18,350

Nonmanu -
facturing

58 ,3oo
59,800
63 , go0
56,600
57,850

Total wage
and salary
emplovment

7 4,95O
75 ,300
80,400
84,3oo
86,200

Change in
total from

Drecedinq vear

350
5, lo0
3 ,900
I,900

1950
195 1

L962
t963
L964

Source: New Jersey Divislon of Employment Security.

Except for the small advance durlng the 1960-1951 recession, wage andsalary employment has tncreased substantlally each year. The 350-jobgaln regtsEered for the t950-i951 pertod reflects manufacturlng lossesof 1,150 which r,rere more than of f set by the 1,500- job galn in lor,ru1u-
facturi ng.

Emplovment bv lndustrv

of the 86,200 wage and salary workers employed ln the HMA ln lLay L964,
18,350 (21.3 percent) were employed by manufacturlng indusEries and
67,850 O8.7 percent ) by nonmanuf acturlng industrles.

Manufacturing enploJrment was evenly dlstrlbuted between durable and non-durable goods produclng lndustries, with respectlve employmeni totals of
?r29-o 41q.91150. The eleetrlcal maehlnery industry, whlcl amproyed 3,gooln May 196l- (tr.l' percent of uage and salary ",oproyo,ini[-il-'iil a"*trr"and apparel industry, whieh omployed jr7oo roo"i"r-" (tr.g'p.ii";;i, are tholeadlng manufacturlng tndustrlls. The electrlcal-macirLlry lndustry, whichwas attracted to the area by the presenea of the U.s. Slgnlf-co"p" at FortMonmouth, ls prtmarily eoncernea ultU the produ"tton of eleetronic com-ponents. The textlles and apoarel lndustry conslstg maln1y of ilr'as pro-duclng elothlng, as the textlle conponont or tnts hclustry in the area hasbeen decllnlng over the past decade.

The nonelectrlcal nachlnery lndustry, prlnclpally engaged ln eomputernanufaeturg, *p1?yed..2,5p workers in- l(ay Li6tr 
-o.o"o;;;"; 

oi"r*g" 
"nasalary enploynent). Neirl-y as large ,*s ihe printlng, pubrlshinBredpapor lndustry whlch angaggd Z.?,OO employees ln }lay iqelr e.7 percent otwage and aalary enployment). The rsmalnder of nanufactu"ing 

"iffoym"ntwas rathar evenly dlstrlbuted anong all other nanufacturlng"lndustrias( see table I ) .
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The government secEor employed 20,800 persons (24.L percenE of wage and
salary employment) ln May 1964, more jobs than any other sector of the
entlre economy. The predomlnance of government employment reflecEs the
Presence of three miIitary installations, Fort Monmouth, Fort Hancock and
the Earle Naval.Ammunitlon Depot, whlch currently employ a total of about
8,200 clvtllans, as well as other local, state, and federal agencles.
Wholesale and retail trade accounted for 19,150 employees in May 1964
(22,2 Percent of wage and salary employment) and the service lndustry
employed 13,600 (f5.8 percent). The large number of trade and service
personnel reflects Ehe resort and recreatlonal activities ln the HMA,
an expanding populatlon, and the empl.oyment provlded by the new Be[1
Telephone laboratories unrcn were estaDtlshect 1n Hotft{e1 Too6ship ia 1962.
Nonrnanufacturlng lndustrles rlth sualler emplo]4nent totals lnclude the
construction lndustry, wlth 5r8m (7.9 pereent of wage aJrd salary oryloy-
ment); transportation, comuunications, and utllitles, which accounted f;r
lrr95o employeec (s.z percent)i and the flnance, lnsurancer and real estate
g'roup wlrich provided en{plofment for lr95} persons (2.3 percent) in May L96t+
( see table r ).

Frorn May 1960 to l'{r,y L964 xnanufacturlng enployTront lncreased by 1r?00 (t0.2
percont). 0ver tno-thirds of this growbh was attrLbutable to gains ln non-
durable goode, whlch lncreased br 1,200 (ts.t percent) over the four-year
perlod.- fhe nondurable goods growth resulted from galns of 11600 (228.6
percent) ln the prlntlng, publishlngr md paper lndustry and 3OO (20.0 per-
gent) ln the food industryr whlch weie partflffy offsert b5r losses of ?0b
(t5.9 percent) ln the texttlee and apparel tnduetry. Tha huge relatlve
lncrea6e ln the prtnting, publlshlng, and paper lndustry le a reflectton
of the etafflng of Ehe Ltly-Tul.tp Cup Corporatton plant ln Holmdel
Townshtp.

Durable goods lndustries snperieneed e 500-job lncrease over the }aay 1960-
W L96l+ period. A galn of 900 Jobs ln nonelectrlcal machlnery was offset to
some exLent by losseg ln the stone, cLayr and glasa industry (lO) ana other
dura,ble goods category (35o). The galn ln the nonelectrlcal rnachlnery ln-
dustry reflects the lncreaslng lnportanae of courputer rncnufacture ln the
HMA.

Nonnanufacturlng employnent greu by 9,550 (tO.+ percent) over the Mrsy 1960-
f{ay L96l+ period, fron 58,300 to 67,85o. AtI groups showed substantiit tn-
creases over the four-year perlod, except the transportatlonl corrnunlca-
tlon, and utlllty lndustry whloh decreasad by 150 and th6 flnance, Lnsur-
arrc6, and real estate group whloh decllned by 50. The largeot gain wao
reglstered by the servlce lndustrlir, ulth an lncrease of l+r5OO (t9.5 percent)
over the Seqp-year perlod. Thls lncrease reflectg not only the contlnuing
denand for servlces by an e:pandlng populatlon, but also reflects the staff-
rng of the neu BelI Telephone researoh laboratory. @Iotr'ment bjr federal,



-6-
stater and local goverlunental agencles lncreased W 21100 (tt.2 percent)
over the perlod, followed by the reholesale and retail trade group whlch
eryerlenced a galn of Lr6)O (9.4 percent). The construction induptry
lncreased by 11200 (21.t+ percent) over the May 1p60-lby l!6{, perlod, a
result of the lncrease in resldentlal, connerclal, and j.ndustrlal c6n-
stnrctloa slnce 1960 (see table f).

ls ahom ln thc folIorlng tab1c, av€rage annual unannlolment ln thc H}'I1

1,19 *tg"al fron e hlgh of 10.I lcrcot ln 1958 to a lor of 6.9 percent in
l%3._ & t,hJr \%lt, uncgployucai cqueliat ' ,.j porocnt of the rork foroe,
a ref,Leotlo of ecasoDal htrlng.

Ml 11ta Iupact

The three naJor nllttary tnstallatlone ln Monmouth County, Fort Monmouth,
Fort Hancock and the EarIe Naval Amnunltlon Depot, provided employment
for approrlnately 8,200 clvlllans ln May 1964. The total mllltary-
connected clvtllan employnent accounted for 39.4 percent of total
governnent employment, but accounted for only 9.6 percent of total non-
agrtcultural wage and salary employment ln the HMA tn May L964. In
addttton to the civtlians who are employed at the bases, there are
approxlnately 7,700 mtlltary personnel stattoned at the lnstallatlons,
who glve econonle support to the trade, servlce, and related tndustrles
ln the tlllA.

Fort Monmouth, the rrhome,r of the U.S. Arrny Slgnal Corps, ls the largest
of the three lneEallattone. Clvtllan employment totaled 7r400 ln May
L964, and the total ollltary strength equalted 5,900 (lncludlng 3,600
students). The Earle Naval Ammunltlon Depot enployed about 700 clvlltene
and had approxlnately 230 nl11tary personnel tn May L964. Fort Hancock,
a aupportlng lnetallatlon of the 52nd Artlllery Brtgade, provLded employ-
ment for about 100 ctvtltane and had a base conplement of approxtmately
570 mllltary personnel ,as of May 1964. Both Ehe clvlltan enployment
and nllltary strength totals have been relatlvely stable over the past
few yeate, and no slgnlflcant changes are antlclpated for the near future.

Ilaerrnlonnent

-

The III,O ls 6t"r 16r to other resort areas ln that there ls a aoasonal pat-
term to chaagea ln the ratc of un6l[ployn€nt. Unerryloyrnent reaches an
anuual peal ln January rrhen resrort actlvltles are at a nlnlur.rn and ooLd
ueather adverse\r affeotE the oonetnrctlon laduatry. Iu addltlorf, ssason-
al layoffa oocur ln tbe trade, eerlce, end epparel lndustrlea. There ts
tD upsurge 1a qloyaent tn the sunner, but rurmployuent does not fall to
tts enmal lon rurtll Septober, beoause of the lnflux of seasonaL Jobseek-
erg early ln the EuEaer.
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Year

1956
t957
l-958
]-959

Per-

7"0
7.7

10.1
8,6

Iear

1960
t96t
t962
t963

s

Per-
cent

6ol
9.5
7.r
6.9

cent

Source: New Jersey Division of Fhn,loyment Security.

The seasonal unemployment sltuation in the HlilA is being helped by theqrowth of nonseasonal industry. The two recent additiSns tl tfre econorry,BeIl Laboratorles and the Lily-Tulip cup corporation, however, have not
been of any slgnlflcant help to the- 1ocal unlmployaent sltuation, since
much of the staffing of these ner.r plants has blen accompllshed by trans-ferring employees from other areaso

fqEure Employment Pros pects

Based on the employment trends presented ln this analysls and information
from Local sources on nehr plant openings, lt is estlmated that total non-
agricultural emptoyment in Monmouth County will increase by about 2,900
jobs a year over the August 1964-August 1967 period. Growth is anticl-
pated in both the manufacturing and nonmanufacturing segments of the
economy. Manufacturing employment gains over the forecast period wiII
be led by the openlng of two new plants, an American can company
plant tn Matawan Townshlp and a MatteI Incorporated plant in Hol.mdel
Township. The continuing demand for electronic components and computers
wlII undoubtedly cause the electrical and nonelectrical machinery indus-
tries to increase employment moderately over the forecasL period.

The openlng of a second divislon of Bel1 Telephone Laboratorles in L966
also is expected to provlde a major boosE to nonmanufacturing employment
growth. several shopplng centers wlll be opened soon, increaslng the
number of jobs in retail trade, while government employment ls expected
Eo rise moderaEely.

Income

Current median money income for alt famllies tn the [IMA, after deduction
of federal lncome taxes, ls estlmated to be $7,205 and that of tenant
families, $6,130. rt ls estimated thaE tncome wlll increase by about
[1.0 percent over the next three years. By L967, the medlan lncome
of all families after deduction of federal income taxes wlII be an
estimated $7,960, whlle all tenants wlIl have an estimated rnedtan
income of $6,77O (see table II).
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Populatlon

-

Drring the 1950-1?99 tg"{e, the total. population of the Monrouth county
I9 1l-"":ased bv !9$a_(45.4 percent) from 2251327 in Aprl1 i95o to
331+tl+ol ln ApriJ 1960. Less than three percent- ilrugl ;I-t;"-;"pulationincrease occumed ln. the Asbury Park-Loni Branch-Red Bark sub-trarket area.Within the suLrnarket area, growth *"" c6ncentrated in lo;t Branch, uherethe poprrlation increased W_3rl3g over the decade. Asbury Fark had apopuration galn- of 272, while Rdd Ba* suffered a snarl_ loss of 25rpersons (see table III).

Annual average change

@NulDer percentYear

Aprtl 1950
Aprll 1t50
August 196/+
August 1957

Demoeraphic Factors

Total populatlon

2251327
331*r4nl
383r000
/J5roru/u_

10
Lt
10

905
220

,
,
,

l-
3
2

,.
e

a

I
3I565

source: 1950 and 1960 from u.s. censuseq of pop,latlon.
195/+ and 1967 estJn"ted by Houslng l&arliet Analjst.

lhe l@l{/i lncrease in the total-populatlon between 1950 and 1960 placed
PT:lt|_t*lv ll,i$ along_the 21 counties of the state in total populationgrowth (numerlcarfl) r uith Bergen a-nd Mlddlesex Couties the only areasl.ravlnq larger population lncreises. The raptd growth of the HMA dur_lng the decade was largely due to in-nigration.'
fhe cornpletlon of the Garden State Parkway ln the mld-flfties was an 1n-fluentlal factor in the rapld growbh of tire area durlng the rgro-risoleriod.
The Parkway traverses the HI',IA ln a north-south route, frovidh! easy accessto the northeastgry N€n -Jersey and New York netropotitan mu"r-.rd, 

"ttmrtuttogresldsrtlal and lndustrlal development along 1ts route. Areas in Monrnouthcounlf }h9se population growih was at least partlally affoeted by the park-
way lnclude Raritan Townshlp wlth a decennlai popuLation lncreas e of l+55percent, Holtdel townshlp wlth a_11-/e percent galnr l'tlddletor.rn Tovnshlpvlth growth of 'tlr5.percent, and Eatoniown BorJugh-ulth a rg:o-ig6o-p"irr.-tion lnorease of !/*0 percent.



As of August L96l*, the total popu.lation of the HMA is estluatd at l8lro00
personsr,an increase of lrBr6OO (Ll*.5 percent) or 1Ir21! persons a year
since 1960. 0n1y about one-tenfh (41925) of the totat t 6UL96l+ ptpruation
tncrease ls sst{mqted to have occurred ln the Asbury Park-Lone Branth-RedF k gnb.{arket area, vlth Ashtry Park gabtry of,i 335 persois over thc
perlodl lpng Branch lncreaslng by 4r{l}, and Red Banlc by 120 persons. the
remainder of the county e:cperienced a population gain of 4)16?5 person$
( see table III),

The availabllity of living quarters ln the nany new uulttfanily projects in
Long Branch slnce 1950 nas a ruajor deterulmnt of the populatlon- gain ofthat clty. The snall lncreases feglstered by Asbury park and Red Bank, asvell as the ut{:Llzatlon of nultlfamlly developnent ln Long Braneh, refLct
the dwlndling supply of undeveloped land ln those ar@,s

Fulgre Population Grorrbh. 0n the basls of anticipated employment gains
and other grorrbh factore presented earlier 1n thli analysls, it ls estl-
nated that the total populatioa ln the Monmouth County Hl,lA w111 increase
by about 32rOOO (101670 annually) to a total of &5tObO in August L967.
The proJected annual lncrease of 1015?0 persons durlng rhe L96t+-t967perlod ls sone$hat rouer than the [p:o- annual grcrrt[ registered overthe 1960-1964 period, reflecting the-anttclpated reduction ln the rateof emgrlolment galn.

-9

reas ODo Iluring the 1950-1960 decade the net natural
increase exceE st blrthE over deatbs ) tn ttre Monmouth County Hl,lA totaled
34,94o and the total populaElon increased by 109,074, indlcatlng a nettn-migratlon of 74,L34 persons. Thus, tn-migratlon accounted for 6g.0
Percent of the total t950-1950 populatlon lncrease. The Ehree clt1es
1n the sub-market area experlenced out-mlgration of populatlon over
the decade.

It ls estlnated that tn-mlgratlon has contlnued, but at a slightly reduced
rate, slnce 1950. Over the Aprl1 1950-Augps+, L96l+ period, the net natural
incraase for the HMA totaled 181580 and the populatlon is estimqted to have
increased bf f*8r5OO. A eonparison of these two totals indicates that ?9rgZO
Persons caue lnto the HMA, accountlng for 51.6 percent of the totar
t960-1964 populatton lncrease. lt is estlnated that Asbury park and
Red Bank have contlnued to have a small out-mlgratton of populatlon
slnce 1950. Long Branch le belleved to have experlenced an ln-mlgra-tlon of populatton, however, probably because of the constructlon
and occupancy of many mulElfamily proJectg Bince l95o (see table rv).
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Aee Diqtribution. The distribution, Ly age, of residents of the l'lonmouth
County HMA and the State of New Jersey for 1960 1s presented in the follou-
ing table. The distribrutions are verY slrdlar for the county and the Srare
as a uhole wlth the exceptlon of the 60 year and over age groupo The Asbgry
Park-Long Branch-Bed Bank sub-narket area had a higher proportion of elderlypopulation than either the HMA or the state as a wliole.- This is undoubted$
a reflection of the movement of retlred people to the seacoast areas of l{on-
nouth Cowrty.

Area

County total
Asbury Park
Long Branch
Red Bank
Remalnder of co.

Total 0-19 20-.29 30-aq Lo-<g 60 and over

100.0
100.0
100.0
100.0
L00,0

?7.?
29.5
3l*.8
29.O
38.1r

11.q
11.9
u.L
11.2
10.5

u.6
ri:6
].3.L
L2.l
15.0

22.7
25.9
22.1+

15.0
21.8
L3.6

22"7 U.L
25.3 2L.7

State of New Jersey 100.0 35.3

Source: 1960 Census of Population.

Househo lds

11.3 15.0 2l*.8 L3.6

Slnce 1960, the number of households ln the FIMA is estimated to have
lncreased by 13,730 (14.3 perceht) to an August 1, 1964 total of I09,900
households, an annual gain of approxlmaEely 3,I70. The sub-market area
accounted for a little over 17.0 percent (2,400) of the household 1n-
crease reglstered over the 1960-1964 pertod, maln[y as a result of a

1,700-household lncrease whlch occurred ln Long Branch (see table V).

During the 1950-t960 decade, the number of households (occupied houstng
unlts) tn the HMA lncreased by 32,270 (50.5 Percent) from 63,898 in 1950
to 96,168 ln 1960. This lncrease was due parEially to a conceptual
change f rom rrdwelllng unltrr in the 1950 census -to trhousing unltrr ln 1960.
The decennlal change represents an annual averaS,e lncrease of about 3r23O
households. The greatesE lncrease 1n households occurred outslde of
the Asbury Park-Long Branch-Red Bank area. The sub-market area accounted
for less than ten percent (3,026) of the decennlal household tncrease
( see table V).
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By August 1967, there v111 be an estlrnated 1181900 householils ln the Mon-
mouth County HIIA, an increase of 91000, or Jr000 new households a year.

The average number of persons per houeehold. ln the HI'IA, ls belleved to have
been i-ncreasing slnce Aprl1 1950. In August L96l+, lt is estirnated that the
average houeehold slze ln the H!{A 7s 3.37 persons, up fron the 3.35 persons
a household repor-bed for April 1960 and the 3.J0 persons per household re-
ported for Aprll 1950. The household slze in the sub-narket, area baslbeen
decreaslng steadlly since 1950.

Averaqe Household Size
l,Iorurouth Countv. New Jersey. L95O-196L

Area

County total
Asbury Park
Long Branch
Red Bank

Sounoet

Aprll
1950

?. ?0

3.1?
3.35
3.2?

Aprl1
1960

?.34
2.73
3.L6
2,95

August
t96L

3.a7
2.58
3.Ul
2.88

195o and 1960 frou u.s. osugure! o?. ropulatlon ? r%L esttnated
by Eouslng l&rket Analyst.
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Houslne Market Factors

Houslne Supoly

The housing lnventory of the Monmouth Cor:nty HMA is estlmated to total
1r7rl+0o houslng units (excludlng seasonal unlts) as of August L, L96/,,, a
net_gal-n.of 15r000 r:nits (fa.6 percent) slnce April 1960 (see
table vr). As of {nrrr 1960, the census courted 1o2r4or housing r:nits(excludlng seasonal unlts) rri ttre HMA, an tncrease "I-llriei- 

(i7.9 per-
cent) over the 1950 total- of_ 69rzji, 'The growbh of the inventory averaged),3\5 r:nlts a year over the 1950-1950 deeade and has groun at a rate of
31116} unlts annually sinee then. (Seasonal units, lnfluding surrurier eot-
tages and the rlkerare currently estim4ted at about 16,000 uniEs andhave been lncreaslng at a rate of 200 unlEs a year.

Tvpg-9f Stnrcture. As of August L, L96l+, tt is estlmated that one-family
dwelllng rrnits constltute 80.5 pereent oi the estlnated totat nunber of
dwelrings in the_IIMA. Drplex units are currently estimated at 5.2 per-
cent of the total lnventorXri 3 and 4. rxrit struetures constLtute 3.O per-
cent of the total lnventory; and ! or moro unit structures aceor.mt for
11.1 percent of the total estlmated nurnber of dwelling r:nlts in the HMA
as of August L961.

Pelcentaee Distrlbutlon of Unlts in gtructune
Monmputh Countv, New Jersey. August 1q6Z

Unlts ln
stnreture Countv Asbunr Park Lons Branch Red Bank

1 unlt
2 unlts
3ortr
5 or nore
Trallers

Total

80.6
5.2
3.O

11.1
0.1

100.0

l+4.9
9.6
9.2

37.3

100.0

45.O
L).6
7.9

33.5

100.0 100.0

66
9.
7.

16

8
5
l*
?

sourcer Eatrnntes by the Eouslng Market Analyst based on the 1950Cenaus of Eouslng.

aeg. of sUructqre.- The housLng invontory in the Monnouth conty HMA ls
rather old. On the basls of the 1960 census report on the rljof the
lnventor;r, coupled wlth eurrent estlmates derived fron UulldIrt pemrlts,lt ls estlnated tlra! of the.1301520 houslng unlts ln the."". (lnoludlni
seasonal unlts) 5I.? percant uere bullt beiore Lglr}r 9.7 pereent werebullt between l9l*O-and l95or 2Z.1 percent between t950 and March 1960,
and 11.5 percent of the lnventory betueen Mareh 1960 and August L96l+.

/



13

The housing lnventory 1n the subtrerket area Ls uuoh older than thst ln
the area as a whole. 0f the houslng r:nits ln Asbn:ry Park, almost 8l per-
cent uere built before L9l+O; ln Long Branch the pre-1940 houslng equaled
61 percent of the lnventory; and ln Red Bank, 74, percent.

Pereentaee Distrlbutlon of Year Structure Bullt
Monmouth Countv, Nev Jerselt

Asbury
Perk Lone Branch Red BankCountvYear bullt

Aprll 1950-August 1954
L955-ltareh 1960
Lg5O-Lg5/+
Lg/,,o-Lgl.9
l9)9 or earller
TotaI

11.5
]-5.6
11.5
9.7

1L.7
100.0

.5

.2

.lr

.6

3
5
2

u

17.8
5.o
7.7
8.5

8.1
).lr
).5
2,1+

e&
100.0

61.0
100.0

7L.?
100.0

I

Source: 1960 Census of Houslng and estlmates by Houslng I'larket Analyst.

Conditton of the Inventory. As of Apri I 1950 the census rePorted
that 10.0 percent of the total hourlng lnventory tn the llHA wae dtla-
n{rlnred crr uae lacklnc one or more plumblng faclllty. The 1950 ratlo
repreaentr a gubetanttal toprovtrnt l(ncc 1950, uhcn ccnrur reportj
lndlcated 25.7 percent elthcr wrrc ln need of naJor repalrs or iacklng
pluoblng faclllttcr. Ae of Augurt 1954, it ts ssttrat.d that only
8.5 pcrcent of the total houclng tnvcntory ln thc HMA te dtlaptdated
or l.r lacktng plunbtirg facll1tles.

rt ls estfuaated that 12.o percent of the lnventory in Asbury park ls
dllapldated or lacks one or more plumblng facL.lltles.as of iugust Lg64
compared wlth a 1950 ratlo of 14.0 percent. comparable ratloi ln Long
Branch and Red Bank for 1954 are 4.9 percent and 5.2 percent, reepectlvely,
compared wlth 1960 ratlog of 7.5 percent in Long Branch and 6"3 percent
ln Red Bank

New Cone tructlon

There have been 18,955 housing unltr authortzed by bulldlng permlts 1n
the HMA stnce January f950. About 52 percent (11,745) of the total untts
authortzed were slngle-fanlly unlts and 38 percent (7,zLO) were multl-
famlly untts (ttrcludtng duplexes). Ttre 18,955 unlta authorlzed durlng
the 1950-1954 pertod represent an average of 4,212 unlta a year, sub-
stantlally above the 3,295 unlt6 a year euthortzed between 1950 and
1960 (see table vrr). on the basls of the 5,300 unlts authorlzed in
1953 and tne 2,300 unlt' total for the flrst half of L964,lt ls calcu-
lated that new constructton le proceedtng at a rate of about 4,800 unlts
a year at the preeent tlne.
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0f the 32,964 dwelling units authorized by building permits during the
1950-1960 decade, 2,345 (7.1 percent) were authorized withln the sub-
market area with Asbury Park having 578 permits, Long Branch I,413,
and Red Bank )5t+ permlts. Slnce 1960r the number of permits isiued in
the sub-narket area Jumped to aLuost 21 percent (31968) of the total of
L8r955 permlts lssued in the HMA over the 1960-1964 period (see
table VII). An annual averago of 235 unlts was authorlzed by building
pernlts in the sub-market area betvean 1950 and 1950; slnce then, the nr:m-
ber of unlts in peruits ln the sub-narket area has lncreased to an avera,ge
of 882 a year.

Multifamily construction, which has eonstituted about 18.0 pereent of all
residentlal eonstruetion sinee 1960, was qlnost avenly divlded between the
Asbury Park-Long Branch-Red Bank area and the rest of the county. Approxi-
mately 52 pere'rnt (lrlZOl of the ?.ZLA multifamily units authorlzed in
the Hl'lA sinee 1960 were located in the sub-market area, Withtn the sub-
market area, 'nultifamily construetlon authorizations have acecunted for
the bulk of permits issu:d sj-nce L960. fn Asbury Park, 98.8 percent of
tho total units were multifamily, ln Lon,_4 Braneh the ratio was 91.6 per-
eent, and in Red Bank 93.3 percent.

l'Ue]'llng Units Alt.horlzed bv Buildlng Pqrnrits
Monmouth Countv, Neu Je.sev, 1q60-IQ64.

Total
tq6o-1q64

L rq97
2'lr99

372
u..q87
Lg,g55

Number Percent of total
ltultlfamtly

Arsa

Asbury Park
Long Branch
Red Bank
Remalnder of cor.rnty

Total

1,084.
2,289

)17
1,Lqo
7 rzLO

2a.7
38.0

98
91
9)

8
6
)

Souree: Bureau of the Census,
building inspectors.

C-l*0 Construetion Reports and loea1

Tenure

As of August L, L96l+, there are an estlmated 1O9r9OO oceupied dwelling
units in the HMA, of'which 78r1OO (?1 "percent ) are or,mer-oeeupied and
31,800 ( 29 percent) are renter-oeeupied. Betueen 1950 and 1950, the
proporbiott of owner-occupled units lncreased from 65 pereent to 72 per-
cent of the total. The eument owner-occupancy ratlo of 7l percent ls
sllght1y below the 1960 ratlo, reflectlng the increased construetlon
and oeeupancy of rental units slnee 1950. The three cities of the sub-
market area have exhiblted a decreaslng otmer-oeeupancy ratlo slnce
1950, reflecting the utlllzatlon of multifarnlly eonstructlon Ln those
areas where undeveloped land Ls scaree (see table vI).
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Vaeancies

In April L96O, the Census of Housing reported that there were lrO82 vaeant,
nondilapidated, nonseasonal houslng unlts available for sale or rent in the
Monmouth County HMA. 0f the total avallable vacaneles, 11206 were for sa1e,
or a homeor"n:er vacaney rate of 1.7 percent. The remaining 11876 available
vaeant unlts were for rent, representlng a rental vaeaneJr rate of 6./+ oer-
eent. Aeeording to the 1960 census, /+0 of the available vaeant sales trnlts
and 2)2 of the available vaeant rental units lacked some or all olumbing
facillties.

The prlncipal pcst offices in the HMA conducted a postal vaeancy survey
during th: Auqust l9-September 21 perlod of this year. The survey covered
aoproximately 89.0 pereent of the estimated toLal number of dwelling units
in the area (lneluding soasonal unlts). The results of tho survey are
summarized in the following table and are presented in detail ln
table VIII.

Monmouth Countv Posta1 Vaeancy Survev
Aueust lq-September 21, 106/.

TotaI
units Vacaneies

Units
under

% rlacant Used Ngg @nstruetion

?.Q ?.OzL 1./,9( L rgL6

2.6 2,2tO 395 /,-lr5

lL.1 8U 1,090 1,401

Dwelling
tvoe

-

Total unlts

surveved Total*
IltrqSq /n, <0q

99,3O5 21605
L6,678 t,gol+

Residences
Apartments

Source: PoetaL vacancy sruveys conducted for FIIA W 33 oooperatlng
postroasters.'

The vacancy ratios ln the preceding table are not strictly comparable
with those reporEed by the 1950 Census of Houslng. The census rePorts
vacanctes by tntended tenure, whereas the postal vacancy survey rePorts
vacancles by the type of 6tructure. The Post Offlce Department defines
a I'resldence'r a6 a unlt representtng one possible stop wlth one posslble
dellvery on a carrterrs routel anrtapartmentrrrepresents one posslbte stop
with more than one dellvery. Coverage of census enumeraElons ls probably
also somahet more comprehenslve than postal enumeratlons.
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current Estimate. By census Bureau enumeration standards, as of
August L964, there are estlmated to be 4,300 avallable vacant houslng
units in the HMA. This estlmate is based on the postal vacancy surveys,
the 1950 census data, and on personal observatlon by the analyst. on
this basis, as indicated below, it ls estimated that there are 1,600
vacant sates units, equal to a 2.0 percenE homeowner vacancy ratio,
and 2r700 rental vacancies, a 7.8 percent rental vacancy ratlo, in the
Monmouth County HMA.

Vaeaneles
bv tenure

Total vacant

Vacant Houslne Unlts in
Monnouth @o ana Io54

Aprll August
1060 Lq6L

6 r?zz Z, qOO

Available vs.eant
For sale only

Homeowner vaeaney rate

? r0g2
L1206

4, ?0C)

1,500
2.o%t.7%

For rent only 11876 Z.TOO
Rental vaeancy rate 6.t;fr i.g*

Other vaeanl g/ 3 r]-5:' ) rZOO

g/ ' Seasonal vacancies are exc luded ln order to matntaln
conparabllity of Aprll and Auguet flgures.

Source: 1950 fron U.S. Ceneue of Houslng; I9b4 estluated
by Houslng Market Analyst.

It ls estlmated t!_a! approxlmately lr55O of the currently available vacantsales units ana Zr:70 available vacant renial units contain all plumblngfacllltles. Thcse vacant r:nits represent an sxe€as of about 200 vaeant
unlts above the number Judged to represent a balanced denand-supply re-latlonshlp ln a moderately growlng area llke the Monmouth County'I['{A. The
deslrable balance betr.reen demand and supply tn such an area ls tonsldered
i9 U" rapresonted by nst_vacaney ratlos of not more than I.5 oereent lnthe salos lnventory and 6.0 pereent in tha rental lnventory.

Vac s ln the b- arket Area. Gerently there are estjrnqted to be1-r22O avallabla vaeant hous1.g unlts ln the
,
Asbury Park-Long Braneh-Red

Bank area, of nhieh 210 are
are ln fud Bank.

ln Asbury Park, 860 are ln Long Braneheand 150
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The 210 avallab1e vaeant housing rrraits ln Asbury Park eonsist of an estl-
mated 10 sales r:nits (0.5 pereent homeowner vaeancy rate) and 200 rental
unlts (4.1 p"""ent rental vacancy rate). The current homeowner vacaney
rate in Asbury Park repres:nts a slight deellne from the 0.7 pereent ratl-o
reported for 1960, whlle tho current rental vacancy ratlo ls slightly above
the 1960 ratlo of /r.0 percent. In Long Branch, the avallable vaeaney ln-
ve,ntory lncludes 100 sales unlts, equallng a ?.3 percent homeot,mer vaeancy

rate, and ?60 rental vacancies, representlng a rental vacancy ratio of
11.8 percent. The cument vacancy ratios in Long Branch represent
substantial lncrease orBr the 1960 ratlos of 1.4 percent vacancy
in the sales inventory and 7.1 percent in the rental inventory. The
increase in sales vacancies reflects the increaslng corpetltlon from
the nany new rnr1t1famlly r:nits which have been built in the area slnce

'1960. The large lncrease ln rental vacancles reflects the current
avail-ability of about 37O aew multlfnnlly unlts whlch have just been
placed on the market ln Long Branch. In Red Bank, the cument estlmated
vacancles include 20 vacant sales units (0,9 percent homeolrner vacancy
rate) and 130 vacant rental rrnits (5.6 percentrentaJ- vacancy rate), littIe
changed fron the 1960 sltuatlon.

The Sales lbrket

The narket for new hones ln the Monnouth County HI,IA ls falrly strong at
the present tlne, while the existing home market has softened soreuhato
The softening of the existlng hone narket is undoubted"Iy a reflection of
the lncreased competition from new sales houses and renta] unlts which
have been built In the area since 1960. The decline is reflected ln
the increase of sales vacancles since 1960. Thls lncrease has resulted
ln a current exeess of abouf 360 vacant sales unlts above the 1.5 percent
(lr?l+O) homeowner vacarcy ratio whlch ts Judged to represent a balanced
demand-supply relationship ln the market.

The roajor areas of slngle-fa.url1y construction slnce 1950 have been i-n
l{lddletom Townshlp, HoweII Townshlp, and Ocean Tounshlp. Mlddletown
Township has had the largest slngle-fa.miIy eonstnrction volute of arqr
area ln the HI,[A slnce 1960. Approxlmately 11930 slngle-fa-mllyihomes
uere authorlzed for constnrctlon in the townshlp durlng the 1950-1964
perlod. The large single-family constnrctlon voh:me ln }llddletown Town-
shlp slnce 1960 reflects its prordmlty to the lndustrial and research
complex Ln Ho]ndel Torrnshlp. The ne:rb largeet concentratlon of slngle-
famlIy constmctlon was 1r HoweIL Towrcshlp where apprord-rrately IrI00
dwelllng units were authorlzed. Thls large volune reflects the recent
developnentof,alarge tract of housing by one of the largest builders
in the East.



UntiL the early 1950ts most buildlng ln the area was done on a contract
basls. lJith the development of several new lndustries jn the area,
notably the BeIl Laboratories and Lily-TuJ"lp Cup Plant in Hobdel Toun-
ship specul-ative buj ldirrg has increased nore recentJry. EVen r.rltb the
recent development of two large tracts of speculative housing ln Howell
Tor.nrshlp and the Engllshtoun area, houever, house construction ln the
HMA is stl1l very mueh on a eontraet basls. rf, however, the two tractsof speculative housing nou belng developed are successful (and it ts
the eonsldered oplnlon of local realtors and builders that the tracts
will succeed), speculatlve buildlng will probably lncrease substantlal-
ly.

Nev houslng ln the HMA is eurrently selling in the $I7,5OO-$25,OOO
range, wlth the average sale being ln the $ZO,OOO to $21,000 price
crass. 0f course, prlees ln dlfferent locatlons withln the HMA vary
conslderably. For example, there 1s an area of very high prlce hous-
lng.1n Deal Borough, where housing t1plcaIly ls prlced at $30rooo and
up (lncluding usad houses). small settlons- of high priee houilng have
been developed around Holnder ?ownship reflecting the presence of the
hlgh-sararled people rlorklng at Be1I Laboratorles and Lily-Turlp, aad
seacoast areas, such as Sea Glrt and Sprlng Lake. Existing homes are
prlced anywhere fron $131000 to $3O,OOO and above, dependlrrg oo loea-
!lon. Average sales of exlstlng houses, however, have been ln the
$tSrOoo to $zorooo prlco range.

J-C

Ocean Townshlp had the thlrd largest constructlon volume in the tlMA
stnce 1960, with about 830 unlts authorlzed. Thls large volume ts a
reflectlon of the contlnulng butld-up ln the Asbury Park-Long Branch
area. Currently, there are reports that an 830 unit tract ls belng
developed ln the Engltshtown area.

unsold rnvenlorv. The followlng table sunuarlzeo the reeulEe of
the annual eurvey of un6old eales houeee whlch wag conducted by
the Neuark rnaurlng offtce ln January 1964. The eurvey covered
elght suMlvlslone, each of whlch had flve or more hotreeo conpleted
durlng 1963. All of thc uneold houaca uere reported to have bcen
unaold for tso to three uontht stnce complellon.

Almost one-thl:d of the cornpletions (65 of 19?) were reported sord be-
fore the start of constructlon, and the remalnLng L3Z conpletlons were
speculatlve constr:uctlon. The ratlo of unsold houses (lf) to the total
speculatlve eonstructlon Ls 23.5 percent.
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Unsold Inventorrr of Nev Sa1es Houses
l,lonmouth Countv, New Jersev. Januarv Io64.

Sa1es prlce

$15,ooo'617,199
17 ,5O-.l_ L9 r99g
20r000- ?lrw
Total

Total
conpletlon

36
u8
JI
L97

Unlts sold
beforc

start of
oonst.

L5
1)
J
65

Soeculatlve

Total Sold Unsold
Percent
unsoLd

9.5
25.7

2L
105

_6
t)2

19
78
L

101

2
27
3
3L

j22
23.5

Source: FHA Unsold Inventory Sunrey.

As indlcated above e 75 percent of the 1953 constructlon ac_tlvlty ln the
elght subdtvislonJ surveyed, was ln th€ $1Zr5OO-$191999 idce rangel
The second greatest concentration, 18 percent, nas in the $f5rOOO-$tZr4,g9
price class, whlle the $20r00}-$21+r99E: range accounted for ? iercent of
the total conpleted houses.

The FHA ahare of the new houe narkct ts euggected by a conparteon
of perulte laeued for new alngle-faelly hooee ytth the nunber of
Sectlon 203 loane on new honea lnsured. Starta under FIIA prograne
are eouewhat htgher than lneured caaed stnce soae propertles are
sold wlthout 8BA lnsured hone uortgagoe.

Unlts Insured Under FHA Section 203. New Construc tlon
Conoared With Sinele- amily Permlt Actlvttv

Monmouth Countv. N Jersey. 1950-1964

FHA Sec. 2O3

Year
S lng le -f aml ly
permlts lssued

2,305
2,946
2,743
2,LLz
1 ,739

As iict.
of permltsNunber

345
265
457
198
44

1960
195:
196:
r95
r95 roe. )

t 5.0
9.3

..2"5

I7 .0
9.4



IT,IA Acqui-rgd PTcperbipf ., FHA acqrrlsltions of single-family houses shotran upward trend 9v?r the past four years, inereaslng fron ir in rgeo 
-

b 2? ln 1961, 28 in L962t aad. t+2, fn L963. Dren thlugr acqrrtsitione
are- tncreasing someuhat, ihey represent a verrr srnq'r 1 fnopo"tion of thenunber of units rlhich have been constnrcted ln the HMA over the past
few.years_and, hence, are not indi.cative of aly serious deteriorati.oaof the sales uarket, The FfrA now holds 35 houses ln the HMA.

The Rental !,larket

The rental market 1n the l,lonmouth cor:nty Hl,[a is. hlghry conpetltlve atthe preseot tlme. There are lndLocttoni that constnrttior volune, whlch
ha9^|lcreas_ed ry 77o percent fro a 1960 total of about no,*tt" toa 1963 total of 3122! units, has beea lncreaslng too rapldly. Vacaneteg
have increased slzably slnce 1960 and rent concEssions Lre nog beingglverr in tha market. As of August 1964 tne rentsl vacancy rate ls estl-
T*tS-to-be 7.8 percent, in exeess of the 6.0 percent vacancy rate whlchis Judged_to represent a balanced demand-supp\y relationship-la thenarket. There are estlusted to be 3/+0 excess rental ,r"""nci.es at thepresent tfunc. About /*00 of the cument esttrnated total nrrmber of rentalvacancles, represont unlts that have Just been placed on the market, hov-wer. lf these unlts a.re not consideied, the rental vacancy rata vorrldbe 6.? percent, Just s.Ilghtly hlgher thai in 1960.
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There are currently approxlmately rr600 nulttferily untts-under
constructton in the HMA, of whtch ebout 57o are tn E[IA-inautrd pro_jects. Three of the FHA proJecte now under constructton are lrlh-gtse
Project€ .tnvolvlng about 455 untts

Thc Sorlnsrcod lhrcnus-Prolect (R-l) tn Arbury park coverr an erca pf
absut 5O acrao. Gurrntly, 50,O p.rc.at of tb. dmlttlon ectlvltyi: coq,trehd. Rc-urr pranl crl.l for tbc conrtnrctton of Ig6 rcnterunltr and 104 ealer unltr. go- eonsctal cnd prbttc tacllrty Eo-u.glr ltro glrnncd. Ttrc 8A-untt trctlon 22o Fred,hrtch Do,tglra qEEtBrt.arr lestod ln thlt rcnaral rrer,

rn additlon:to the FHA proJects now under constructlon, commtt,entshave been issued for three addltional proJects all of which are tobe lnsured under sectton 2o7 to provlde aLout 140 unlte in a hlgh_rteeproJect arrd [20 untte in garden-type proJects

Urban Renewal and _Redevelounent

At present' there are srx urban ren€war proJects ln varloue Btagegof planntng or development ln the HMA. it,"". proJects are au,marLzedbriefly below.
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The Nlnth Avenue Project (R-76) ln Belnar covers a 2z-acte tract
whlch ts to be redeveloped as a connerclal area and hae eurvey and
plannlng stage approval.

The Grandvlew Pro'lect (R-59) ln Keansburg ls a l5-acre tract
shlch tB to be developed lnto a conrerclal area. preeent plans
call for the conetructton of ootele and efficlency apartEenta.
Executton plane have been approved.

&e shrewsburv-Blver.I'ront Prolect (R-20) tn Long Branch le currently
ln executlon. The 269-unlt shrewrbury Developoent, butlt under
sectlon 220, hae Juet been cornpleted. other re-u8c for thle area
lncludee the conetructlon of 162 ealea housee, a park, and rooe
comerctal factlltlea

In Neptuner_ tlre Atktne Avenue Prolect (R.r55) is currently awaltlng
approval of the loan and grant appltcatlon. potentlal re-uae of
the 43-acre tract lncludee the conatructton of 50 publ.lc houelng
untte, 75 prlvate rental unlte, and 20 ealee unlta. sone conneiclal
re-uBe 1e aleo planned.

rn Red Bank lnltlal etudtes have been undertaken to detgrnlne the
Bcope of the renewal problene of the clty. At thts tlue there have
been no arear deelgnated for redevelopnent.
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Demand for Housing

Quantttatlve Demand

Ttre denand for new houstng lq dertved from the projecEed levels of
househoLd growth (3,000 annually for the next three years), the
nunber of unlts expected to be demollshed, the adjust,ment of vacancies
to levels consonant with the long-tgr* needs of the Monmouth County
area, and the number of unlts now under constructlon. Conslderatlon
le also glven to the exlstlng tenure composttlon of Ehe inventory
and to the conttnued slow trend toward homeownershlp. Gtvlng due
regard to each of the foregolng factors, the annual demand for new
houstng for each of the next three years ls estlmated at about 2,950
unlts, tncludtng 200 units of seasonal accommodations. The annual
denand for permanent-type housing units consists of 1,850 sales unlts
and 900 rental untts. If a6 many as 3,200 unlts were bullt annually,
they would probably be absorbed, but the deslrable reductlon ln the
current level of vacancles and units under consEruction would not be
achteved.

At 2,950 to 31200 unlts a year, the proJected level of demand ls
subetanttally below the average annual constructton leveI of about
4,200 untts tn the past four and one-thlrd years, or the average
annual abeorptlon of 31800 new untts a year over the same perlod.
It should be noted, however, that the hlgh level of construction
ln the recent past ha6 been accompanled by very substanEial lncreases
ln vacancy levele, partlcularly of rental housing, and a large bulld-up
ln the nunber of untEs under constructlon. It is therefore consldered
to be appropriate to reduce the number of houslng units added to the
tnventory ln the next few years to levels aE approximatelv the pro-
Jected rate of new famlly formatlon"
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Qualltattve Demand

s-a[eq Demand. Based on pagt lncome-houslng expense relatlonshlps,
the denand for new sales houslng is expected to be dtstrlbuted by
prlce as shown in the fotlowing tab1e.

Estimated Annual for New Sales Housins
Monnouth Countv New Jersey HMA

August 1954-August L967

Number
of units

Percent
Price range distribution

$10,000 -$t1,999
12,000 - 13, ggg
14,000 - I5,ggg
16,000 - 17,ggg
18 ,0oo - Lg , ggg

20,000 - 24,ggg
25,000 or more

Total

I85 IO
905

150 8
205 tl
240 13
445 24
535 29

I ,850 100

Estlmated by Houslng l'larket Analyst.Source:

The preceding distrtbution shows that slightly over 70 percent of
Ehe sales demand wilI be for unlts priced below $25,00o. Nearly
half (48 percent) of the demand will be for units priced between
$16,000 and $25,000. construction of sing[e-family structures is
not economical ly f eas lb Le f or les s than $ t0,000 in the l"lonmouth
County HMA.

Rental Demand. The monthly rentals at whlch privately-owned net
additions to the aggregate rental housing lnventory might besE be
absorbed by the rental market are lndlcaEed for various si'ze units
ln Ehe following table. Net additions in these rentals may be
accomplished either by (1) new construction or rehabilitatlon at
the specified rentals wiEh or without public benefits or asslstance
through subsidy, tax abatemenE, or aid in financing or land acqur-
sitlon, or (2) production of unlts at higher rentals whlch competi-
tively effect a filEering of exlsting accommodations to the rentals
specified.
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Estimated Ann ual Demand for Addltlonal ental Houslns
Monmouth Countv New Jersey HMA

Ausust 1964-August 1967

Ren ta le / Eff 1c iency 1 -BR 2 -BR 3 -BR

$ roo
105
1[0
115
120
130
[40
150
I60
170
180
190
200

and
ll

il

lt

il

il

il

1t

ll

lt

il

il

lt

over
ll

1l

lt

ll

ll

lt

lt

ll

il

ll

ll

il

350
320
300
280
240
190
r40
100
80
50
30
20

360
330
300
275
235
190
r40
I05
65
40
25

L20
r05
95
80
65
55
45
30
20
LO

70
65
60
55
50
45
40
30
20
I5
10

5

al Gross rent ls shelter or contract rent plus the cost
of uttllties and servlces.

Note: The above flgures are cumulattve, 1.e., the columns
cannot be added vertically. For example, demand for
one-bedroom units at $120 to $140 ls 90 units (280
minus 190 ).

Source: Estimated by Houslng Market Ana1yst.
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Demand ln the et Area

Although it is hazardous to estimate demand in sub-market areas within a
larger housing narket area, lt is feasible to e:<amine more closely the
mari<et conditions within the Asbury Park-Long Branch-Red Bank area. Iligh-
rise constnrction has been eoncentra.ted in Asbury Park and Long Brancht
while garden-type apartments have been concentra.ted in the Red Bank &roar

Recent occupancy sut:ve5rs, ineluding interviews conducted bi' the analystr
a sunrey conducted by a 1oca1 realtor, and sunreys conducted by the Ner,rark

Insuring Office, indicate the following about the sub-market area:

(f) The garden-type aparbnent roarket 1n Red Bank is very
strong with only I vacancles out of 11150 units sur-
veyed ln April l96lrt a vacancy ratio of under one percent.

(Z) The gazden-type apartnent market in Long Branch appears
to be softening, as roflected by a sunrey conducted by a
private realty consultant in April 196l+, which reveal-ed
6? vacancies ln 8/+0 units surveyed, a vacancy ratio of
eight percent. Bent concessi,ns are being given.

(3) The hlgh-rise apartment narket in Long Branch appears to
be in fairly sound condition as is reflected by current
occupancy leveIs.

(4) The market for high-rise units in Asbury Park appears to- 
be linited. in view of the present occupancy e>perience and

of the fact that rent concsssl-rlls are now being given.

There are currently two high-rise projects being built in lhe sub-market
atea , the Sea Verge project in Long Branch and the Mrmroe Towers project
in Asbury Park. Although the latter, whieh is a cooperatj-ve project, is
not strictly competitive with the former, it rriI1 undoubtedly attract
some of the prospectlve tenants from ito fn addition to these projects,
construction should start on another sometime in the near future.



Table I

Tota Work Fo and Em nt of ln st
Monnouth ty. New Jersev. r960 - 1964

May
t960

107.950

g ,000
7.47.

0

99.950

5,5O0

94,45o

7 4,95O

16.650

8, 700
I, loo
I ,700
3 ,800
2, 100

7,9-50
I ,500
4, 4oo

700
1,350

5,500
5, 100

,5oo
,000
, 10o
,700

300

May
1964

I 18.350

6,500
s .57"

50

111.800

3 ,600

108,200

86,2OO

18.350

9,2OO
I ,050
2,600
3 ,800
I ,750

g, 150
1 ,800
3,700
2,300
1,350

10.400

-I,500

I I .850

- I ,900

l3 , 750

11,250

I .700

500
-50
900

1,200
300

- 700
l,600

-18.8

t1.9

-34. 5

L4.6

15.0

LO.2

Chanse
60- 4

Number PercenE

Perc en tage
dlstribution

L964

100.0

21.3

7.9
5.7

22.2
2,3

I5.8
24.L

I
Indus trv

Civll1an work force

Unemp Ioymen t
Percent of labor force
Workers involved in labor-

management disputes

Total employment

Agricu lturaI employment

Nonagricultural employment

Wage and salary employment

Manuf ac tur lng

9.6

Durable goods
Stone, clay, glass
None lec trical mach.inery
ELtectrical machinery
Other durable goodsa/

Nondurable goods
Food products
Textiles and apparel
PrinE., publish., & paper
Other nondurable goodsb/

Nonmanufac turtng

Contract const(uction
Trans., comm., util.
Wholesale / retaLl trade
Fin., ins,ur., real est.
Services
Government
AIl other (minlng{orestry

and flshlng)

58 . 300 67.850 g . 550 L6 .4 78.7

5.7
-4.5
52.9

LO.7
1.2
3.0
4.4
2.O

r0.6
2.1
4.3
2.7
1.6

-350 -t6.7

t7
2

9

I8

6,800
4,950

I9, 150
1, g50

I3,600
20 ,800

1,200
- 150

I ,650
-50

4, 5oo
2, 100

15.1
20.0

-r5.9
228.6

2t.4
-2.9
9.4

-2.5
49.s
tL.2

other nonagrlcurturar enploymentg/ 19,5oo 22,ooo 2,500 t2.g

urable goods lncIude, Iumber, wood producEs,

300 [00.0 o.7

furntture, primary metals, instru-
and transportatton equtpment.
chemlcals, rubber and plastlcs, and

600

'al Other d
ments,
Other n
leather

b/
optlcs, watches, c locks, fabrlcated metals,
ondurable goods Include petroleum reflnlng,
, and leather products.

c/ lncludes self-eraployed pereont! unpaid famtly workers, and douestics.

Source: New Jersey Dlvtston of Euployment Securlty.



Table II

Estimated Percentase Distrtbut ion of Family Income by Tenure
After Deduction of Federal Income Tax

Monmouth County. New Jerse y, L964-L967

AnnuaI
family lncome

Total

Under $4,000
$4,ooo - 4,ggg
5,000 - 5,999
6,000 - 6,999
7,000 - 7 ,ggg
9,000 - g,ggg
9,000 - g ,ggg

I0,000 -L2,4gg
12,500 and over

54 lncome
AII Tenant

-Lq0% L9o%

1967 Income
AiI Tenan t

LOa. L0a"

t

Lg/.

8

9

L2
L2

9

9

10
13

247"

LO

L4
r4
ll

8

5
4

10

t67"

5

9

9
l2
IO

8
I4
t7

2L7,

8
LI
I3
L2
l0

6
8

tl

Medi an $7,205 $6,130 $7,960 $6,770

Source: Estlmated by Housing Market Analyst. Based on 1960
cen6us report of 1959 tncomes adjusted for underreporting
and for tncreases ln lncome since 1959.



Table lll

Population Trends ln MonmouEh County, New Jersey
Apri I 1950 - August 1954

Annua I averaqe chanse
Apri I
I950

Apri I
1950

334.40I

t7 ,366

26,228

L2,482

278,325

Augus t
L964

383 .000

L7 ,7OO

30, 7oo

12,600

322,OOO

r950 - 1960 1960- r954
Area

County total

Asbury Park

Long Branch

Red Bank

Remainder of co.

225.327

L7 ,O94

23 , og0

L2,7 43

L72,4OO

Number Percent @
LL,220 3 .3

80 0.4

1,030 3.9

30 0.2

I0,080 3 .6

10.905

25

315

_25

lo, 5go

0

I

4.8

-4.2

2

4

a/ Rouncied

Source: 1950 and 1960 from U.S. Censuses of
esElmated by Houslng Market Analyst.

6.1

Populatlon; L964



Table IV

Components of Populatlon Change
Monmouth Countv. N Jersey. 1950 -L964

Aprl I
Aprl I

1950-
I960

TotaI

109.074
34,940
7 4,t34

68 .0%

272

April 1960-
Ausust L964

Iota!

48 .500
18,680
29,920

5L.67.

335
420
-85

!,470
I,910
2,560

s7 ,37"

Area

County total
Total increase

NaEural lncreaseg/
Migrat I on

Percent of increase
due to migratlon

Asbury Park
Total increase

Natural increaseg/
Mlgrat t onb /

Percent of increase
due to migration

Long Branch
Total increase

Natural increasea/
Migrat i onb /

Percent of lncrease
cue to mlgration

Red Bank
Total increase

Natural increase4/
Migrat lon!/

Percent of increase
due to migratlon

Bemainder of county
Total increase

Natural lncreaseg/
Mlgrat ion

Percent of increase
due to mlgratlon

1,210
-938

3. r38
4,590

-1,452

-26L
1,620

-1,881

t05,925
2.7 ,52O
78,405

120
470

-3 50

43 .67 5
l5,880
27 ,795

7 4,O7"

al Natural increase ts the excess of births over deaEhs I
totals are rounded.

b/ Minus (-) sign lndicates out-mlgratlon.

Source: 1950-1950 populatlon changes from U.S. Censuses
1964 estlmated by Housing Market Analyst. Vltat
from New Jersey State Department of Health used
of natural lncrease.

63.67"

all

of PopulaElon;
statlstics

ln derlvatlon



Table V

Household Growth
Monmouth Coun v- New Jersey. 1950-1964t

Annual average chang.e
Apri I
1950

63 .898

4,934

6,755

3,787

t+8,421

Apri I
1960

96. r58

6,L37

8,2O7

4,L59

77 ,665

Augus t
L964

1950 - 1960
Number Percent

1960-1964
Area

County total

Asbury Park

Long Branch

Red Bank

I09,900 3,23O

6,700

9,90O

4,30o

89 ,00o

r20

r45

40

2,925

5.1

2.4

2.2

1.0

5.0

Nurb.rg7

3.170

130

390

35

2,615

Percent

2.L

4.8

0.8

4

3.3

Reuainder of co.

al Rounded.

Source: 1950 and 1960 from U.S.
Houslng Market Analyst.

Censuses of Housing; 1954 estimated by

J



Aprl1
1950

6a rza,

62,898-
&r30l
22r5yt

5.a36

Aprl1
1960

Table VI

August
L96L

4t',loo

ru

10.900

9.q00
l+r2oo
5r?oo

1.000

2r2OO

2LO

a/*.890

89.000
69r8oo
191200

5.gog

Number

3"3L5

".22q2.760
'l+65

Percent

5.1
6.7
2.1

Percen!

1

Sub-leot

Ibnmouth Cor:ntv#
Total inventory

0ccupied
By onner
By renter

Total vacant !,/
Asburv Park

-._

Total lnventory

0ccupled
By owner
By renter

Total vacant, p/

Lons Branch
Total J.nventory

0ccupled
!y ovam
Bx renter

Total vaeant p/

Red Bank
Total lnventory

0ccupled
By ouner
B;r renter

Tota1 vacarft !1/

Reoalnder of countv
Total Lnventory

0ccupled
By owner
By renter

Total vacant y'

'l 02, '0't 117.400

1@.900

-

78r1oo
31r8oo

Il*. 3.l*bo

?r'l7o
2r].20
lro5o

14,

130

10

#2

1+L

Lra
3.L
3.9

4&

1
2

6.1a7 6.?00
11987 21000

7.5oo _ru W 2W

'/.U10 L25 ?Je w. za
120

5
L4
0.2
3.9

5.228

L.Q2^t.
9l+3
99t

eirl9g-
68rgvt
27 r26t

6.2"7

6.1168

9r2

n5
35

360

ru

25

+
30

2

1.L6a

6.7r,6
3rlrBt,
31272

M

3.92L

a.7gl
2r001
L1786

L27

,
,

?%

4rt50

22

9.807

8.2V7
4ro5L
11156

500

2rwo

2t8

115

L92

a2
55
90

20

42

22
10
25

10

235

52

2.4

?&
1.6
2.7

4r3.

LE
1.0
O.l+
1.5

5r2

5.6

?,\
O.2
3.1

?J

I"5
4+q
0.9
8"6

16.,4

9rg
0.1
1.5

?"2

2Le

L.n1 L.5LO

4.1qo L.3oo
21089 2,100

q2.qla

ld..IL2IL
33rgl3
ur5t8
L.LA$

82.7La

77.6r,
60r78O
L61865

(.091.

2.925 61921690 7.9
L.6

L.2

2.800

2.6t2
2tC85

530

rg,

2.o80 24
2-e
3.1+
3.2

2r.7
g/ nounaed.
p/ Orcfuaes Eeasonal vacant dwelllng units.

Sowoer 1950 and 196O f.ron iI.S. Cenlugea of Houslng; 1964 estr,nated by Houslngl,farket lnalyst.

,



Table VII

Asbury Park Iong Branch Red Bank

zed.

Cotutty
total

2r67t+ L/
3r9L7 E/
l+r73o b/.
5'332 y
2,)U2

Remalnder of
oountyXear

L950
t95L
t952
L953
L95l+
].955
L956
L957
ltg58
T959

3
2
2
2
3
l+

4
2
2
2

{

v

c/
d/
;/

,522
,982
,6L6
,1r75
,961*
,921
,958
,731
J)o
,165

I8
16t+

lt76
2/+5
299
63

l[63
91
l+9

100
53

L7l+

326
325
7l+9

1ro?8
2L

29
It
7
6

115
25
L7
23
7l+
{l

/-6
/r2
63
70

151

31299
21562
21217
2r3l+5
31678
/+r753
41883
21525
2rw
2rzD-

93
61
I

52
9

83
57
3)

1960
1961
L962
l963
L96t+

(6 roonths)

5
95

2t9
36L
L7

,ZVl
,1r55
,6v)
823
7t3

,
,

2
3
3
3
1

e/
b/
c/
d/
3v
s/
v,LI

Includes 269 publ-ic housing units.
30

u5
170
170

57
L20

60
98 a

Nev Jers I

Source: Bureau of the Cosus, C-4.0 Constnrction Reports and the Ner,r Jersey
State Department of Consernation and Economio Developmento
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TOTAI RESIDENCES AND APARII.IENTS

Auoust 19-Seocenber 2I. 1964

R ESIDE\CES APART\IE\TS

Table VIII

I,'ON}OUTH COI,,,NTY NEI,I JERSEY AR.EA POSTAI VACANCY SUR!'EY

HOUSE TRAILERS
Toul Posciblc

Del i vcrics
\ acant ['Dirs Llnder

Const.
ToLal Possiblc

Delrreries
\ acant f oirs Total Possiblc

Deliverrer
\ a.ant tunderPostal {rca Alt % I sed \ch Undcr

Consr.
Total Poeeiblc Vscet

Dclivcriee N- Z
lll 'i Lsed \c* Const. All * tisec t\e*

983 ! 2

A1 lenhur s t
Asbury Park
Atlantic Hrghlands
Avon- by- the-Sea
Be Iford
Be laar
Bradley Beach
Br!elIe
Deal
Earontoh
EnBlishtoh

Freehold
Ilazle t
Highladd s
Keansburg
KeJport
Leonardo
Lincroft
LitEle Silver
LoDg Branch
lranasquD
Ha t asan

Middletom
liep t ute
Oakhurst
Ocean Crove
OcelEport
Porc l{o@uth
Red Bank
RuEEon
Sea Girr
Spring Lak€
tlest Long Brench

L.4
1.3
8.8
1.8
3.8

45't
18

L44

1,698

3l
L24

LO

8
38

ft2
L5
16
l7
94
33

110 2.
65 r.
42 2.

t9t 3.
205 3.
29 2-
8 r.

a, 1

t44 2-
70 t.

etirutional, eod public Iousi
v.

820
8 ,690
L,902
1,194
7,111
6,t L3
2,485
1.133
1 ,0/+6
5 ,L19
1 ,703

5,&O
3 ,51r
|,5&
5,665
6,438
I,154

511
1 ,638

t0,276
3,9L6
5 ,083

3,19L
9,L59
L,579
2,408
1,315
I,t49

LO,O22
2,904
I,5IO
3 ,051
I,617

2t
1

)
27
l5
I
I
6

278
17

l8t

t2.7

33
346
153

9
39

345
97
16
26

194
35

4.0
4.O
8.0
0.8
2.3
5.4
3.9
r.4
2-5
3.7
2.1
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8
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3r9
7L
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18
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62
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4

?l
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5
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3
4
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I6
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I
I5
26
26

6
I
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3
3
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I
4
1

5
I
t
I
6
2
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I40
695
287
021
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936
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4.1
2.5

0,7

5.4
2.2
1.5
r.8
2.5
1.9

4.5
1.8
5.5
1.0
I.3
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6
5
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8

11

2'1
711

1

13
31

3
4

16
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2
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I
t
3
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2
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49
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1.
1..

1.
1t.

1.
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2

33
3
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0
3

9
5
9

2

2
0
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89 t33
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-3
26 26
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3 3.0
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50it
2
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3
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3
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3.3
4.I
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ts) rt,.'t
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lI8 21.6

5.9
11.8

20.2

g. r

4-2

3 r.9

0.0

I

,:o

4

zio

I53

t:,

roo

20

52

5

:

2t2

t79
65
91

234
283

29
I

22
901
]2

191

78
301

39
92
34
52

242
175

15
73
40

5
3
I
5

5
1

I
5
3
4

-2
.9
.8
.1
.4

I
150

25
L2

3

7B
224

59
31

52
159
14E
I5
37
18

,095
, 508
,434
,521
,9?2
,L&
57L

, 538

, rl0
,884
,536

3,491
8,630
1,5I8
1,605
t,247
1,149
8, 515
2,675
t,482
2,899
r ,508

I

26
43
l8
I

1

50
t7
5

L2

3

41

29317
9623
9393
5 18I 10
5 190 15
528 1
441
32tl
8 135 8
85218
63631

2I
I
2

13
I
I
5

28
t7
I8

54L
3

130
138
5r6

37.1
3L.2
15. I

100
220
140
217

:oo

5,166
32

547

irt
61

803
68

,ItOl
229

28
L52
r09

:oa
2

11

2.2
3.3
2.5
3.8
2.6
4.5

37
1E4

23
a2
23
43

222
163
l2
37
35

4l
L7
l6
10
t1

9
20
L2

3
36

5

26
t?4

18
1

2.2
2.6
2.4
3.7

37
r59

27
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20
43
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r2
34
13

65
I6

5
11

9
t7
t2

3

3
5

2.4
6.0
1.0
2.4
2.5

Tfc eurucv covers dwclling uaita rn residences. apaamcnrs, aod housc rrairers. incrudin6 niliLan., indomitories; nor does it covcr boardc&up rcsidencea or apuhcnts tha! &c nor intcnded for occupanc
og unirs and unirs used onlv seasonallr. T[c surucy does nor co'er srores. offic.s, commetcial horels ud ootclc, or

9o,rcel FHA postat Vacaney Sr:rvey c;nducted by 
-cooperating postDasters.
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