
728 .7
: 308
F22
New York
(N.Y.)
7964

AJ

as of September t, 1964

A Report by thc
FEDERAT HOUSING ADMINISTRATION

wASHtNGTON, D.C.20111
DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT

I

t EHHE+{EW YORK, NEW Y

STANDARD METROPOLITAN

STATTSTTCAL ARE!

,

NY

b1

lrjn, Yu t '' 't

Jonuory 1966

Y

,st



AN ANALYSIS OE THE HOUSING MARKET

OT' THE NEW YORK NEW YORK

STANDARD MEI'ROPOLITAN STATISTICAL AREA

AS OF SEPTEMBER I t964

ffiPmrffill 0r il0usllE
tm llRBtlt ffiufl0Ptiltl

ocT 4 - 1974

UBf,IRY

tttslllt0lolt, 0.c. 20f10

FIELD MARKET ANALYSIS SERVICE
FEDERAL IIOUSING ADMINISTRATION

DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT



F o rewo rC

As a public service to assist Iocill housing activities through
clearer understanding of local horrsing market conditions, FHA
inltiated publication of its comprehensive horrsing market analyses
early in 1965. WhiIe each report is designed specifically for
FHA use in administering i ts rnor:tgage insurance operations, it
is expected that the factual information and the findings and
conclusions of these reports will be generally useful also to
builders, morEgagees, and others concerned with locaI housing
problems and to others having an interest in local economic con-
ditions and trends.

Since market analysis is not an exact science the judgmental
factor is important in the development of findings and conclusions
There wlll, of course, be differences of opinion in the inter-
pretatlon of avallable Eactual informaEion in determj.nlng the
absorpEive capacity of the market and the requirements for main-
tenance of a reasonable balance in demand-supply relationshlps.

The factual framervork for each analysis is developed as thoroughly
as possible on the basis of inforrnation available from both local
and national sources. Unless sper:ifically identified by source
reference, all estimates and judgmr:rEs tn the analysis are those
of the authorlng anaIysE.
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An Analysis of the Housing Market
Of the New York New York

Standard Metr opoli tan Statistical Area
As of September I 1964

Summary and Conc lusi ons

The New York Housing Market Area, as defined for this report,consists of the five counties of New york City and four suburbancounties. This area is part of a larger 22-county metropolitanregion. The region as a whole provides a sub6tantial proportionof the nationaL total number of jobs in both manufacturini ananonmanufacturing, but is particularly important in fields suchas wholesaling, finance, and business and professional services.
The area is the largest single manufacturing center in the Nation,moreover, and is parEicularry important in the fieid of apparer andin publishing and printing.

The civilian work force of the New york SMSA averaged 5,2gj,oooduring 1963, including just under five milrion employed persons
and nearly 3oo,ooo unemployed persons, for an unemployment rate of5.6 percent. Unemployment in the New york area has ranged between5.3 and 6.o percent in the 1960-1963 period. There has been anincrease in employment in the New york area over the past 4 years,but the average annual increments have been rather smarI.By 1970, it is likely that employment in the New york area willroral 5,2oo,oo0 jobs.

Itlhile the New York area contains a large number of well-to-dopersons' average earnings in the New york area have been belowthe united States average since the early 1950's, and medianincome levels in the area as a whole are not particurarry high.For all families in the area, the median afte;-tax income is
now about $7, I25. rncomes are, of course, much higher in somesuburban counties and are considerabry rower for some types of
fami lies concentrated in the centrat ti ty.
The population of the area totals nearly rr,348,8oo as of SepEember
1, 1964,6 percent above the ApriI 1960 census total. Since 1960,
the population of New York city is believed to have grown, in contrast
to the decline in the previous decade, and population growth in the
suburban counties is believed to have slowed. By lg'7o, the population
of the 9-county area is expected to total, just over 12 milLion.
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5. The number of households in the New York area has increased by
an average of $J 1700 a year since April 1960 to a current total
of 3r599rLOO. By L97Ot there will be 3r979rOOO households in
the area, reflecting growth of an average of l+61700 a year in
the 196L-1970 period.

6. In the past seven and one half years, an average of 55rOOA
dwelling units have been authorized annually by building
permits. Permit volume reached a peak of 991000 units in
1962, reflecting in large part the desire of New Iork City
builders to escape the impact of new zoning regulations. tsy'L96L, the volume of r:nits authorized by pemits had declined
to [!1000 units. Multifamily housing accounts for the bulk
of new construction in thls area, particularly within the City
of New York. The annual fluctuations in construction volume
have affected the rnultifamily market much more than single-
family construction which has remained fairly constant at about
2lrrOOO r:nits B y€ar. Reflecting the variatlons in multifamily
construction, annuBl rrermits for single-family housing have
varied between 23 anci l0 percent of the total. A substantial
part of the construction of multifamily housing has been
accomplished witLr varicus types of public assistance. In
New York Cit1, 28 percent of all multifamily coo:pletions in
the 19h6-1762 period were so aided.

1. Vacancies in the Nerv York area are very low for the older
portion of the rental lnventory which is stiLL subject to rent
control, but are much higher for other rental housing inciuding
newly completed structures not subject to ccntrol. The higher
vacancy leveL is especially prevalent in projects completed in
the last year or so, refLecting the 1962 peak in building
permits. Over-all, the available vacancy rate is estimated to
be 2.3 percent, with a I.3 percent vacancJ/ in sales housing and
a 2.9 percent vacanc)/ in rental housing.

B. The various factors summarized above lead to the conclusion
that there is an annual demand for 59 1200 housing unlts in the
New York area over the next 6 years including 191500 sales-type

. units and ))1600 rental-ttrpe units. Distributions of the demand

for both sales and rental housing by price and (for rental
hcusing) by unit size are shown in tables on pages 33 and 3h,
respectively, for the entir€ 8r€&o The county summaries which
begin on page 35 (see table of contents) contain separate
distributicns of sales and rental housing demand for each
county.
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Housing Market Area

The New York area can be conceived of as a series of roughly con-
centric semicircles with a base running from southwest to northeast
aLong the Atlantic Ocean from the Manasquan lnlet at the tip of
Monmouth County, New Jersey, to Montauk Point at the eastern end of
Long Isiand, Suffolk County, New York, and an arc large enough to
include Rhinebeck, New York, on the north and Port.ic.rvis, New York,
on the east. This is the 22-county area defined bv the Regional PLan
Association as the New York Metropolitan Region (see map, nexE page).
The exclusion of five counties (Monmouth, N.J.; Fairfield, Conn.;
Dutchess, Orange, and Putnam, N.Y.) reduces the area to the New
York-Northeastern New Jersey Standard Consolidated Area. This area,
in turn, is composed of four (smalI) metropolitan areas in New Jersey
and the New York Standard Metropolitan Statistical Area, defined
as consisting of the five coun[ies of New York City and four suburban
counties in New York S[ate--Nassau, RockIand, SuffoLk, and Westchester
It is this latter area - aLl of which is within the jurisdiction of
the Hempstead Insuring Office and the New York MultifamiLy anci Zone
Office - with which this report witl be directly concerned.

Commu ta t i on . Data from Ehe Bureau of the Census provide some indica-
tion of commutation in and out of the metropolitan area. The bulk of
this movement is to and from the New Jersey portion of the region,
but there is substantial travel to and from Fairfield County,
connecticut as weLl. rn 1960, a total of L97,o0o daily in-commuters
were identified and about 58,OO0 persons who left the SMSA for jobs
eLsewhere, or a net inward movement of about l39,OOO each day.
Detai 1s f or each of the nine counties in the SMSA are sllovrn in
table I.
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Economy of the Area

CharacLer

The Region The Large 22-county area was selected a.s a study area
bt'the Regional Plan Association, because it is an economic unit in
manY respec ts . Because the New York SMSA f orms a verr,, importan L

part of the larger region, and because recenE reports made fr>r the
Regional PLan Association are used extensively in this studv, the
eccrnomic structure of Lhe region i s analyzed f irst. Tl-e detai ls
aro shown in Lable, I1 and represents an updaLing to 1962 totaLs of
the original 1956 RegionaL Plan data.

The economy of any area can be divided into the rrbasictr r',ndustries,
or those whicl-r export to the Nation and the world, and the ,supportrt
industries which serve the iocality. As shown in table II, 38
percent of the jobs in the region are estimated to be jn trbasicrt
orrrnational marketrractivities and 62 percent i.n local-market
activities. Manufacturing is the most important basic
sector providing over 2/3 of all national market jobs. Business
and professional services and finance, the sectors often thought
of as dorninant in New York, ran a poor second and third. On
the other hand, when the relative share of each categorl, of
national market employment is computed, t,he dominant position
of the New York area in wholesaling, finance, and business and pro-
fessional services (which includes cenrrai offices, advertising
agencies and the like) becomes apparent since the New York Reglon
provides 25 to 45 percent of aIl the national-market -lobs in these
areas, but only L2 percent of the national-market manufacturing
jobs. 1n ternrs of Ehe local economv, however, this national
Leadership in not as significant as the Less important, naLionally,
manufacturing sector.

The New York Metropolitan Area For the smaller compass of the
New York SMSA the conclusions expressed above must be modified some-
what. Although it has not been possible to make a similar nationaL-
market, Local-market division of employment for the SMSA,1/ ah.
available data indicate that the sMSA has a relatively small share
of the regional manufacturing employment and a disproportionately
large share of the jobs in the finance and service areas, so that
Ehe dominance of tl're manufacturing sector in the local econr:my is
not clear. The SMSA is the largest manufacturing center. in the
nation, however. were it possible to focus norrowly on the central
business district of Manhattan, moreover, those activities which are
heavily concentrated in the region would appear to be located

J/ Ther questicn is approacl.red, in a dif f erent fashion, in the
discussion of EmpLoyment by lnCustry which follows.



3

prlmariLy in nine square miles of Manhattan south of Central Park.
For those industries where data are available, the SMSA share of
the employment in the region in 1962 is shoh/n below.

Emp loyment bv Industry. New York SMSA

As a Share of New York Region, 1962

lndustrv

Total employment

Nonag. wage & salarv

Itquleqqc-4-!,s

Percenr of
region total

in SMSA

70. o

7r.5

6I

34. 5

51.5
45.O
44.5
50. o
59.O
66.O
62.5
8t.l

o

lndus tr

Paper products
Printing & publishing
Chemi ca I s
Rubber & plastics
Leather goods
PubIic utilities
Trade
Finance, ins., real estate
Services
Government

Percent of
region tota I

in SMSA

59 .0
8l.o
43. O

5l.o
83.O
13.5
73 .5
85. 5

75.O
75.O

Primary metals
Fab. metal prods.
Machi nery
EIec. machinery
Transportation equiP.
lnstruments
Food
Texti les
Appare I

Work Force

The civilian work force of the New York SMSA averaged 5,297,OOO
during 1963, L/ an increase of 2r4OO over the level of the previous
year. As shown in table III, the size of the work force has
increased, but at a sharply declining rate, over the past four
years. In New York City, on the other hand, there has been a

slight decline in the size of the work force and, as a result,
the New York City share of the toEal has declined slightly, from
about 8I percenE in 1960 to 8O percent in 1963.

l/ The 1964 average is reported to be 5,328,0OO.
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Emp Io\ment

Employment averaae d 4,9gg, OO0 durinB 1963,f /.'oo"t

Ei^e level of ti,e previous Year.
trowever, employrnent increased by

Over tire Ehree
E,vJo percent below

previous years,
89, 5oo .zl es s hovrn in tab 1e III,

Eire New York Ci ty s iiare of tiie E.oEal has been decl ining s lowly.

EmplovmenE bv Industrv. Tl,e structure of ti:ie economy of tr,e New

Vorti Region was indicatedin table II. Another aPproacir to tire
economic sEructure of Etre SMSA ifself, and one Ehat spotli6lEs
specitic manufacturinB industries ol' oasic importance' is provided
Dy comparing t;ie distribuEion of employmenl in tLre New York SMSA

witt-, the naEiorral patEern (irr descending order of ar^e New York to
UniEed States ratio).

Dis E.ribut ion of U.S. Total and New York SMSA Nonfarm Joes. L9b3

U.S.
Pcc.

I'{ew Yor:k
Pct.

PercenE Re lat ions iiip
Ner,, York/U. S .

260.9
200 .0
198.0
157.1
L24.A
11i.4
l19.r
101.4
58.6

Indus trv

-J

Appare I
PrinEing and publishing
Fin., lns.r real estaEe
Instruments
Services
A l1 nondurab Ie ri:f g .

Transpcrtation & uti1ities
Trade
All durable mfg.

6.0
3.2
9.9
1.1

18.1
t5.4
8.I

2t.t
8.9

2.3
1.6
5.0
4.7

L4.5
L2.9
6.8

20.8
L6.v

2l

!/ TI-re I964 average is 5,O49,00O, or one percent above the 1963 average.

In connection witti evaluat.ing tire significance of tiiese rathel:
small sirifEs in toEal employment ai.rd work force sLze (trwork forcetr
is an additive of independently derived estimates of employmenE and
unemployment) some attengion must be given Eo the rtal1 oEhertr com-

ponent of total employment. Since there is no direct measure of
ttiis segment (composed of the self-employed, domestic servants,
agricultural employees and otlier difficult-to-measure groups),
it is estimated, primarily from census data on the basis of
national relationsiiips. The declirre of 9,200 .1 obs f rom 1952 to
1963 is the resulE of a rePorEed increase of 10,800 wage and
salary jobs (a relatively firm figure) and an esiimate for rlal1

oEl.iert, employment wtrich declined by 23,300. It may be that the
continued increase ln wage and salary employment is of greater
significance tiran the fluctuating estimates for thettall oEtierr'
componerrt.
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Note that this table measures the comparative and not the absoLute
importance of these industries. The three which are, relative[y, of
the greatest importance are the apparel industry, the printing and
publishing industry, and the finance, insurance, and real estate industry.
These Loom Large no matter how they are considered. In L963, as shown in
table lV, these three industries provided a total of nearly 83l,5OO jobs
in the SMSA, about 19 percent of the total. Note that nondurable goods
manufacturing industries generally and all the major nonmanufacturing
sectors were relativeLy important in the New York SMSA, while durable
goods industries were relatively quite unimportant.

The gain of 2l3,ooo nonagricultural wage and salary jobs over the
past 5 years in the SMSA reflects a balance between a loss of nearly
4O,OOO manufacturing jobs and a gain of 253,OOO jobs in nonmanufac-
turing industries. The small net loss in the manufacturing sector
(3.5 percent) resuLted from a modest gain in durable manufactures
and a loss of 44,OOO in nondurable manufactures. All nonmanufac-
turing sectors except for transportation and uti lities registered
gains in employment.

Manufacturing. WhiIe the New York SMSA provides more manufaeturing
jobs than any other
salary employment in
IV) was Less than in
service-oriented cha

area of the country, the proportion of wage and

manufacturing (25 percent in 1963 according to table
most other large metropolitan centers. The

racter of the economy of the area is evident even

in its manufacturing industries--about lO percent of the manufacturing
jobs are in the administrative offices of major nationaL companies
with central, divisional, or regional headquarters in the New York
SMSA.

The leading sources of manufacturing employment in the SMSA are in
the appareI industry and printing and pubLishing. As shovun in
tabfe IV, these two industries accounted for nearLy 37 percent of
all manufacturing jobs in L963. It is especiaLly significant to
note, therefore, that the past five years have witnessed a rather
substantial decline (20,2OO jobs) in employment in the apparel
industr --a continuation of a t.rend which has been evldent ever since

hifts in consumer demand (the shift toWorld War II. This reflects s

informal sportswear, never a New York specialtyrand away from suits
and coats which are made in New York) as vrell as a shift of apparel
production to nearby metropolitan areas, neighboring States--
primarily New Jersey and Pennsylvania--and other regions of the
tountry. Thus, while national employment in apparel has increased
by lf percent since 1958, the New York SMSA apParel industry
experienced a nine percent decline.
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Printing and publishing has increased only slightly in total

"-pl"y-e"t 
(O.2 percent) over the pasE 5 years. NationaLly, however,

the industry grew by 9 percent over the same period.

Durable manufactures increased sli ghtly in employment over the past
machinery,five years, with gains in electrical machinery, nonelectrical

and transportation equipment balancing losses elsewhere.

Nondurable manufactures dropped in employment by over 44,0OO since
i958. Losses were concentrated in apparel and such smaller i ndustries
as food, tobacco, Ieather products (ladies handbags) and chemicals.

Nonmanufacturing. As shovun in table IV, all nonmanufacturing sectors
with Ehe exception of transportatlon and utilities exhibited rather
substantial growth in the past five years. Galns in construction reflect
the current boom in both office and residential structures. ln the luIL
following the peak authorizations of high-rise residential structures,
created by the zoning changes and since the 1964 World's Eair construction
is completed, some decline in this industry shouLd be anticipated.
Trade employment increased by 45,OOO since 1958, second only to growth
in servlces. Gains in wholesale trade are concentrated i.n
groups selling unstandardized products (apparel, fur, diamonds, etc.)
where clustering is necessary to make a market. WhoLesalers who are
essentiatly dlstributors have tended to disperse Eo less congested
areas. ReEai L trade growth has been concentrated in the suburban
areas, not onLy ln those ltnes whlch always follow population growth
(food, apparel) but also ln the general merchandlse cateSory which
tncLudes department stores.

Ite continued lncrease ln
Ehe conEinulng promlnence
of the NaEion. lt ts mad
of servlces avallable (ac
ad"EliGffr agencies, €mp

lhe galn of IO2,OOO servi
of the pasE ftve years) I
servtces and 1n other pro
Employment ln personal, se
amusemenEs, etc. ) has not
has been very substantial
Erade employment. ln L96
574,OOO was divided as fo

f,lnance, lnsurance, and reaL estate refLects
bf the New York area ln the |tmoney merketsrl

groh,n Growth 1n govqaqment emPloYment

e posslbter. ln large measure, by the array
countants, lar^ryers, engineers , archi tects,
lolment agencies) to assist other industries.
ce jobs (48 percent of the employment gain
s concentrated ln thls area of buslness
,fesslonal services (education and health).
rvlces (laundries, beauty and barber shops'

, second after the growth in servlces and
3, the total government employment of
I lows:

Federa I
State
Loca I

I 30, 900
45, gOO

397, 600
574,4OOTotal



1

While complete data are not available, it appears that alt of the
growth in government employment has been in the local sector,
primarily in pubLic education"

Unemp I oymen t

Unemployment averaged abou t 2g5,OOO in the SMSA in 1963,f/uquul to
about 5.6 percent of the work force. As shovun in table I1I,
changes in the level of unemployment show no par[icuLar trend for
the past four years. The 1963 average leve1 is higher than the
year before or 1960, but below that of 1961 which was a recession
year. The changes ldere minor, however. The level of unemployment
in New York City (5.6 to 6.2 percent) has been consistentiy higher
than in the suburban areas (4.2 to 4.8 percent). At 4.2 percent,
the ratio of unemployment in the suburban areas in 1963 was lower
than in the previous three years.

Projection of Future EmploymenL L965-1970

The varicus attempts to describe the economy of the New York SMSA

over the past three to five years in this rePort are a preLude to
this projection of empLoyment leveIs to 1965 and 1970. These projec-
tions are based on the estimates prepared for the Regional Plan
Association in 1960, as modified in 1962 when l96O census results became
available. The estimates have been further modified by the actual
empLoyment trends in the I960-1963 period.

Total EmpLoyment, 1963, 1965, I970
New York Srandard Metro litan Area

( in thousand s )

Area 1963 1965 t910

New York City
Suburbs
SI-'1SA, to ta I

4, o33
911

5,OlO

4,030
l,ooo
5,030

4, IOO
l, loo
5,2OO

A description of the methodology used in deriving these projections
may be found in appendix A of this report.

!/ Average unempLoyment was 279,LOO in 1964, equal to 5.2 percent of
the work force.
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Income

Wage Trends. One of the most compLete sources of data on wages paid
is the annual County Business Patterns publication which reports all
v/ages paid persons covered by F.l.C.A. (Federal lnsurance Contributions
Act). Nationally, thi.s includes about 67 percenr of aLl wage earners.
The most recent data available from this source cover the year L962.
The suburban counties, except Westchester, reported a

slightLy smaller rate of increase than the area as a whole.

Average Weekly l,rlages Paid in Covered Employment
New York Metropolitan Area

First Quarter 1959--First Quarter 1962

Area t959 1962 Percent increase

New York City
Nassau
Suffo I k
Westchester
Rock land

SMSA total

$8e.4r
89. 86
87.25
85 .16
82.69

13.3
12 .9
t2 .8
13.5
t2.6

$101.28
10r .43
98.41
97 .34
93. l2

$8e. l7 $ ioo. 9s L3 .2

Available data for weekly earnings offactory production workers are
more current. The trend of incomes of the population as a whole tends to
f o I low that of f actory \,r'age rates . For the metropol i tan New york- -
NortheasLernNew Jersey area, earnings averaged $IOO.49 in February
L964, the most recenL month fg5 which an estimate is available, compared
with a 1963 average of $98.O+'and a L95l- 1959 average of g84.20. In
1963, average wages were 16 percent above the l95i-1959 level.

For New York Ci ty , itself, a study has been made of the trend ofaverage weekly and hourly earnings since 1950. As shown in table v,average weekly earnings of production workers in manufacturingin
New York city were slightly higher than the u. s. average for such workersin 195o, and approximately equal to it in 195I. The naiional averagepulled ahead in 1952 and has exceeded that of New york city ever since.The decline in Lhe New york city position resulted primariiy from rhemore rapid rise, netionally, in hourly earnings. Although itre city everageexceeded the u. s. figure by l3 cents in r95o--nine p"r"".,t--thisdifferential narrowed progressively in subsequenE years and by 1g63,the u' S' average hourly raEe was 2 cents above that of the citv.

L/ The 1964 average was gLOL.44.
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Factory hours of work tn New York City have almost consistently
averaged between 2 and 3 hours below the national figures during the
past i4 vears. The shorter hours in New York City are traceable
1.rg"ly to its industrial structure, particularly the high relaLive
importance of the apparel and printing industrles' since shorter-
than-average basi.c work week schedules are prevalent among establish-
ments in these industry grouPs.

current Income. Estimates of famiLy income-current and prospective-
The source for theare basic to the analysis o f housing market demand

estimates contained in this rePort is the repor5s of 1959 family income

contained in the l960 census. The 1959 data are adjusted for rhe con-

siStent underrePorting of income found to have been typical in the I959

enumeration and then brought up to date on the basis of the best
available indicators of income trends which are, generally' the rrends
of wage and salary Pavments.

On the basis of the trends discussed above' it is estimated that
current familyincomes in the New York SMSA are about 14'5 percent
above the 1959 level. The increase is estimated to be about this
level in New York city, slightly lower in Nassau and SuffoLk, and

slightly higher in westchester and Rockland counties. current
median incomes for the principal components of the SMSA and for 69

of the principaL urban places are shown in appendix B. These before-
tax income estimates vary from a low of $6,55O for New York County
(t,ianhartan ) ro a high of $27 ,525 f or fami lies in Scarsdale in
Westchester CountY.

For analytical purposes, however, income distributions after deduction
of Federal income taxes have been found to be more useful. Table
Vl presents current after-tax income distributions for the pri.ncipal
components of the SMSA. As shown in this table, the median

current after-tax income is set at $71125 for aI1 famllies in the sMSA.

Tenant families generally have somewhat lower incomes. The highest
median after-tax income ($9,o25) is found in Nassau county.
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Denographlc i'actors

Population

Current ustimate, The population of the i'rew York Si';SA is found
to total llr3h8 800 as of Seotember L?6L, an increase of 551+ ,2OOt(6,r perceni) over the total of 10, ,600 reported in the April 1960

ment in the New York SMSA, and
participation rate, it is esti:

1,
6eb

Based on the estimatad grcwth in employ-
a continued decline in the employment

mated that the population of the area

Census of Population. Population growth in New York Crty in the past
few years is reflective of the ver,y sharp increase in the level of
consiruction. The net a'lditions to the hcusing supply (eorn:letions
plus net conversj,ons, less demolitj-ons) of the city j.ncreaserl from
abouL 191000 in 1960 to over 511000 tn L963, an increase of I58
oercent. [{hi}e ttris juno in the volrrme of new coostruction was
widely regarCed as reflectin5l buildersr eagerness to ut,iU.ze available
building sites before nevr, more restrictive, zoning regulations for
rrrultifamily hcusing went inbo effect, rather than increased demand,
tne fact is that the overall vacancy level does not appear to narre
increased very sharpry and the resurtant increase in hi,.usehords in
the city is reflected in the population gror,rth for the
1?60-1961+ period' The sudlen availability of a Iar.ge vorunre of new
housing within the city may have had the effect of slowing the inove-
inent of population to the suburbs; note the ruwer rate of srrburban
growth from I?60 to lgilt, than in the previous decade,

Past Trend. The 1960-I96Lr increase rei)resents population growtir in the
ffiSI-6ET48,ooo persons_ a year co*pa."d with grtwth of fewer rhan ll4,ooo a
year in +,he previous decade as shown in table VII. The population
of the four suburban counties is estimated to have grown somewhat
more slowlyr 92rlaO0 a year, compared r,ribh nearly J-ZI.OOO a year in
the previous decade, while there was a drarnaLic reversal- of trend
within the city of \iew York. i,'rom 1950 to 1960, the poputation of
iVew York City was reported by the Bureau of the Census to have declined
by r10r0o0 (r.h percent). Since April 1960, the popuration of the city
of New York is estimated to have increased by 2h6r000 (3.2 percent).
Ir/hereas in the 1950-1960 decade three of the five city boroughs exper-
ienced declines in population, from 1960 to 1961+ 1t is estirnaterl that
only in )1ianha1,tan did the population continue to decline.

Estimated Future Population.

will total about 12,OOO,OOO in September 1970. County estimates shovgn
in table vrl are based on the observed trend of growth in the t96o-
1964 period, modified by earlier projections made for the Regional
Plan Associatlon.
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Natural Increase and Migration. From l95O to 1960, the net natural
increase in the population of the New York nietropolitan area totaled
1,O39,OOO. When compared with the overall population increase reported
by the census, it can be calculated that there was a net migration
of slightly over 99,OOO people into the New York SMSA during the
decade. As shovrn in table VIII, this rather small movement of fewer
than IO,OOO people a year into the area was made up of an outward
migration of nearll/ 83,O0O persons a year from New York City and a
movement of nearty 93rOOO annually into the suburban areas. Within
New York City, there were outward movements from the Bronx, Brooklyn,
and Manhattan and small in-migrations into Queens and Richmond.

Since 1960, the natural increase in population of the SMSA is reported
to have exceeded 478rOOO. When this total is compared to the estimated
increase in total population, it is calculated that there has been a
net inward movement of over lT6rOOO persons into the SMSA or an annual
average of nearly 4O,O0O. ln addition to the sharp increase in the
rate aE which people are moving into the New York meLropolitan area as a
whole, there is estimated to have been a notable moderation in the
previous trend of flight from the central city to t.he suburbs. As
shown in table VllI, it is estimated that the suburban counties have
had net in-migration at a rate of about 54,600 a year since April, 1960
compared with nearly 93rOOO annually in the previous decade. The
figures for individual counties indicate that a slowed migration into
the suburban counties has affected principally Nassau County, where
there is comparatively littLe Iand available for suburban development.
The three boroughs of New York City whtch lost populaLion through
out-migration in'the 195O-1960 decade have continued to do so since
1960. The Borough of Queens has gained population more rapidly than
in the previous decade, as has Richmond (Staten TsIand).

Households

There are approximately 3,699,1oo households in the New York SMSA

as of September I, 1964, a total rvhich is 246,loo (7.I percent)
above the count of the 1960 census, rePresenting an increment of an

average of 55,7Oo households a year since April 1960. In the
previous decade, the number of householdsincreased by about 63,7OO

a year on the basis of census figures. lt is estimated, however,
that a substantial portion of the increment in households in that
decade resulted from a change in census definition from ttdwelling
unitrr ( l95O) to 'rhousing unitr' ( i96O), as a result of which a sub-
stantial number of furnished room type of accomodations (no private
kitchen or bath, but wit.h a separate entrance) are now classed as

housing units and their occupants, therefore, as members of households.
ln New york City, it is estimated that thisr!definitionalrrincrement
amounted to about 75,OOO units. The total was probably somewhat

higher in the SMSA as a whole. If an adjustment is made for this
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change, it will be seen that the average annual household
in the l95O-196O decade drops to just over 56,000, or very
more than the average annual growth since 1960.

lation figures shown in Eabl.e
size trends Iikely to obtain

growth
stightly

VIl, and assumptions as to the household
over the next six years, the number of

As shov,rn in table IX, the household growth in New York Ci ty in the
past four years and five months is estimated to have been somewhat

above the level of the previous decade, (if the census data are
adjusted for the ttdefinitional incremenL,rr houSehold growth since
1960 is 42 percent above the rate in the I95O-t96O decade), reflective
of the building boom discussed in the population section of this report
This factor, together with Ehe lncreasing scarcity of building sites,
is reflected in the slowed rate of household growth in Nassau and

Westchester Counties.

Estimated Future Households. On the basis of the estimaLed 1970 popu-

households f or the SMSA in l97O were pro jected by counties. As shor^rn

therein, it is estimated that there will be 3,919,OOO households in
the New York SMSA in SepEember 1970, and that the average annuaL
household increment will be 46,7OO in the 1964- I97O period. The
estimated annual household growth in nearly every county, will be

lower than in the 196O-1964 period, on the basis of these estimates.

Household Size. The average household in the New York SMSA is estimated
L964, reflecting a continuedto contain 3.O persons as of September l,

decline from an average of 3.03 persorrs Per household in 1960 aod 3,24
in t95O, By Lg7O, it is estimated that there will be a further decline
to an average of 2.95 persons per household. As shown in table X,
average household sizes are substantialLy higher in the suburbs than
in New York City and are smallest of all in Manhattanrwhere, it is
estimated, the cLlrrent average household contains just 2.27 perscns.
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Houslng Marl<eb [qctcry

Housing Supply

There were a total of approxlmately 3r9I2t65O housing units
in the inventory of the New York Sl'lSA as of Septenber 1, 196h.
This total represents grow'bh at the rate of about 5IroOO (1.7
percent) a year since April I, 1960. -While annual average addi-
tions to the i,nventory were somewhat higher ln the previous decade
(5Br1B5 a year), the increment tn the earlier period was distorted
by the addition of about TrrOOO units to the New York City inven-
tory by a rrdefinitional increment." Were it not for this change,
the annual growth in the prevlous decade would have been 7 r5OO
Iower, or just about the same as in the 1950-196h period.

As shown in table XI, annual average additions to the inventory
since 1950 have ranged from a high of over 111000 year in
Queens County to a low of less than 21000 a year in Richmond County
(Staten Island). The annual average increment of nearly 35,OOO
units in New York City was noEiceably above that of about 26.000
in the four suburban counties. Ln the previous decade, growth was
substantially hlgher in the suburban area, despite the impact of
the ttdefinitional incrementtr on the New York City total.

These estimates of the current housing inventory are based on 1960
census counts and the records of building activity since that time,
including new construction, conversions,and demolitions.

Year Built. As might be anticipated, the housing lnventory of
Ne-.r--rt=ity is rather old wtri4e most of the suburban inventory
has been built rather recently.' 0n the basis of new construction
activity and some rather arbitrary assumpttons as to the impact of
demolitions and conversions since 1960r it is estimated that 12
percent, of the current housing inventory of the forrr suburban
counties has been built since April L96O, 37 percent in the previous
decade, 2l+ percent from 1930 to 191+9, and 27 percent before 1930.
For the City of New York, these calculations result in the estimate
that 7 percent of the inventory has been added since April 1960t
12 percent in the previous decade, 18 percent in the L93O-l?lJ9 period,
and 63 percent before 1930.

For multifamily housing within New York City, a more significant
distribution is possible shich combines age and indication of the
housing standards in force at the time of constructlon:



Legal status and age
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The New York Ci I,luLtif Hous

Manhattan Bronx Brooklyn

o ,ure

OId law, built before 1901
01ci law, SRO 1/ units

New Iaw, built 1?OL-L929
New law, SRO f/ units

Class A-built 1930 or later:
Apartments
Misc., including apt. hotels
Conversions

Total units

,1
I
B
2

.3l{

B2

201
I

207
I

t26,7Bg
3trL23
l+1,55r

6rl ,637

'7O?
,l+68
,666
,238

22 r6L5
103

zar'\7o
806

76 
'5gB33

L9,769
384 ,425

1t2,001
)5

269,922
105

99,b52
685

76,335
558,535

Staten
Queens Island

4,so8 7il1
29

BL,97L rro8o
6l

New York
City

9BI
6J5
LLz

22l

L57,LzB
r30

23,279
27O,8lL

lJr6b7 h6l+,911r
30 32roo1

L,l$s L62,559
8,006 1,833,414

!/ Single-room occupancy; i.e., furnished-room type units.

Source: New York City Department of Buildings.

It ls interesting to note that about 19 percent of the multifamily
housing inventory of New York City sttll consists of units in
structures no less than 6l+ years old and that just 16 percent of
the total has been built in 1930 or later. In Manhattan, about
33 percent of the inventory is in rrold lawrr tenements and another
33 percent in structures built since 1930.

As a by-product of its code enforcement procedure, the Department
of Buildings has developed an estinated total of about ?r62Lr3OO
units in the city, not incfuding units in what are termed class rrBrr

structures, essentlally rooming houses. Comparing this total and
that of 2r9l2rBOO in table Xf, it would appear about 29L'5OO
housing units in New York City are contained in Class trBtr structures.
Since 195\t the policy of the Department of Buildings has been to
prohibit further conversLons to rooming house use, and to tighten
occupancy standards in existing rooming houses with the result that
rooming houses are gradually declining in nunber. The nr:mber of
C1ass rrBtr rooming house structures ls reported to have declined by
31000 since 1960. Some of these structures were converted back to
apartment use, some to nonresidential use and some were demolished.
It is uncertain as to the extent to which these changes have been
reflected adequatelv in the records of conversions and demolitions
shown in table XII or in the inventory total for the city shown in
table XI.
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Type of S tructure. In botl-r 1960 and 1964, nearly 59 percetrt of Ltre
l-rousing units are contained in sLructures of three or mc)ro uni ts. 1n
an area wiLh an inrrentory of over 3,9OO,OOO units, pr()porEions change
slowly. The r:atio of units in multifamily structures has changed by
only a fraction of one percent since April 1960.

As shovrn in table XIII, about 72 percent of the housing units in
New York City are in multifamily strucLures, comparing with about
i7 percent in the suburbs. t^Ihi le 12 percent is a high proportion,
there are a number of cerntral cities (Boston, Jersey City, Newark)
that had even higher ratios in 1960. t'li thin New York Ci ty, the
current ratios range from a suburban-tyPe Proportion of 15 percent
in Staten Is larrd to 98 percent mul rifami ly in Manhattan. For the
suburban counties, the ratio of units in multifamily housing to the
total ranges from 4 percent in Suffolk to an urban 40 percent in
Westchester.

Condition. ln terms of the usual definition of substandard housing,
dilapidated or lacking some or a1l pLumbing facilities. the condition
of housing in the New York SMSA is somewhat better than in urban areas
generaLly. On tl-re basis of 1960 census data, 8 percent of the housing
units in the Net^r York SMSA (293,9OO units) were so classified,
compared with over LO percent in all urban areas.

Within New York City, substandard housing was equal to 9 percent
the total in 1960, the ratios ranging from a Low of 3 percent in
Queens to a high of 19 percent in Manhattan. In sLtb.rrban areas,
ratios averaged 3 percent and ranged from 1.5 percent in Nassau
6 percent in Westchester.

of

the
to

Residential Bui Ldine Acti.vi TV

Building permit data for the New York SMSA indicate that an average
of about 74,OOO new dwelling units a yeat were authorized in the
January I957-August 1964 period for which daEa are available. As

shovsn in table XlV, volume climbed from 4J,OOO units in 1957 to
80,5OO in 1959, dropped a little in 1960, and then rose to a peak
of 99,OOO units in L962, declining,to 76,5OO in 1963 and a rate of
just over 45,OOO a year for L964.!' Both the increase Lo 1962 and the
decline since were much sharper for New York City than for the sub-
urban counties and reflect the impact of the change in muLtifamily
zoning in New York City. Units j.n structures of 5 or more units

l/ Permits for 20,OOO units were issued in the first five months of
ts65.
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crimbed from 1/r!00 in 1957 to 59r5oo:n 1961 in New Yorr 0ity,
dropring to 391000 in 1?63 and (estimated) Ilr0oo 1n 196]+. There
has been much less variation in one-family house construction
volume over the period.

There is a substantial lag between permit issuance and completion,
narticularly for roulti,family structures, and oarticuJ-arly where
many permits were requested in order that the previous zoning reliu-
Iation mrght aDi:Iy. As shown in table XlT, cornpletions in iiew York
Oity did not reach a peak (601000) until 1963.

llhe 601000 unj-ts completed in I,Jew York City in 1963 included LO'Z5O
units in one- and two-family structures and \9r75O unj-ts in muLti-
family structures. Of the multifamily total, 39r5OO units (80
percent) were Drivately financed (inchrding some with FHA insurance)
and l0r25O were built with some form of public benefit assist:nce
(although some were orivatelv financed), as follows: I/

PubIic Aided Multifami Hc,us eted
ce s stance

New o

Program Nunber of units

Public housin
(cash subsidy

I,'ederal
State

e
) 2,950*B

)7<

7,300
E-;1fr

Publicly-aided
Limited profit companies

State-financed
City-financed

Redevelopment companies

2, I00
2,650

2,55O

Source: Adapted from data provided hy Housing Market Analysis Section,
New York City Department of City Planning

In the L9b6-1962 period, such publicly-aided housing constituted 28
percent of ar1 multifamily completions in New York city, the ratio
being as high as Lo percent j"n the L95L-1955 period and as ]ow as B
percent in 1961-.

!/ FHA urban renewal, invoLving 1,95o units (fully taxable) is cne class
of publicly-aided muLtifamily housing excludeLi frt:m the table.
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Demolition and Converston. Data on demolitions and conversions are
etefleblt only for New York
1tkeIy to have been of a mu

City on a systematic basis. they are
ch lower order of magnitude in the sub-

urban counties ln any case. As shown in table XII' additions to the
New York City housing inventory through conversions have averaged
between 5rOOO and 51000 a year in recent years, uhile eonversions out
of the inventory seem to run at about Ir200 3 )rearo Demolitions
reached a peak of over 2O,2OO units in 1960 and have not faIlen
below lCrOoO units a year since t953. In the L96l-1963 period, the
net effect of these additions and subtractions was a net ]oss of
about 261000 units (B1685 a year) to the housing inventory.

Over the 19 year period, L9l$-L?6\ inclusive, recorded demoliLions
have averagedlOr6OO r:nits a 1r@3ro The Department of Relocation of
of the City of New York reports that total relocations have averaged
9 1986 households each year from the sites of public improvements and

unsafe buildlngs. If the displacements estimated to resu-Lt from
private transaction are added, nearly 12 1000 households a year, on
the average, may have required new quarterS. The difference between
10,600 recorded demolitions and 121000 relocations probably reflects
the fact that the destruction of a dwelling unit may require the
relocation of more than one household, in addition to errors ln
estimation and recordation of the basic data.

Future Demolitions. Over the next tvo years, relocation as a result
ffi1ic purposes in New York City are reported at
7r0OO a year by the Department of Relocation. Projection cf demo-
tition "ttirity Uy public bod.ies are tentative at best (a possible
Lower Manhattan Expressway is not included, for example) and, over
the long-range, the nearly I0r00O average annual relocation load of
the past 19 years may be a better guide to future demolitions"

In suburban areas, reports subnitted in connection with requests for
certification of Workable Programs indicate that demolitions wil}
total about lr5OO units a year, to which another lOO units annually
of casuafty losses might well be added. In summary, the future
level of dLmolitions in this area is projected at 111000 to 1[1000
units a year, including 91000 to 121000 in New York city and about
21000 units in the suburban counties.

Tenure

As shovrn in table XV, ollIer-occupancy increased quite rapidly in
the New York SI'1SA between 1950 and 1960, but has increased rather
slowly in the period since April 1960, reflecting the increased
interest in mult,lfamily housing in the past few ;;earso At the
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present time, just over 34 percent of all occupied housing in the
SMSA is owner-occupied, a ratio which is comprised of 74 percent
owner-occupancy in the suburbs and 22 percent in New York City.
Within the city, owner-occupancy ranges from a low of 4 percent in
Manhattan to 6l percent in Richmond (Staten lsland).

rn certain sections of the area) particularly in Manhattan, or,rner-
occupancy may refer largely to occupancy of an ov,rned unit in a co-
operatively-ovrned multifamily structure; about 86 percent of the
o\.dner-occlrpied units in Manhattan r,rere in structures of 5 or more
units in 1960. ln no other area did owned r-rnits in multifami ly
structures constitute more than l3 percent of all owner-occupied
units in 1960, but the proportion may have increased since that
time. Available data indicate a total of about 3l,ooo units in FHA-
insured co-operative projects and 22,ooo units in New york city aided
projects. There are, in addition, a substantial number of unlts in
other co-operative ly-owned bui ldings ( typica I ly at the luxury leve I ) .

Vacancy

1960 Census. In Apri I 1960 , avai lable vacancies in the New york
SMSA were equal to two percent of the available housing inventory.
The ratio was the same ln New York city and the suburbancounties,
although there was more variation among the suburban counties
(1.4 percent to 3.4 percent) than among the boroughs of New york
city (1.5 to 2.5 percent). The same general pattern held true for
homeov,rner vacancies (units avai lable for sale), where the over-alI
vacancy rate was I.2 percent. Rental vacancies were somewhat higher
in the suburban area (4.o percent) than in New york city (2.2 percent).
(See table XVI).

Just over 2 percent of the available sales vacancies in 1960 were
reported to lack some or all plumbing facilities compared with 1g
percent of the available rental vacancies. Lack of plumbing
facilities was reported for a low of 4 percent of the rental
vacancies in Nassau county to a high of 33 percent in Manhattan
where, as previously indicated, the oLd-law tenement inventory is
concentrated,

PostaI Vacancy Surveys. Post office vacancy surveys were conducted
in four sub-sectors of the New York SMSA housing market in connection
with specific housing market analyses. The results, summarized
below, are described in greater detait in the individual studies: l/

t/ Unpublished, except Staten Island
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Post Office Vacancy Surveys
Neu York SMSA, 196b

Area

Riverdale
Rego Park
Staten fsland
Suffolk County

Date of
survev

5/6L
? /6b

tc/61!
6/6))

Percent vacant
Residences ApartrentC TbtEI

o.L
o(

1,5
2.7

2.9
r.g
3.2
7.7

2.5
1,7
I,9
2.9

Source: Fl{A Postal Vacancy Surveys conducted by cooperating post-
maStefS.

In Suffolk County and irr Staten Island, vacancies appear to have
declined somewhat since 1960r although conceptual and procedural
differences rrake direct compari-son of postal vacancy surveys and
census results impossible.

Decqlq,ber L962 Yac4ncy Survey. fn December 196Z tne Bureau of the
Census conducted a special sample survey of vmncies in New York
City. It was determined that the available renta] vacancy rate
for New York Clty wBS ].r79 percent. Since the 1960 census included
vacant units which had not yet received Certificates of Occupancy,
a category which was excluded from the 1962 su.rvey, the Bureau of
the Census estimated that there had been virtually no change in
available rental vacancies in New York City from April 1960 to
December 1962, despite an apparent decline in the vacancy rate.

As a part of the 1952 survey, it became possible to report the
dlvision of the available rental- housing supply of the city by
control status, i. e. by whether or not the unit was sub.ject to
rent control. As shomr in the following table, vacancies were
eoncentrated in unqontrolled units, although such units constituted
a comp-aratively smell portion of the total housing supply.
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Characteristics of Lg62 Vacancies by Control Stat,us

Control status

Cont,rolled
SingIe-room occupancy
I'iot controlled

Ilecontroll ed
Never controlled

f'ubl ic

Number Percent

31
2B

LT
10
L5

5t
56
31

7
B

7

11,

120

TM

nl7
B,

29lr
023

19
2L

a/
ffi

2/
Total renter
Less than 0.! percent.

Source: The City of Neu York Oity Rent and Rehabilitation
Administration.

while single-rooft-occupancy units constltuted 28 percent of aII
vacancies, they cornprised tuo-thirds of allone- and two-room vacant
nnits available in L962. ALthough most of the singre-room-occupancy
units were substandard, most of the other vacancies were of standardquality. fn general, the highest concentration of available vacancles
was in units of three rooms or }ess.

FHA Tacancies. In the Dast, ,iozen Years, 'as 
shovrh in the. followinp t,ahle. fl1A

insile.l r,..ntal :,.rc;ec1.s i: t,he New York area have reiDort.e(-l verv
Iow vacancv rates. l'rior +-o a .it.lmc t.o 6.0 oercent vacancv in
)9(4, the ra1,ios ran6,ed be.Lween a low of O.11 cercent in 1957
anri a hi gh of 1.1 oercent in L95A. A)-though the cro ject,s for
whjch recorts are recejve:j.,rary;orne:vrh;ti, f:om.'.ear to y.:ar, it
is iikel'g t:rat, t,he,jurnn in v:lcanc:ies in 1961r refleet,s the imnact
of tbe irrcrease'l arlditi ons to the rent aI hous jn6l i nventorv which
reacheC a oeak tn l?63.

t
t



AS

2t-

tr'llA Rental Pro eet Vacanc Rates
ed in Annua cupanc C

Office

Year

L95?
L960
L96t
L962
L963
L96lt

J

New or n

Perce,n tage
vacant

Includes Orange and Putnam Counties,
f ew prc,- ects.

Pe rc r:n t.age
vacantYear

L953
I95L
Le55
L?56
L957
L958

L/

I
I
1

"7
3.L
2.O
'l .o
2.6
5.0

5
I
o
B

L
B

in which there are very

Source: New York fnsurine Office, f'edera] Housing Administration.

Current i/acancies. On the basis of Lhe factors discussed above, the
Estimates of current vaeancies shown in table XI were prepared. The

result,ant vacancy rates are sllmrtarized in t,ableXVIl and jndicate
slighl inereases in vacancies in all sections of the market. The
overall vacancy rate of 2.3 percent co'ripareswi'bh 2.0 percent rerort,ed
by the l{ousing Census in 1960. Sales vacancies are up flom 1.2 percenL
tc 1.3 percent and::enta} vacancies are up from 2.lr percent to 2.9
percent of the available inventory.

Sa1es Market

The market for sales housing in the New Iork Si'ISA is, in realiiy,
composed of a number of markets :-n the nine county area. Housing
in the northern secticn of Westches*uer does not really compete with
that in suffofk county,which might be over I00 miles away, even if
the bousehold heads work in Manhattan in both cases.

The number of new one-family structures authorized by building oermits
has averageri 2LrO00 a year in the cast seven years and the annual

olume has nct, fal.l-en befow 22rl$O r:nits a year. Some guidance as to
the nature of this market, or markets, ma'4 be cbtained from an FllA

survey of the rinsold inventory in llrl subdivisions in which ! or more

houses had been co.nnleted dwing L963, financed with either FIIA, VA,

or conventional mortgages. The 1953 survey covered a total of nearly
lr6OO houses. As shown below, production l{as concentrated in the
t15ro00 to $251000 bracket which encompassect 7l+ percent of the housing
reported.
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Prtce Dtstrlbutton
It"t Eol"_q@ of FlnanctngW

Prlce

$12,500 - $1L,999
l5rooo - L7 r\gg
I7,5oo - fgrggg
201000 - 2l!r999
25,OOO - 2g rggg
301000 - jltr999
351000 and over

Total
Source: Hernpstead fnsurtng Office,

Federal Houslng Adrnintstration.

Percent of total
conplettons

u
27
22
25
L2

1
2

To0

0f the 5r5m unlts enumerated, 3rlr50 (62 percent) were in Suffolk
county, including all of the houses reported to sel1 for less than
$151000. About 31950 of these houses were sord. before compretion.
0f the remaintng Lt65o houses built speculativery, about rr percent
renained uneold at the tlme of the survcy.

Just 670 houses (12 percent) were enumereted ntthln lbr rork city,
but more than half of these, 37I houses, were butlt speculatively
and, of the speculativery built houses, 16 percent remained unsold
at the date of the surveyo

In recent years, funds have been avallable for conventlonal
fin"nclng of new sares housing in ample neasure and at rates es low
as 5* percent. Consequently, the $IA has had e very small share
of the neu home buslneas, arthough the vorunre of applicatlons for
FIIA flnanclng of the resale of extstlng homes ha,s been mai:rtained
at a high 1evel.

As the suppry of suitabre rand le used up, moderately-priced homes
can be brrilt only ln the outer reacheg of the SMSA. As indlcated
above, this narket is essentlally conftned to Suffolk County.
Wtthtn Nes York City, the requlrement for a [O foor lot brings the
cost of a buildlng site to the $151000 level, so that constiuction
of duplex unlts (at about $2O,OOO each unlt, including land) is more
common than the construction of single-family homes.
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Rental Market

'I'he available data, detailed earli.er in this reoort, suggest some
generalizations abcut the rental market in the New York 3re3o
Vacanci es are rather low (it total ) having increased not at a]] from
1950 to L962 and. slightly since. A large proportion of the available
vacancies is concentrated in new construction and in the single-room
occupancy units which have compri,sed a significant part of the inven-
tory. Th" ,ery large portion of the rental inventory stlll under rent
control in New York City has the lowest vacancy'

I,JtriIe the over-a}I vacancy ratio has been }ow, the vacancy l-evel in
neu construction has risen sharply as units for which pernits rere
issued Ln L962 reached the market in 1963 and early 196lr. This
bulge, resulting from the effort bo avoid an impending zoning change,
has been reflect,ed in slow absorption (relative to the available
supply) of new rentals in areas in which this construction has been
concentrated in Queens, The Bronx and Manhattan. The large supply
of new rental housing also is reflected in elaborate advertising
campaigns and concessions of at least one month a year on Leases of
two years or longer. Note the reported increase in vacancies in
I.tlA-insured rentals from 2.6 percent in 1963 to 6.0 percent ln L96J+.

With the sharp decline in further additions to the New York SMSA rental
supply (note the decline in permits issued shovrn in table XIV t'or
1963 and 196L), however, these units are expected to be absorbed and a
gradual tightening in the market is anti-cipated.
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The studtr indicates that, for 17 projects with a total of over
15rl+OO 1nits, projects in rrstrongrt Iccations were solri out in
less than 12 months on tho average while pro.iects in ilweaKrl

locations took over 25 months to be completely sold out. ft
should be noted, however, that these sales or rentafs take place
before or during the construction period. Since the cr-'nstruction
neriod exceeds 25 months for orojects of this tyoe, aII were
probablv fullv occupied as soon as consLruction was com,;leted.

As indicated earlier in this report, a substantlal part of the new
rental housing in New York City has been fi.ranced through the use
of linited-profit housing companies lbr whom below-market interest
rate financing and t,ax abatement have been made available. At the
low rents or monthly carrying charges (cooperative housing has
been built by many o,1' these companies) which lhese arrang'enrc'nts
have made cossible, no marketing problems occurred during most
of the oost-World War LI period. That is, nrojects were tyoically
sold <.:ut or eoilnletely rented from plans or brochures almost as
soon as they were announceri. In recent years, as the h<.lusing
supplv has increased, this is no longer the case and it has been
found thab Iocation and price now affect the time it takes to
market a project. An {ori} t96lr study by the Housing and
fiedevelopment Br.,arC of the City of New York found that in good
Iocations and at rents or carrying cnarp'es below lrl2! a room
rnonthll',projects still seII cut almost as soon as announced. At
nigher prices (.$25-1r3u,) or i-n weaker localions, aosorption is slower.
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Mortgage Market

The construction boom of the past. few years provides ample evidence
that adequate funds are available in the New York area (which is
also an exporter of mortgage funds to oLher areas) for multifamily
consrruction. FHA insuring office reports indicate that ample
financing is availabLe in a par market for the financing of sales
housing and that the secondary market price f.ot 5\ percent FHA

mortgages bccasionally reaches IOO.5 for loans of the best quality
which suggests funds are very adequate in supply.

FHA participation in Ehe new home market can be aPProximated
by comparing permit.s issued for new sing[e-family houses with units
started with FHA inspection of construction.

FHA Sec. 2O3 Loans on New ConsErucEion
Sinsle -Family Permit Ac tlvl ty

New York SMSA 1951 - 1953

FHA suut."!/
Year

Sing le- fami ly
permits issued

22,7 66
24,249
22,5Ol

Number As percent of permi ts

r8.6
r7 .1
t4 .4

r961
t962
1963

4,233
4,291
3,233

Source: New York State Divislon of Housing; FHA

/ First compliance inspectlons on I to 4 family structures;
includes Orange and Putnam CounEies.

I
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Urban Renewal Aclirn_!f,

The most recent Urban Renewal Directory lists a total of 73 urban
renewal projects in the New York SI'1SA including LrO in Neu York
City and 32 in suburban flr€BSo Ttre New York Oity total includes
one comnunity renewal program (Cnp), 35 urban renewal projects,
and five demonstration projects. 0f the total, 13 are ln the
planning stage, 23 are in execution, and five have been completed.
The suburban total of )2 includes tno GNRP (general neighborhood
renewal programs) proJects in the planning stage and l0 renewal
projects of which 16 are in the planning stage, eleven are in
execution anC three have been completed. A total of $119rlr89rOOO
in Federal grants has already been dlsbursed in conncctton sith
these proJects.

There ls limited participation by the State government in the
urban renewal program. A total of 17 projects, eight in New

York City and nine in the Buburbs, w111 be aided by State grants
and loans totaling over $19r1201000 and rlII receive annual State
subsldies totaling over S515,OO0 annually.

A total of nearly 35r7OO housing r:nits has been or ulll be built
in urban renewal areas in Nen York City on the basis of present
pIans. As shosn below, sli.ghtly less than half of tkre total (lr9
percent) is being provided nith some form of publlc beneftt
(cooperative financing with below-market interest rates, tax
abatenent, etc.), about 5 percent is subsidized public housing,
and ttre remaining [6 percent is fu]]y-tanab]e rental housing.

Use of Title I Urban Renewal Pro

Number of units

Program

Publtc housing
Redevelopment companie s
Limlted-proflt

housing companies
Fu11y-taxable

Tota I

Under
const.

,55\ 2,090 16rlrltr

5,799 7,L46 35,687

Conpleted Planned Total

L1558
10rl+58

7 r].b?

tp
B rB22
1r110

L2r77O

22,742

823
rrlb2
3,O9L

7e5
501
e\5t2

I

Source: New York City Department of City P1anning.
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I\rblic Hous

As has been indicated earlier jn this reDort, pubUc assist.a4ee Jn
such forms as low-interest, loans, tax-abatem6nt, Iand assernbly, etc.
is inv<.:lved in a substantial proportion of the multifamily housing
built in New York city. Fublic housing, houever, is definel 

".u.
housing for rhich a llcal public agency acts as landlord and which,
typicaily, involves a cash subsidy of operating expenses in addition
to publit ownership and construction. At the present time there

"""'o.ru" 
f5irCtOO units of public housing units in the New York SI{SA

either in existence or planned, including 281000 tmits in New York

Cityrs rrno cash subsidyil program (see table XVIII ) '
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Demand for Housing

Quantitative Demand

In an earlier sect.ion of this report, it was indicated that household
growth in the New York SMSA was expected to average 46,J0O a year
over the L964-197O period. Based on this projection, and the estimated
level of future demoliEion activity, the current and future tenure of
occupancy, and the leveI of available vacancies, the annuaL average
level of housing demand over the next six years will be about 59r2OO
units a year, including l9,600 sales-type units (in single-family and
duplex structures) and 39,600 rental-type units.

Implicit ln these projections is the assumption that the New York SMSA
will continue to lose population and househoids to other parts of the
country, particularl.y the areas in northern New Jersey and southern
Connecticut which immediately adjoln the New York SMSA. On balance,
however, the SMSA conEinues to gain population t.hrough ne.t ln-migration
Much of this inward movement may well origlnate in contiguous
metropolitan centers.

The estimated annual demand for 59,2OO new dwelling units is distributed
by submarket area and tenure, below:

Estimated Annual Demand for New Housin
by Tenure and Sub-market Area

New York New York SMSA 1964- t970

Number of units 66

Area

Bronx
Brook lyn
Manhatten
Queens
Ri chmond
New York City total

Nas sau
Rockland
Suffo I k
Westchester
Suburbs, totaI

SMSA, total 19 , 600 39, 600 59, 2OO

i.n co- operative ly ovuned s truc tures .

Sa Ies - type
Housing

500
I,OOO

2, 3OO

_i-,8oo
5, 600

RenEal -type a/
Hous i ng

3,4OO
9,OOO

to, ooo
9 ,8OO
1.200

33,4OO

I ,5OO
L,OOO
l,ooo
2.700
6,2OO

Total

3,9OO
lo, ooo
lo, ooo
12, loo
3, OOO

39,OOO

2, 3O0
2,OOO
7, ooo
2,7OO

14, OOO

3,8OO
3, OOO
g, ooo
5.400

20,2OO

a/ Includes apartments
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i,lualit.at,ive l)emand

Sales l:lousing. The rnarket for sales-type housjng ls much larger in
subrrrban areas t.han in New York City, primarily because lack of
suitable sites makes it diffi cult to provide such housing in the
cit,y, except in the liorough of Richmonct (Staten Island). lilo
demand is shown in l,lanhattan, for example. In other borouqhs, the
cost of the reouired lr0 foot mininlrrn lots restrj.r;ts sales-housing
to rather high price ranges and eneourages the construction of two-
familv houses. Low-rrriced housing, that selling for less than
;i:l-8rOO0r 1s conf irred to outlylng sections of Srrfl'o1k and Rockland
Counties. A surnnary o1' the price distributions at which a total- of
19r6Ot-l sales-tyoe units wor:l-d be most readily absorbed ls shown
below. Separate d,,1,a for each of the counties of t,he li,iSA are
corrtained in the county summaries which follow. These estimates
are based on current family ineone estj niates and the relai,ionship
kretween net income an{Tpurchase price fourd to be typical in each
of the eight couties.af'or whicn estimates have been made.

Esti.mat,r'd Annual Liemand fo r llew Sales tlousing
E" -rqrE-ltew Yotkr SmSI;-1%fI97q-

Units

SaIes price Ifumber Percent

Below $IlrrOOO
.itLrooo - L5,999
16,000 - t7,gg,)
l8rooo - Lgrggg

2Or0O0 - ilr)99
2q |OOO - 29 1999
JOTOOO - )brg99
3Sroocl and over

Total

600
850

l-rt75
2 r3oo

b r35O
1,150
? ,JCo
2,O75

]9,600

32
?7
1I
I1

fo

?

L
A

L1

Rental Housing. Based on projected 1967 tenant famity incomes in
each of the nine counties in the Si{SA and the rent-income ratios
found to be typical in new construction in the past, the estimated
annuaf demand for new rental units has been distributed by
unit size and rent, Ieve]. It 1s estimated that the ninimum qross
rents achj evabl-e without benefit,s cr a ssistance throuqh subsi(y1
tax abatement, or aj.d in financing or land acquisition, are $125 for
eff iciencies, i{}lrO f'or one-bedroom units, .d160 for tuo-bedroom

1/ Excluding Manhattan. The dist,ribution in the table does not, correspond
with the rrnsold inventory distribrrticn shown on Dage 22 which reflects
onl.y selected subdivisioh experience in 1963. The-latter do not reflect
lndividual. or eontract construction. The demand estimates reffect a1]
home l'irilriin;r and suggest a greater concentration in some price ranFes
than a subdjvisi.on survey would reveal.
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apartments, and $18O for three-bedroom apartments in New York City
Slightly lower rents are possible in the suburban counties. The
production of units in the higher ranges of rent will effect
competitively some filtering of existing accomodations. These
estimates encompass both rental housing as such and units in
co-operatively-or'rned multifami Ly structures. The distribution f or
each of the nine counfies ln the SMSA mav be found in the countv
summarles which fol low:

Estimated Annual Demand for New RenEal Hou s rng
by Gross Monthly Rent and Size of Unit

New York SMSA. 1964-1970 a/

Gross rent b/ Effl ci ency

6,125
5, 8O5

5 ,365
5,065
4,7L5

- 4,385 -
4 ,135
3,97O

,795
,630
,445
,25O -

, o80
,890
,705
,455
, 185

,gg5 -
,7 L5

,49o
, l50
895
69s
475

One
bedroom

Two
bedroom

1 2, 8O0
t2,660
12,455
12,260
t2,065
1 I, t65
1o,245
9,500 -
8, 78O
8, 355
7,775
6, go5

5,935
4,74O -
4 ,395
3,7I5
2,7O5
2,O25
1,475

920

Three
bed room

3, 33O
3, 28O

3,22O
3, i55
3,llo
2,91O
2,680
2,34O
l,gg5
1,690
I ,4go
1,225

920
685
505
375

$roo
r05
lro
115
120
r25
13C
r35
140
145
150
155
160
165
170
r80
190
200
2to
220
240
260
280
300

and
,r

il

I

il

I

tt

I

lt

il

lt

il

il

'l
il

t1

il

ll

,l

ll

n

tt

il

il

over
ll

ll

1t

I

lt _

tt

il

tt

il

tl

ll -
ll

ll

il

I

ll

tt

il

tl

ll

t,

ll

n

3

3

3
-3

3

2

2

2

2

-l
I
I
I

t7 ,345
17,25O
L 7, IOO

- 15,825
t4 ,6t5
1 3,485
L2 ,535
11,985
Ll,42O

- lo, 7o5
lo, o5o
9,530
8, 7lO
7,780
7,OIO

- 6,o25
5, 34O
4,575
3,455
2,630
l, g70
1,355

a/ See paragraph on page
b/ Gross rent is shelter

31.
rent plus the cost of utilifies and services

The figures above are cumulative, i.€., the columns cannot
be added vertically. For example, annual demand for two-
bedroom units at gross monthly rents of $t5O to $165 is
1,89O units (1O,245 less 8,355).

Note:
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The preceding distribuEion of average annual demand for new
apartments is based on tenant fami[y income, the size distribution
of tenant households, and rent-paying propensities found to be

typical in the area. IE cannot be construed rigidly but represents
what may be assumed to an approprlate PaEtern over a period of
several years. Occasionally, in brlef periods and in specific renE
ranges, because of speclal factors for individual projects there may be

successful marketing of rental units in other than these quanEities.
1t should not be assumed, however, Ehat such a divergency represents
a change in the continuing ability of the area to absorb new
rental housing. In any case, partlcular projects must be evaluated
in Ehe Light of actual market performance ln specific rent ranges
and neighborhoods or submarkets.
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Cq"nEy Su*mary, Bro"x

Population

The population of Bronx County (the borough of the Bronx, City of
New York) is esEimated at L,47O,8OO at the present time,
representing an increase of IO,4OO a year since Aprit 1960. In
the prevlous decade, census reporLs indicate that the-population
of the Bronx decreased by 2,70O a year. Projections made for this
report indicate that the SepEember l, I97O population of the Bronx
will be about 1,479,OOO, representing an increase of l,4OO a year
from September l, 1964.

Natural Increase and Migration. The net natural increase (excess
of resident births over resident deaths) of the population, when
compared with the actual change in the population, provides an
indlcation of migration. Eor the Bronx, in the four and one-haIf
years between April l, 1960 and September l, 1964, Ehere was an
estimated net out-migration of nearly 4,OOO persons a year.
During the previous IO years, the average annual loss was nearly 16,OOO
( see tabLe VIII ) .

Households

There are a total of 484,4OO households in the Bronx at this time,
an increase of 2l,OOO (4,8OO a year) since April L, 1960. ln the
previous lO years, the number of households in the Bronx grew by
3r8OO a year. Average household size has been declining steadily,
from 3.34 persons in I95O Eo 3.02 in 1960 and 2.96 persons per
household at this time. The change in household definition
affected both the household increment and decline in household
size during the l95O's. By September l, 1970, it is estimated
that the size of the average household in the Bronx will decline
to about 2.88 persons, and that there will be a total of 5OO,OOO
households ln the borough at that time, or an average annual
increase of 2,6O0 households a year over the next six years.
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Housing Market

Supply. The current housing inventory of the Bronx totals 495,800
housing units, an increase of about 5,125 units a year since ApriI
1960 which compares with the growth of about 4,IOO units annuallv
from I95O to 1960. The data in table XI suggests that about 45
percent of the increase in occupied units since l95O has been in
ov,,ner-occupied housing. In addition to fairly large numbers of
one-family and two-family houses, the total includes a subsEantial
number of units in cooperative multifamily structures. I/ As a result,
owner-occupancy in the Bronx, which increased from 9.8 percent to
1.2.8 percent of the total number of occupied housing units from
l95O to 1960, is estimated to comprise 13 percent of the rotal
as of September L, L964.

Vacancy. There are estimated to be 11,425 vacant housing units in
the Bronx at the present time, of which 8,425 are available for rent
or saLe. About 8OO (1.3 percent vacancy ratio) are available for
sale and'7,625 (1.8 percent vacancy) are available for rent. The
current rental vacancy rate is estimaEed to be somewhat higher
than that reported in the I960 census, while the sales vacancy
rate has remained unchanged.

Sales Market

Just as new sales housing in Brooklyn is belng buiLt in areas
previously regarded as inaccessible or undesirable, new sales housing
in the Bronx has been buiit in voLume in the outlying sections of
the East Bronx in areas near PeLham Bay. Areas in which sales housing
can be built are being exhausted rapidly.

Rental Housing Market

New rental housing in the higher rent Levels in the Bronx has been
concentrated in the Riverdale section. A great deal of housing
was started in this area several years ago in order to avoid
restrictions of the new zoning regulations, and, as in Queens and
Manhattan, theseprojects are now being finished. Since so much
housing was provided in a small area ln a short time, absr:rption
is somewhat slow.

Two
the
set

projects are being built in Riverdale which are subject to
new zoning regulations. It appears that the open space and
back requirements of the new zoning will result in construction

L/ lncluding 1,523 units with Section 213 mortgage
2,260 units in city Iimited-profit co-operatlve

insurance and
proj ec ts .
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of struc tures much higher than those typical under ther oLd r L-r les.
Buildings of 30 stories are expected compared wi[t'r the 20 storv
structures common in the early l960's. These higtrer structures wi I I
require higher rents, approximating monthLy rental of $5O a room.

An area in the East Bronx along Bruckner Boulevard lias been very
inEensirrelv developed in recent years, almost exclusiveiy with
pro jects f inanced under the New York ci ty limi ted-pr:of i t prograrn.
T'here are a total of over 3,8OO completed units of this type in
Tl're Bronx at the present time and another 7-75 are under construction.
Pt'rhaps because so manv deveIopments have been buitt in comparativeLv
rrweakrr Locations, there has been comparativelv slow acceptance of
uni ts in these public Ly-assisted projects in The Bronx. ln terms of
this market, however, this means that while completed projects are
fully occupied, most of those under construction are stilL accepIing
applications.

Urban Renewal. There is onLy one urban renewaL project active
in The Bronx at this time, Bronx Park South (R-68). The area
consists of l5 blocks, south of Bronx Park, between The Bronx River
and Vyse Avenue. There will be clearance as weLl as rehabilitation
in this area, and ic is contemplated that about 1,9oo new dwelling
units will be built (either Mirchell-Lama or FHA Secrion 221 (d)(3)
financing). Clearance may begin late in 1965.

Housi-ng Demand

on the basis of theprojected increase of z,600 households, on the
average, each vear for the next six years in The Bronx, and considering
the current vacanci, level, anticipated losses which wiLl result from
demoLition actirrity, the tenure preferences of the population, and
the scarcitv of sites for the continued production of sales-type
housing,it is estimated that there will be an average annual demand
for 3,90o additional dwelling units each year over the next six years
including 5oo units of saLes type housing and 3,4oo units or rental
type housing, including units in co-operatively owned multifamily
structures.

Sales Housing. Based on the current distribution of Bronx fami Lies
by income and assuming that new sales housing cannot be provided
at sales price below $2o,ooo, the estimated annual demand for new
sales-type housing has been distributed below:
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Estimaled AnnuaL Demand for New SaLes Hou srng
Bronx New York t964- t970

Uni ts
Sa les price Number Percen t

$20,ooo - $24,999
25,OOO - 29,999
30,OOO - 34,999
35,OOO and over

Tota I

'215

115
25
25

55
35

5

5

500

Rental Hou sine. The distribution of rental
level and unit size shown beLow is based on
fami Iy incomes in The Bronx and rent-income
in new construction in the Past.

loo

housing demand by rentaL
projecLed tenanL -

ratios found to be tvPical
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Estlmated AnnuaL Demand for New nta I Flous in

o a/

Gross rent b/ EfficiencY
I

One
bedroom bedroom

$100 and over 500ro5 \75
110 lp5
u5 )75
120 325
L2, - - -300
r3o 275
L35 260
Ilr0 2h0
rL5 2)o
150 2r0
L55 190

ft{o Three
bedroon

,
,

I
I
I
I
1

500
350
200
I00
000
950
875
800

,
lr}oo
LrO25

900
825

160 r80
L65 r70
r70 150
180 lho
190 rI5
200- --90
210 75
220 50
2l+0 30
260 2C

280 10

3oo 5

a/ See paragraph one on page 31.

!/ Includes a1l utilities.

Note:

725
700
650
575
b75
375 -
325
250
L25

75
50
25

750
7L5
675
575
b75
l+oo

325
275
L25

75

50
25

300
275
250
225
L75
150
t25
100

50
bo
20
10

The figures above are cumulative, i.e., the columns Cannot be
added verticall.y. For example, annual demand for two-bedroom
units at gross monthly rents of 9150 to +155 is I85 units
(9oo minus 7I5).
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County-SuunalT, Ilngs County, New York

Populatlon

The populatton of Ktngs County (the borough of Brooklyn, city of
New York) 1s estinated at 2r58IrOOO as of September 1, I95[, re-
prescntlng an lncrease of L?r?OO a year since the April 1, 1960
censuar Ihis ls in marked contrast to the previous decade when
the populatlon of Brooklyn decLined by more than 111000 a year.
It is estlnated that the populatton of this borough ril1 reach
217Ibr0O0 by September 1970, which wt11 represent an increase of
5r5o) persons a year, on the average, over the next 5 1reerso

Natural lncrease and Migration. l.Itren these popu lation changes are
compared wlth net natural increase statistics, the net migration can
be calculated. Since Aprit 1960, there has been a net movement of
about 17,OOO persons a year out of Brooklyn. In the previous decade,
the net outward movement exceeded 38,OOO a year,

Househo ld s

There are approximately 886,5OO househoLds in Brooklyn at the
present time, an increase of 8,O0O a year over Ehe April l, 1960
total of nearly 851rOOO. In the prevlous decade households grew
by about 5,OOO a year. Household growth in the decade of the
l95O's in the face of population decline reflects a rather sharp
dropin average household size from 3.36 persons in 1950 to 3.O5
persons per household in f96O. Some part of this change (both in
household numbers and household size) reflects the change in
census definition of household. (See the main body of this report
for further details). Over the next 6 years, households are expected
Eo increase at an average of about 6,4OO a year in Brooklyn.

Housing Market

Supplv. There are now gl4rOOO housing units in Brooklyn compared with
875,8OO in 1960. The inventory has increased by about 8,650 uniLs
a year slnce 196O compared wlth growth of 61175 units a year in the
prevlous decade. As shovyn in table XI, most of the addition to the
inventory since I960 is represented by renter-occupied units, and
renter-occupied units constitute 77 percent of the present occupied
supply compared with 76.7 percent in 1960. l/

L/ There are at least 9r4OO co-operatively-owned apartments included
in this total, 5,5OO wlth FHA financing and 3,9OO unirs in city
limited-profit projects.
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Vacanc . In 1960, L7 percent of the availabie housing supply in
Brooklyn was vacant. The vacancy rate was L percent for units
avaiLable for sale and 2 percent for units available for rent.
Since 1960 there has been an increase in rental vacancies and the
rental vacancy rate is currently about 2.2 percent. The sales
vacancy rate has remained unchanged.

Sales Market. New sales housing is stitl being built in a few
Locations in Brooklyn, primariiy in the rapidly-shrinking vacant
areas on the periphery of Jamaica Bay. Since lot costs are high, the
price of single-famlly housing tends to approach $4O,OOO. As a
result, two-family houses are much more common, at prices not
much different from those for the few single-famiLy houses being
bui 1t .

Rental Market. For the existing rental inventory stilI subject
to rent control, vacancies continue to be negLlgible. New units
in projects built under one of the various forms of pubLic assistance
available in New York are either fully rented or soid out by the
time of completion. Other projects, for example those financed with
FHA-insured mortgages, are not absorbed quite so rapidly and
modifications bf scheduLed monthly mortgage payments have been
requested in some cases both by sponsors of FHA projects in urban
renewal areas and by sponsors of other FHA projects.

Location is an important factor. For exampLe, virtual ly aI I projects
in the oceanfront area have been successful. An FFIA project in the
EIatLands area has been successful with monthly room rents of less
than $4O.OO. Some projects in urban renewal areas which are not as
well located, however. are not doing as well at the present time.

Urban RenewaI. There are a total of eight Federally-assisted urban
renewal projects jn various stages of developmentin BrookLyn. Eor
the most part ner{ housing is being provided in these areas through
the use of city and State Mitchell-Lama programs. In the Cadman
Plaza ( R- 25 ) project, however, there will be use of FHA programs,
as well as some Mitchell-Lama housing and public housing. A total
of 98O housing units will be provided in this area, excluding the
public housing. Because of the wide variety of housing types
provided, average monthly room rents or carrying charges wilL range
from $28,OO to $45.OO. This area adjoins the Brooklyn Bridge Plaza
and civic center,- and is just off the Brooklyn end of the bridge an<l just
west of Fulton Street.
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Other urban renewal projects now being actively developed include
the Lindsay Park (R-52) project, ruhich has involve.J Lhe removal of
nearly l,lOO housing units and which is now being rebuilL with
MitcheLl-Lama housing, expecled to totaL nearly 2,7OO housing units
on completion. This area is just north of Broadway (BrookLyn)
between Union StreeL and Montrose Avenue.

The PratE lnstitute (UR 4-13)
tr:rta I of I , 85O new uni ts , 860
units in a total of 3 projects
insured mortgages.

project has been developed wiLh a
of which are in one project, and 975
of 325 uni ts each bui Lt rnri th FHA-

Demand for Housing

Based on the demographic and housing situation in Brooklyn summarized
above, and taking account of the present rather low le,vel of
vacancies and the expectation that there wiII continue to be
a substantial number of units lost Lhrough demolition each year. it
is estj.mated that there will be an average annual demand for IO,OOO
new irousing units each year over the next 6 years, including L,OOO
units of sales-tvpe housing and 9,OOO units of rental-type housing.

SaLes Housing. Based on the current income distribution of Brooklyn
families and assuming that new sales housing will not be provided at
prices below $2O,OOO, the estimated annual demand for new sales
housing has been distributed, as shown below:

Estimated Annual Demand for New Sales Housin
Brooklyn, New Yoqk, 1964-1910

Uni ts
Sales price Number Per:cen t

l,oo0

Rental Housing. The distribution of rental
level and unit size shown below is based on
incomes in Brooklyn and rent-income ratios
construction in the past.

50. o
35.O
lo. o
5.O

LOO. O

housing demand by rental
projected tenant-fami ly

found to be typicaL in new

$2O,OOO - $24,999
25,OOO - 29,9gg
30,OOO - 34,ggg
35,OOO and over

Total

500
350
100
50
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Es tima ted Annual Demand for New Rental Housin
zeo

Gross rent 67 Efflcrs4gy

$I00 and over
to5
110
1I5
I20
L25
r30
L)5
tho
rb5
150
t55

r60
L65
r70
r80
190
200 -
210
220
210
25A
280
300

Note:

, tfi5
350

,225

I
I
1
1
I

One,

bedroom

a/

ft,o
bedroom

2r870
2r57o
2 1275
2rr00

lrg3o
I, 7Bo
1r580
Lr35o
r, Ioo

870 -
720
560
3b0
L75
I20
7,

Three
bedroom

,

770
700
6L5
5t5
t$5
330
270
2]-5
130

65
lJ,
30

,1oo
,030
8?0
Bzo
780
730
675
6r0
5@

,
,
,

t

)
)
)
2
2
2
2
1

I
I
I
I
I

%;
l+60
115
770
5ro
320
L25
990

Bh0
680
500
280
060
830
685
fio
325
L65
II5

75

,

525
\75
l+eO

350
300
225
I90
150

9o
t$
30
L5

,
,
t
,
t

a/ See parasraph one on pase 31

i/ Inc1irdes"all utilitie's."
The flgures above are cumulative, i.€.1 the columns cannot
be added vertically. For example, annual demand for two-
bedroom units at gross monthly rents of $150 to $I55 ls
lr95 units (Zzl5 minus 1,780).

,

,
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County Sunnanr. Nen York CountY Neu Yor*

Populatton

Ttrc populatlon of Neu York County (tfre borough of Manhattan, -City
of Ncr Iork) ts estirnated at Lr685r0O0 as of Septernber 1, I95lr, a

decline of slightly less than one percent from the Aprll 1, 1950

cengus total oi 1169813OO. This moderate rate of decltne (about

3r0ffi persons a year) compares rith a population loss of over 261000

a year tn the previous decade. ft is estimated that the populatlon
of Manhattan sitt continue to decline during the next 6 years, by
about l+r5OO a year on the average, and that the September 11 I97O
populatlon rtl} be 115!81000.

RefLecting both t.he continued popuLation decline and the fact that
much of the housing in Manhattan is not well adapted to rearing of
families, there has been a steady out-migration of population. When

the vitai statistics for the borough are comPared with population
data, it can be calculated that there has been an outward movement
of nearly IO,OOO persons a year from Manhattan since April 1960.
This is, however, much below the rapid outward movement of over
36,000 a year in the previous decade.

Households

There are approximately 1l7r4OO households in Manhattan at
the present time, reflecting a gain of nearLy 5,COO a year in the
pasL 4, years. Census data indicate that the number of households
in Manhattan increased by over 7,O0O a year in the previous decade.
The definitionaL increment discussed in this report is believed to
have had itsheaviest impact in Manhattan, however, and it is likely
that a large proportion of the;1,OOO households reported to have
been gained from l95O to 1960 is onlv the borough share of the
es[imated T5,00OrrdefinitionaL" additions in the city as a whole.
It is IikeIy, therefore, that household growth in the area has
been somewhat greater since 1960 than in the previous decade. It
is estimated that there will be 745,OOO households in Manhattan
as of September l, L9fO, an increase of 4,600 a year over the
present total.

The average household size has been decLining steadiiy in ManhaEEan
and is believed to be at an average of just 2,27 persons at this
time. By September 1970, it is predicted that the average Manhattan
household wi I L contain on ly 2.15 persons as shov.rn in table X.
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Houstng M4rket

Supplv. The current lnventory of the Borough of Manhattan totals
755,OOO uniEs, representing an increase of 6,25O housing units a year
over the l95O census total of 727,4OO. Wtrile growEh was reported to
be greater in the previous decade (9,15O units a year), as has been
lndicated, actuaL additions Eo the housing supply have probably
been larger since 1960. Owner-occupanEs are a minor facEor in the
ManhatEan housing markeE, occupying about four percent of the housing
invenEory. In 1960, more lhan 85 percent of or,rner-occupied units
were ln aparEment houses in any case (see page 2L). Ll

Vacancv. In 1950, 2.5 percenE of Ehe available houslng supply in
ManhaEtan was vacant. VirEuaIly all of these units, of course, were
available for rent.. The ManhaEtan rental vacancy rate is estimated
to have increased to 3.1 percenE at Ehe present time, Ehe increase
reflecE.ing, in part, Ehe fact that a very large number of rental
projecEs are reachlng Ehe market at this time.

Sales Market. There is vlrtuall y no construction of single-family,
or smalI multifamily housing in ManhaEtan. The bulk of Ehe sales
market consists, therefore, of uniEs in co-operatively-owned
multifamily sEructures, boEh newly built and fairly old--the latter
category representing Ehe rrco-opingtt of oId, luxury, apartment.
houses, for the most parE. While precise data are not avallable,
this market is believed to be in good condition. There are 13
co-operative apartment developments in Manhattan in pubLicly-
alded projecEs, wiEh a t.otaI of nearly I3,4OO apartments. Of
Ehis Eotal, only three projects are taking applications, in two
cases for Ewo-bedroom units only.

Rental Market. The bul ge in building permits in 1961 and 1962
has been foLlowed, of course, by a large increase ln the additions
to the houslng supply. The 22,5OO uniEs added to Ehe Manhattan
housing supply in 1953 utas 44 percent higher than the rotal in Ehe
prevlous year and by far the highest, t.otal on record. Not surprisingly,
therefore, t.he markeE for new rental housing and parficularly in the
higher renE ranges, is a trifle soft aE the present. Lime. Increments
to Ehe houslng supply are expected Eo fall off sharply ln 1954, however,
and for the next few years. IE ls anticipated Ehat the presenE supply
will be absorbed in tlme, as appears to be happenlng already ln the
most desirable secEions, i.€., Ehe upper easE slde of ManhaEt.an.

!/ There are over 14,OOO units in co-operatives (city-aided, Title I,
and FtlA pro jecEs) in Manhattan, excluding ,rconventionaLrt projects.
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Other tl-ran the upper east side, most new building in Manhattan has
taken place in urban renewaL areas and has been financed through the
use of State and city programs for the most part. There has been use
of FHA financing in some areas such as Lincoln Center and these
projects have done welL In the west side urban renewal areas,
there has been satisfactory market acceptance of remodeLed bror^rnstones
and Lhe success of these deveLopments (one group of seven houses and
many individual houses) has led to renewed interesE in the area for
high- ri se luxury housing.

Urban RenewaL. There are a total of 26 urban renewal projects in
various stages of planning and development in Manhattan, excluding
general nr:ighborhood renewal programs. -the salient f eatures of nine
of these projects whicir are, or wilL soon be, in active development,
and for which data are avaiLable, are described below.

The Beilevue South (R- 18) pro ject covers the area on the east side
of Manhattar.r between First and Second Avenues from Twenty-third
to Thirtietl'r Streets. The Kips Bay pro ject is directly north, the
N.Y.U. -BelLevue MedicaL Complex is dircctlv east, and the Peter
Cooper Vi ilage project adjoins on the southeast. A total of over
l,3OO families wiLl have to be relocated from the site which is
expected to be redeveloped with 8- Lo '24-story apartment buildings,
in addltion tc space for expansion of the medicaL faciLities of the
area. The city plan caLIs for the construction of apartments with
a total of 2,54O units for low- and moderate-income families. It is
expected that both FilA and Mitchell-Lama financing will be utiLized.

The Brooklyn gridge S"uthw.st (R-67) project covers the area just
west of tl-re Manhattan end of the Brooklyn Bridge and general ly
south of City HaLi. Ihe existing structures are old and rather
obsolete office and loft br-riLdings. The cIeared land wi1l provide
space for hospitaL expansion, {,xiransion of Pace College, and housing
for approximately 1,650 families.

The Park Row Extension Project (R-38) is immediately north of the
older Park Row Project and covei's an area of just 2.J acres on the
north side of Park Row, about two bLocks east of City Hall. The
Park Row area has been developed with a successful cooperative pro-
ject for which a waiting List is now being maintained. The same
sponsorship wilI develop another project on this site.



I'hc Sewarcl Park Extension Project (R-5I) is

The. Tompkins Square Pro
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immediatellz to the nr:rtt.r
of tl-re existing Sel,rard Park Pro ject. The area is bounded by Essex,
Dt'Iancev, WilleE, and Grand Streets. Assuming approval of the
prcsent pLan by the LIrban RpnewaL Administration, it is expec[ed
mosL of the 12-block area wiLL be cLeared. Nearly 2,1O0 househoLds
will be relocated and over L,4OO uniEs of new middle-income housing
wiil be built.

ject (R-90) covers the area between East
Tenth ancl East. Tl-rirteenth Streets and Avenue C and Avenue D. The
-ir(iit is one block south of the southern edge of the SEuvyesant Tou,n
Proje.ct. There is pubLic housing across Avenue D to the east.
ReLocation involves just L42 families and it is proposed to build
9OO apartment's. Most of the new housing will be located in an
F'HA muitifamily project ror which a group of local churches is
acting as sponscr. lt is proposed also that about 40 units of
"1oft-type" housing shalI be reserved for combined studios and
residences for artists (most of whom can no longer afford to Live
in Greenwich Vi 1 iage) .

It wiLl be noted that the five projects just described are on the
lower east side of Manhattan, from City HalL to Thirtieth Street.
Thefour projects which foLlow are all on the west side of
Mani'raLtan between Sixtieth and looth streets and between central
Park and the Hudson River.

The Lincoln-Amstgr44nr lroiect (R-153) covers the block between Wesr
64th and West 65th Streets from Amsterdam to West End Avenue. This
smaLl parcel adjoins the larger Lincoln Square project to the north
and east and is bounded on the south by Amsterdam Houses, a public
housing project. It is proposed to redeveLop the area with 140 unirs
of middle-inconre housing ($3O monthly roon renLal), a 165-unir pubLic
housing project, and a new site for the High School of Music, Art, and
tl-re Perf orming Arts.

The Lincoln Square gtqject (R - 2) consists of two adjoining parcels
of land, west of Broadway and Columbus Avenue, between West 6Oth and
West 70th Streets. The area between 6oth and 66th Streets has been
used for the Lincoln Center for the Performing ArLs which, to date,
inc Ludes a ne\^r theater, the new Phi tharmonic Hal I , and the new home
of the Metropolitan Opera. The Julliard SchooL of Music and Drama
aLso is reLocated to this site. These developments have resuLted
in a dramatic improvement in the ilimagetrof the west side.
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In the area between 6Oth and 67th Streets, a 42O-uniE cooperaLive
pro ject has been bui 1t with FHA f inancing. Af ter a down pa-1,,ment

of $9OO a room, the monthly room charge is $3O. This project
is fuIly occupied and maintains a waiting Iist. The area betwee'n
66th and TOth Streets is being developed with a total of 3,85O
apartments wi th FHA mu I tifami Iy fi nancing. Five bui ldings are
occupied and Lhree more are under construction. Monthl), rentals
wiIl average $61 a room. AppLications are still being accepted.

The West Park Project (U4-9) was completed in the 1959 to l96L
period, with FHA multifamily financing. Monthly rents average $55 a
room. Although i t ad joins Central Park, the area between Inlest 97th and
West IOOth Streets has not been regarded as particuLarly desirable,
and apartments are stiII avaiIable. With the development of the hlest
Side urban renewal area (see below), however, the position of the
West Park area should be improved.

The West Side urban renewal area (R-43) pro ject involve-s a 20-block
area bet\^/een West 87th and West 97th Streets, Amsterdam Avenue, and
Central Park. This project invoLves a concerted effort Eo rehabilitate
the ubiquitous brownstone row houses of Manhattan. As already
indicated, the first attempt appears to have been most successful.
On West 93rd and West 94th Streets, a group of seven brownstones
have been remodeled with FHA financing into a total of 30 apartments
ranging in size from efficiencies to four-bedroom units. Required down
payments are $3,OOO a floor and monthly carrying charges are about $32
a room. These units will not be availabLe for occupancy until mid-L965,
but only one-bedroom units are sti 1l avai lable. I,Jhen plans f or this
area are complete, a total of over f,4OO units either will have been
rehabi litated or newly- bui i t.

Housing Demand

On the basis of the projected average annual increment of 4,600
households, the expected continued large volume of losses to the
inventory through demolition for both public and private purposes,
and the expected continued drop in the average household slze, it
is expected that there will be an annuaL demand for IO,OOO new
housing units a year in Manhattan from 1964 to i97O. While some of
these units wi 1I be or,sned by their occupants, al l of them wi 1l be in
fairiy large multifamily structures. AccordingLy, the entire lO,OOO
units of annual demand has been included in the estimated annual
demand for rental-type housing (including units in co-operatively-
ov,rned structures ) shown in the f ol lowing table.
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Estimated Annual Demand for New Rental Housin
zeo

ork

Gross rent b/

11100 and over
105
110
l-L,
120
l-25
r30

rL0
tLS
L50
t55

160
L65
170
]80
190
?oo
2lo
220

Noter

Efficiency

200
t50
100
o50
000
950
875
725
625
5oo
350
200

h one on page 3Iuttlitles.

0ne
bedroom

1\,o
bedr.oom

Three
bedroon

.
5oo
300
150
o25

L35

2

2

1
l
I
I
I
I
]
1
I
I

,250
100
?00
8bo
5Bo
5oo
5oo
\75
l$o
lroO

35o
300

5o,2

t
,
',
,
t
t
,
t
,
t
t
t

t
,

]
t
I
1
I
I

L,575 525-11600 - 5oo1,500 \75Lr35O tJ25
11150 j?5

975 3oo750 250
5oo 20025o t5o

?
2
2
2

t
t
t
,

,
,
,

L
l+

l+

3
3

)
3

:
525
300
000
8oo
650
500
lroo
200

3rloo
Srooo
2r9OO
2 r775
21675
2,55o
2 1375
2 1175
1,850
L,55o
Lr25o

950
5oo

lr goo
LrB75
]r8oo
Lr75O

6?5
6L5
600
55o

,
t

2ho
260
280
300
35o

a/-! See paragrap
Includes all

The figures above are cumulative, i.€.1 the corunns cannot
be added vertlcallyo For example, annual demand for two-
bedroom units at gross monthly rents of g15O to iJ155 is
275 units (Zrt5O minus LrB75)'.

t
t
t
t
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County Summary, Oueens Corrnty, New York

Population. The population of Queens Oounty (tne borough o1' Queens,
City of New York ), is estimated to be 1r9,lr6,ClOO as of September I,
196b, an increase of J.l percent (3Ir000 a year) since Apri] I, 1160.
In the previous decade, census data indicate that the nopulation
grew by about 261000 a year. The population of Q.ueens is expeeted
tc total 2rl-0l,000 on.September I, 1970, an increase of about 25rllttCl
a year over the next six years.

Naturrl Jn:rease and Migratlon. When the net population inerements
are comsared with data on births anC deaths, it is possible to
compute the net miF'ration of oopulation. During the I?50rs, there
was a net j.nward movement r-:f 6ss1ly 71000 a year intc the borough
of Queens. Since 1960, because of the very exLensive construction
of new apartment units, there is estimateti tc have been an inward
migratlon of nearly lJr000 persons each year.

Households

The number of households in Queens is esLimated at 637 r\OO at the
present time, an increase of about I2r3O0 a year over the April 1-,

1960 census tota}. This is only slightly Iarger than the increase of
about 12r2OO households a ye,rr in the previous decade. The definit,ional
increment which has been discussed at some }ength in this report is
believed to have had a comparatively minor impact in Queens, which
has not been an area with verlr many rrClass Bil residential structures.
the average household in Queens is estimated to contaj.n l.O2 persons
at the present time, down slightly from the average of 1.07 persons
per housebr:}d in 1960. By Jeptember 1, L97O, it is estimated that
the average household size in Queens will decllne to 2.97 persons.
()n t,he basis of the estimated pooulaticn growth anii the assumed
household size, it is estimated that there will be 7051000 house-
holds ii:'ut.e borough of Queens at that time, an increase of IlrlOC
a )rear over the present total .

ilousing Invelt_ory

Supp?.;'. fne September I, 1961r housing inventory of the bc,rough of

average annual increase of l-1r200 housing unlts is somewhat above
the 12rI75 average cf the previous decade. New rentaL units
constituted nearly 82 percent of the additicns to the occupied supply
since 1950. fn the previous decade, in contrast, rentals comprised
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less than half of the increase in occupled dwelling unlts. Reflecting
thls change, ouner-occupancy, which increased frorn about lr2 percent
to blr per-ent of all occupled housing unlts in Queens from 1950 to
1960; declined to less ttrin L2 percent of the total in I95L (see

trble XV).

Vaeancy. Available vacant untts const,ituted 2.1 percent of the

census reports. The vacancy rate was 0.9 percent in houstng
available for sale and 1.0 nercent in housing available for rent.
There has been an increase in vacancies in the area since 1950
and the current available vacancy rate is estimated aL ?.6 percent,
with 1.0 percent vacancy in sales housing and a 3.7 percent vacaney
in rental housing. These vacancy rates reflect the entire housing
inventory, includtng rent-controlled units in which vacanctes are
very low and many nen rental proJects in which vacancies are
conparatively high at the present time.

SaIeS Market. As shown ln table Xf, more new ouner-occupied housing
h-'AtEffi-E[IIt in Queens in recent years than in any other borough
of Neu York Ctty. This refleets the fact thatr except for Staten
Ieland, there Hes more open space remalning in Queens than elsewhere
in the city. These ar€as are being used up rapldly, however, and
new development ls taking place in areas previously regarded as
marglnal along .lamaica Bay and near the Kenr,edy International Airport.
Because of hig,h lot cost, very little housing ls being nrovided at
Iess than $ZOTOOO, and there is a tendency to build duplex structures
for the mr.rst part.

As in sections of Manhattan and the Bronx, there HaE a rush to get
as many rent,al developments as rrossible started in Queens before
the new zonlng regulattons became effective. As a result, there
has been a very raptd development of new rental housing, particularly
in the Flushtng and Forest Hills sectlons. A substantial propcrtton
of these new rental proJects have required deferment of mortgage
arprtization, either because of poor occupancy or becau.se the rent
concessions granted to achleve occupancy resulted in insufficlent
i ncone.

To some extent, however, the problems seem to relate to management
as wel} as overbuilding, because some successful proJects are
surrounded by others that are doing poorly. It is posslble that

Rental Market
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the New York WorLd's Fair has served to tide nearby rentaL proje'cts
over a difficult period. Many units have been leasecl for Lhrr use of
employees of exhititors and by the time the Eair ends in t-l-re f a I I of

1965, the market may have streng[hened sufficiently Eo permi L normaL

marketing of these units.

Urban Renewal

'Ihere are ius t two active urban renewal proiects in Q'teens, hoth of
which are along the ocean front in rtockawaY. The Hanunels- ttockawaY

which stretches from Beach 7lrth strffi-to Beach 90th

one feature of recent multifamily construction jn this area has heen

a shift from the six-story semi-i'ireproof structure that was standard

in New York city f'or many years to hich-rise buildings of about 20

stories. 'Ihe raoidly shiinking supoly of suitable sites and the new

zoning regulaticn" "Lqg"=t 
that future apartment structures will be

even taller.

There has been comparatively little use s1 jrrblicly-aided f inancing
programs in Queens. ri," liousing and Redevelopment Board of New York

bity fists just six pro.'lects irith a total of about 2r80t' apartments

in 0ueens. There has, however, /been very ext'ensive use of Ir:lA

cooperative housing financing.L/ The six projects referred to above

have b,een built, witn city and state funds anrl reouire monthly pay-

ments of $20 to $27 a month after down payments of about $500 and

$60o , room. AI1 six are reported to be fully occupied. llhere are

twoprojectsbeingdeve}opedintheRockawaysection,thatwillbe
described more f ui ty i., the urban rene\,vaI section which f ol lows.

Pro.iect (n-f ),+.-street along the ocean, was Planne d for a t<.;ta] of over 2r1C0 lPart-
ment units. A project of 1rI[C units (Dayton Beach Park) has been

buj.lt nith citY Mitchell-Lama f inancing. Two and three bedroom

apa rtment units are still available in this proJect' The Seaside-

P"ocka U-lLr) Pro ect stretches along the ccean front from

ach stre Beach IO8th street. An l'l{A Project, with
average monthlY ren tals of $38 a 166111 i)er month, has been built

l/ t""" are 98 orojects with 19rl-122 units at this time'
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on this site. Tne project is planned Lo total over 1r!00 apart-
ments in six buildings; but only tuo structures have been buiLt
thus far.

ln both cases, the comparative sLowness of marketing may be ascribed
to the fact that these projects are, in a sense, pioneers in the
redevelopment of land which has been occupied (and still is, outside
the project area) with old beach-type properties. This area of Queens
is served by a spur of the New York City Subway System which requires
an extra fare, the only such charge in the city, and this may contribute
to the problems of these renewal areas.

Hc,using Demand

Based on the estimated annual increase of rrrJou in the nurnber of
households and the expectaticn that there will continue to be foss
of housing units through demoliticn, it is estimated that the demand
for new housing wilr be about 121100 units a year over the next sixyears, including 91800 rental type units including units in co-
operatively-owneC pro.'iects and 2r;?00 sates type units.

Sales Ilousin

Based on the current distrjbution of Queens famiLies by income and
assuming that new sares housing wilr not be provlded at prices
berow $201000, the estimated annual- demand for new sales type
housing may be distributed as follows:

Estimated Annua} Demand for New Sales liousi

Units
Sales price Number Percentage

r20r000
25,OOO
3C ,000
15,000

- $2\rgg?
- 2g,ggg
- 3\,999
and over
TotaI

Ir0o0
700
300
300

Tfrd

hL
_?o

13
13

100

Rental Housing

rhe estimated annuar demand for rental housing is <iescribed below
by unit size and by rent lever on the basis of proJected tenant-
family incomes in Queens and rent-income ratlos found to be tlpical
in new constructlon in the past.
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Estimated Annual Demand for New Rental Housin
ross 7,e o
ens, Neu ork, ew or 970 a/

Gross rent L/ Efficiency

$IOO and over

0ne
bedr.oom

Two
bedroom

Three
bedroom

775
725
675

Io5
u"o
115
120
L25
130
L35
1l+o

r$
L50
L55

il
il
il
il
ll
|l

ll

,L75
,135
100

'o75

,

I
1
I
I
L L2;

225
000

r50
50,9

ll

ll

lr

ll
It

ll

,o29
e75- -
950
900
850
825
800
750

,
t
,
,6?5
,35o
,25o

l,q

l.r

L
3
3
3
3
2

160 il r 700
L65 rr rr 650
170 rr tt 61!
IBO rr l ,5O
I9O n r L5O
ZOO rr rr- - - )5O-
ZLO I n 300
22O il il 25O

Zl+O n rr 175
260 l' il I0O
2BO r tt 15
300ill'50

a/ See ParagraPh one on Page 3l '

!/ Includes all utilities.

Note:

)rLLz;
3 1225
3,O25
2r800

2 1725 2,55O
2,600 2 r\5O
2,225 2 r3OO
tr925 2r0OO
t,75o t,65o
Irlr00- 11000- -
11200 lrlco

975 900
650 600
li5 l+00
25o 25o
J'00 100

t

575
lt?5
)75
)25
250
L75
L25

75
50

The figures above are cumulative, i.e., the columns cannot
be added vertically. For example, annual demand for two-
bedroom unjts at gross monthly rents of $150 to $155 is
575 w;ts (lro2! minus 2rli5o).

,
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County Sumnary, Richnond County. New Iork

Rlchrnond County, Neu York (the borough of Richmond, City of Neu lork,
conslsta of all of Staten Island), is the subject of a separate
Housing Market Analysts. Since the Staten Island study already has
been publlshed (es of October I, 195L) by the FTIA, this sunrrrary will
be very brlef. Detal}s will be found in the Staten Island analysts.

Population and Households

The current population of the borough of Richmond is estimated to be
2l$r2OO, an increase of 5r3OO a yoar since April L963. Over the next
six-years, populatton is expected to increase by 81800 a year
(reflectlng the stimr:lus of the construction of the new Narrowe
Brtdge) to a total of 2981000. The nonwhite population of ttlchmond
ls rather small end is expected to reach 151000 by 1970 when it will
constitute about 5 percent of the totaI.

There are approxlmately 681800 householCs in the borough at the
present time; grorrLh slnce 1960 nas averaged 11500 households I f€aro
By I9?0, there uiII be 8I,OOO households in the area, reflecting a
growbh of 2r?00 households each year from 1961r to ]970.

r/acancy. In Apri} 1960, oensus reports indicated that I.7 percent of
fffiifable housing inventory ln Richmorid was vacant, with vacancy
ratios of I.2 percent tn sales housing and 2.6 percent in rental
housing. At the present time, the over-all vacancy rate is estimated
to have increased to 2.1 percent, with a 1.5 percent vacancy in sales
housing and 3.1 percent vacancy ratlo in units available for rent.

Demand for Housin

Based on the expected }eve] of housshold growth, and on the current
Ievel of vacancies, tt is anticipated that housing demand in ttichmond
will approxlmate 31000 units a year, on the average, over the next
six years.

Sales Houglnp. 0n the basls of the current distribution of families

-

ffiEnond-5y income and on the assumption that housing rill not be
butlt ln theaea at prices belou $11+1000, the estlmated annual demand
for new sales housing has been distributed, as shorn below:
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Estimated Annual .Demand for New Sales Housi
Richmond New York I

Units
Sales price

Below $11+r000
$Ilr,O0U - L5 1999
]61000 - 17 r?99
rdrooo - ]g,gg?

Number

75
75

200

l+

11

l+t
25
II

_u
100

725
l+50
200

75
i;86r0

20,000
25 rooo
30r0o0
35rooo

- ilt,999
- 2g rggg
- i11999
and over
Total

Rentq! I{qqsilg. The distribution of renta} housing demand by rent
leve1 and unit size shown below is based on orojected renter-fami 1y
ineome in Richmond and rent-income ratiosfound to be typical in
new construction in the past.

ls:ssuesg
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Eslimated-Annual Demand for New Rental Housin

Richmond Yo a/

Gross rent b,/ Efficiency

$100 and over 115ro5 110
lro 105L]-5 1oot?o 95t25- 9o--130 85
L35 80
1l+0 75I!.5 tu150 55L55 6o

160 5iL65 'jo170 L+i
180 ),_;I9o lLr200- ---25
2I0 20
220 L',;
2lr0 IU
260 52Bo 5
300

0ne
bedroom

1\lo
bedroom

Three
bedroom

\35
l+15

385
370
)30
300
275
265
250
220

5oo
''\85

B5
390
350
3?5
300
260

200 2h0
r8o 2L5
t65 l-95
L35 160
1r0 I30
90-----ro5
75 90
6o 70
30 35
25 30L5 205ro

150
rh0
130
r15

II0
I00

90
Br-t

o5
5o
lro
)a
25
20
15
l_( )

a/
v
ldote:

See paragraph one on page 31.
fncludes all utilities.

The flgures above are cunulative, i.€.1 the columrs Cannot
be added vertically. For example, annual demand for tuo-
bedroom units at gross monthly rents of SI50 to g165 ls
85 units (3Oo minus 215).
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County Summary, Nassau County. New York

Popula'!19q

The population of Nassau County, l-ocated just to the east of the
borough of Queens, on Long Island, is 1rl}lrl0o as of September
l, L96Ll, compared with the total of lr300r200, enumerated in the
1960 census. The population increase of 251600 a year in the past
four_and one:haIf years compares with growth at more than doubLe this
]evel in the previous decade. The population of Nassau County nearly
doubled between 1950 and L96o, but this growth resulted in the
mpid exhaustion of available building sites in the county, so
that growLh was much sl-ower during the earlier part of the
1950ts and is expected to be at an even l-ower level during the
remainder of this decade. The September 1, 1970 population of
IJassau County is projected at 115001000, an average annual increase
of Ihrl+OO persons over the present leve].

Natural fncrease and tion. In an area growing as raoidly
as assau ounty, n crease (e-..cess of residential births
over residential deaths) typically constitutes a rather smal]
proportion of population growth. fn Nassau County, net natr:ra]
increase, which averaged about 161000 a year from 1950 to I96U,
constituted. only about one fourth of the population increase, with the
net in.rnigration of h5rOOO persons a year making up the bulk of the
growth. Since 1960, the proportions have remained approximately
the same, but the net in-migration to Nassau County has slowed to
about 11r0OO d /€drr

Households

There are now 376r9OO households ln Nassau County, compared with
3l+8r700 enumerated in the April 1, 1960 census, an increase of
about 6r,lrOO a year. In the previous decade, household growth
averaged 161000 tr /earo The- effect of definitional change between
the two census dates is negligible in suburban areas such as Nassau
County. The average household size in Nassau County has been
increasing and is estimated to average 3.72 persons at the present
tlme. By 1970r it is estimated that the average Nassau County
househofd. will contain 3.76 persons. 0n the basis of these caJcu-
Iations, and the population nrojection, there wtll be approximately
396'000 households in Nassau County on September I ) L97O,
representing agrcwth of households averaging 3r2OO a year over the
next 6 f€arso
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Horreiac Merket
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Supply. The current houeing lnventory of Nassau County totals
39e$O rmitsl an lncreace ot 61750 a y€ar since April L96),
-oniarea rrith grrcuth of ncarly 151000 rurits a year 1n the previous
decade. Aa shor.n 1n tablo XI ' ouner-occupied housing has
accormted for less than ?0 percent of the additions to the
occnpled totel Eince 1960r conpared ulth nearly 95 percent in the
prevlo,rs deccde. As a nceult of this increased emphasis on

muttifamly construction, ounor-oCcupied housing, utrieh cllmbed
fronr 7! percent to Eh Percent of total occupied housing in Nassau

County-bituecn I95O and 1960, declined to less than 83 percent of
thc total in 1961+ (see table XV ) '

Vacancy. There are cstlmated to be about I9r200 vacant units in
IU-SEEilCounty at the present ttrne. Available vacent units were
equal to I.b percent or trre Evailable supply tn April L96O.
Untts available for sale r.Ere equal to 0.8 percent of thc supply
and the rental vacency rate was h.5 percent. Vacancies have
gone up sonp1hat slnce ttren, and the over-el} vecancy rate is nou
I.7 percent rith ratios of 1.O percent and L.7 parcent estimated
for sales and rental housing, respectively.

Sales Market

With the rapld settlenent of Nassau County, the former farms which
u€re so easily converted to building sites in the late 19b0rs and
early I95Ots have been alnpst exlrausted. This fact is responsible
for the increasing emphagie on nultlfamily constnrction tn Nassau

Cor:nty. It has been euggested, for example, that the few remaining
large estates or other tracts of undeveloped land in the county
may be used for high-rise lunrry apartments in a park-Iike setting,
rathcr than be cut up in lots for small homes.

The merket for existing sales housing is strong and the FHA has
been able to participate ln the resale of many homes,while the new

home narket is being financed largely with conventlonal funds.

Rental Market

In Neesau Courrty, as in the other subrrrban areas, the increased
interest in rental housing ls reflected largely in snal}, coDYoIt-

tionally-financed proJecto tn areas convenlent to the connuter
railroad lines, whcre lot cost,a noy malce single-fam1Iy housing
uneconomic. there has bcen very little recent ll[[ participatlon
in thc Negsau County narlcet, cxcept ln the Great Neck area and,
in this area, the ruarket ia raported to be very good. It is
anticipated, however, tbat there r11I be some usc of FHA financing
for neu "en["I 

housing in urban rencwa] areas (seefollowlng).
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Urban Reneva}. Urban renewal projects are planned in about six
Comnrunffies :In Nassau County. Very few of these proiects are now
in the execution stage. These projects tend to involve, of course,
the older sections of the suburban towns, near railroad stations.
Accordlngly, multifanily housing is considered to be an appropriate
ro-ug€ in many cos€so In Glen Oove, the Cecil Avenue R-I0 pro ject
will lnvolve the provislon of FHA low rental housing. Funds for a
project ln this area have already been allocated. In ttockville
Center, on the other hand, it is antici
financing wil] be used ln the West End

ated that Mitchel-l-Lana
R-8) project.

p
(

Housing Denand

0n the basls of the assumption that the number of households ln
Nassau County will increase by an average of lr2CO a year over
the next six years, and making some adJustments for e:cpected
denplitions i-n connection rith urban renewal and other kinds of
Iosses, it 1s estimated that there will be a demand for an average
of lr8o0 additional housing units each year ln the county, lncluding
2r3OO sales-type houses and 1r!00 rental r:nits each year.

Sales Houslng. Based on the current distributicn of Nassau County
families by income and assumirg that ner sales housing will- not be
provlded in Nassau County at prices below $181000, the estimated
annual dernand for ner.r sales-type housi.ng has been distributed below.

Estimated Annual Denand for New Sales Housin
ssau rk

Unlts

Salea prtce lfumbe,: Percen tage

$18 rOOo
20r000
25 |OOO
30rooo
35rOOo

- fiL9,999
- 2b1999

2g rggg
- 3\1999
and over
TotaI

500
600
600
300
300

T;]66

22
26
26
].3
L3

100

Rental HousinE. The dlstrtbutton of rental housing demand by
rent level and units stzes, shown belcrn, ls based on pro.'iected
incomes of tenant fanllles tn Nassau County and on rent-lncorp
ratlos found to be typlcal in new constructlon in the past.
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Estimated Annual Demand for Nelv Rental Housin
ross o

SSAU unty, New York, 0rt

Gross rent b/ Efficiency

ii100 and over l.:65
105 , 160
110 L55
Ir5 L55
r2o r5o
L25- + - - " -Ll$
Il0 llr0

6L; _

505
580 5lo- -56o - -55o
fi5 5zo
5oo \golt55 l+i+o

)+lt5 [oo
\zo 375l+00 350

Ctne

bedroom
Twc

beCroom
Three

bedrooor

r(n
1[0
L25
12C

t35L35
tho
Ih5
150
L55

L?5
L20
1r5
11u

160 Io5 380 33o }lc
L65 95 355 310 105
f io 90 To 29o 95
180 75 285 2ro 85
190 65 2[o 2t5 70
200- 55-- 2o5- -185 '--65
210 50 180 160 55
22o ,l+0 150 L35 50
uo 30 LL5 1oo 35
260 20 75 65 25
280 I0 )ro 35 I0
3oo520205
a/ See paragraph one on page 31.

9-/ Inclu4es all utilities.

ldcte: The figur:es above are cumulativee i.€., the columns cannot
be added vertically. For example, annaul demand for two-
bedroom units at gross monthly rents of .$150 to $165 is/.i uni ts (jli minus IIO).
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County Summarv. Rockland Countv. New York

Population. T'tre population of Rcckland County totals iipproximately
173,3OO as of September l, 1964, compared with the I36,8OO persons
enumerated in the 1960 census. The growth of 8,3OO a year in
population since 1960 compares with growth of only 4,80O a year in
the previous decade. Population gror"rth in Rockland county has been
stimulated by the completion of the Tappan Zee Bridge in 1955 and b1, tire.
facE tirat, as westchester county building sites are used up, Rockland
is a logical area for growth. It is not likely, however, that the
rates of growth exhibited in the first part of the current decade
can continue, and population grov/th is projected aL J,Loo a year for
the next 5 years, to a September l, I97O total of 216,000.

Natural Increase and Migration- .As the data in tabtre VIII indicate,
net in-migration has accounted for most of the population growth in
Rockland County, which is to be expected in a rapidly growing
suburban area. The average annual in-migration was 6,2OO in Ehe
L960-1964 period, compared with 3,5OO in rhe previous decade.

Househo ld s

There are estimated to be 45,600 households in Rockland County at the
present time, compared with 34,7OO on ApriL l, 1960. The average
annual increment of 2,5OO over the past four and one-half years compares
with growth of l,3OO a year in the previous decade. Based on the
estimated future popuLation growrh and on the assumption that the
size of the average Rockland County household will continue to decline
slowly, to 3.45 persons by l9-7O, 1t is estimated that there will be
63,000 households in Ehe corrnty at that time, an average annual
increase of 2,9O0 over the present level.

Hous i n Market. There are 50,600 uni ts in the current housing inventory
of Rockland county. The inventory has increased bv over 2,600 units a
year compared with growth of about 1,35O a year in the previous
decade. I^Jhi Ie most of the growth since l960 .has been .in .owner-
occupied housing, the increase in renter-occupied units (685 unirs
a year) is IO times the growth of ahrrt 65 renter-occupied units a
year in the previous decade. Despite this .dramatic change, o!^,ner-
occupied housing units no\,r constitute 71.8 percent of the total,
compared with 71.7 percent in 1960.
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percent tn r:nlts available for
constructton in the area since
The current over-a1l average va
percent, with 2.lr Percent vecan
vacanqy in rental housing.

Vacancies._l{-q-
ava1.laore

Tlne Apri} I, 1960 census indicatedthat 3.1+ percent of the
housing lnventory of Rockland County was vacant, with

vaeancy rattos of 2.3 percent ln units available for sale and 6.2
rent. The raPid pace of nen
1950 nas led to increased vacancies'
cancy }evel ls estimated to be [.0
cy tn sales housi-ng and a 7.9 percent

Sales Market. Whlle the vacancy level in Rockland County appears to
56-66fiaffihigh, the market for new housing is in rather good

condition. There is comparatively littLe speculative building
(confirmed by FHA r111sold. inventory s,rrveys) and most specuLative
construction, is sold quite readily. Some local real estate
dealers suggest that vacancies are conceptrated in the existing
rnventory. Sellers seem to be asking higher prices for existing
housing, than for new consfruction which is being marketed.
Available data suggest that the bulk of the new construction is in
the $2O,OOO to $3O,OO0 Price range.

The Rcntal Market. the construction of new rental housing has
ffi in rlcckrand county in recent f€arsr Multifamily
structures were equal to less than 18 percent of r:nits authorized bJI

building permits in 1960, but comprlsed almost lr8 percent of the
total tn 1953. As a result of this boon, some recently completed
units are firding that nerketing is rather slow.

Urban Renewal. The onlY urban renewal proiect in the county is in
entral Reneual Pro ect R. 9 , on the southern edge of

present ll8 residentia]
a

the business area, of its
units. The 15-acre site wil] be used for both residential and
conmerclal purposes. It is anticipated that the State Mitchell-Lama
program niII be used to finance new housing in the area.
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Demand for Housing

Based on the predicted Erolrth in the number of households 1n Rockland
County (Z,9OO a year) and making some minor adJustments for the current
leve1 of vacancies and the number of housing units under construction,
the average annual demand for new housing in ttre €rea over the next
6 years is set at 11000 units, including 2rOOO units of sales-type
houstng and 11000 units of rental-type housing.

Sales Housing. On the basis of the current distribution of Rockland
County families by income and assumtng that $1br000 is the minimurn
price at which lt is possible to provide new sales housi-ng ln the
area the estimated annual demand for sales-type housing has been
distributed as shown below.

Estimated Annual Demand for Neu Sa1es Housin
c

Units

Price class Nunber Percentage

Belor $IhrooO
$UrrOOO - L5r999
161000 - 17,9gg
1BrO00 - L91999

201000 - 2ltr999
25 

'OOO 
- 29 t999

301000 - 3\1999
35rooo and over

Total

7i
200
250

;
10
t2

30
20
10
]]-r

m0

500
,lroo
200
275

?;mo

Rgqtalllolqqlng. Renta1 housing demand, shonn below, has been dlstributed
by rent level and unit size on the bas ls of projected tenant-family
incomes 1n Rockland County and renb income ratios found to have been
tlpical ln new constructlon in the past.
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Estimated AnnuaL Demand for Ner., Rental Housin
Gross l,iont Rent and D

oun
ze of' nw

Gross rent

$100 and over

b/ Efficiency
0ne-

bedroom
Two-

bedroom
Three-

bedroom

t50
t)rO
130
LL5

ra5
Ilrt
115
I20
t25
110
t35
1L0
th5
150
Lr5

100
q<

90
85
6U

75
7O
t55

60
q(
5o
L5

::
JOU

350
lLo 390
??(- - ?'7(\
)L./ z I v

3r0 355
3oo 3Lo2E5 3L5
2'15 3c)o
a/ / r\.)/lc> tt>
250 25a

IIO
IC0

90
80
55
5a
lro
?o

25
20
L5
10

lru
35
25

160
l.6'
170
r80
L9o
200 -
210
220
zL(.
260
280
300

Note:

1+0 235 2\o
35 n, 22a
l0 ?eo 2oo
25 170 L75
20 l-35 Uc
15-- roo-----105
10 85 85
StoTo
- 50 5tr

l+ti

3t
').':.

4 See paragraph one on page 31
b/ fncludes all utilities.

The f igures above are cumulative, i. e. , the col-rLmns cannot
be added vertically. f'or example, annual demand for two-
bedroom units at gross monthly rents of $150 to .bl-65 is
55 units (275 minus 220).



63

CoLr66\)z Summary, Suffolk County, New York

Population

The population of Suffolk County, the easternmost colrntv on Long
Island, totais 865,OOO as of September 1, 1964, an increase of
nearly 30 percent since i96O. As shov,m in table VIl, growth in
the population of Suffolk County (averaging nearly 45,OOO a year)
has been more rapid than in any other county in the metr:opolitan
area sincc. 1950. ln relative terms, however, the growth in the
Sr:ffolk Countl, population since I960 has been Iess rapid than in
the previous decade. Over the next six years, it is estimated
that population growth in the area will sLow dourn (in large part
because land avaiLable for further expansion is farther and
farther away from New York City) to a level about the same as in
the 195O-I960 decade. Bv September 1, 1970, it is anticipated
that the population of Suffolk County will total l,lOO,OOO.

Natural Increase and MigraIion. ln a rapidly growing suburban area,
it is expected Lhat most of the population growth will result from
an in-migration of new population, rather than the increase in the
resident popuLation through the excess of births over deaths. In
Suffolk Countv, since 1960, Lhe average annual net in-.migration has
accounted for about 70 percenL of the population growth. In the
previous decade, when the number of residents was smaller, in-migration
accounted for over [3O percent of the popuLation growth.

Households

There are estimated to be 22l,LOO households in Suffoik County as
of September L, 1964, an increase of lO.8OO households a vear over
Ehe totai of 173,4OO househoLds counted in the April 1, L96O census
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During the prevlous decade, the number of households in Suffolk
County increesed by I0r200 a year, on the average. Reflecting the
fact that purchasers of new, comparatively inexpensiver houses in
Suffolk Oor:nty have typically been young couples of child-rearing
ages, the average household size in Suffolk County has been
increasing steadil.yr as shown in table X. At present, there
are estimated to be 3.7 persons, on the average, in each Suffolk
County household, the highest averaqe for any county in the SlvlSA

except Nassau. By September 1, L97O, the average household size
is expected to be 3.8f persons, which will then be the highest
in the SMSA. 0n the basis of the projected population growth
and the estimated household size, it is expected that there wil,l
be 272rOO0 households in Suffolk County in 1970, representing a
grorih of 8r!00 households a year over the next six years.

Eelelqs UcrEe!

$pplf. There are nou 277,650 housing r:nits in Suffolk County
cornpared ,*i-lh 2dttl+50 in 1960. The inventory has tkrus grown by
about L?'OSO units a year, of r.rtrich 101800 have been occupied and
abonb Lr25O represent lncreased vacancies (see table XI ). Most
of the increase in occupied housing units (!O percent) have been
owner occupled so that the owner-occuFied housing now constitutes
nearly 86 percent of the totaI, compared with about 8! percent in
1960 and 75 percent in 1950.

Vacancy. The Apr1l 1960 census reported that 1.1 percent of
the available housing supply of Suffolk County was vacant at that
time. The vacancy rates were 2.1 percent in housing available for
sale and 7.6 percent in housing available for rent. There were also
a very large number of beach cottages and other seasonal units uhich
were vacant, but uhich are not included in these figures. 0n ttre
basis of the available information (including post offiee vacancy
surveys conducted early in 196L), it is estimated tirat there has been
virtually no change in the over-all vacancy levels ln Suffolk County
since 1960.

Sa1es Market. Since builders in Suffolk County typically buil,d
houses which have been pre-sol-d from modelsrthere is very litt1e
unsold hcusing in the area. It is reported, however, that there
has been a slowing of sales since L962, particularly in the western
towns, such as Huntington ancl Babylon, in which land suited for sub-
divisions is becoming scarce.
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The most active price range for new housing is between $1!r0OO and

s2orooo. Housing priced for Iess than .$151000 is restricted largely
to the town of Brookhaven. The Levltt organizabion is now operating
in the Stony Brook area, with housing availabLe I'r"om,$IEr990, minimum.

The Rental Market. Restrictive zoning, particularly in the north shore

ffi1imitedthedeve1opmentofmu]-tifam1}yhousingin
Suffolk County, but there have been some sma1l developments, conventionally-
financed, in areas such as l{untington and Smithtown. In parL because the
sewer facilities in most of Suffolk County do not meet FHA minimum Propgrty
standards, there has been very little FHA participation in this market'

Demand for Housing

Based on the projected level of household growbh over the next six years,
adjusted for the current vacancy level and the number of units under
construction, it is estimated that there will be an average annual dernand

for aboub SrOOO housing units a year in Suffolk County, including 71000
sales-type units and Ir000 rental-type units. It is Iikely that the
average annual absorption will be somewhat above this level in the
immediate future, and that new construction will decline as }and suitable
for lcrr.r cost construction comparatively convenient to centers of employ-
ment is exhausted.

Sales Housins. 0n the basis of the current distribution of Suffolk County

-

famTlTetu 5y income, and the income-price relationships which are typical
in the area, the distribution of the average annual demand for new safes
housing (shown below) was prepared. The lowest-cost sales housing is
feasible only in the more eastern tounq while in the towns of Huntington
and Smith town current conditions suggest that housing rri1l not be
built at pricesbelow $11rr000.

Estimated Annual for New Sales Hous
Co

Units

Price class Number Percentag'e

Below lillrr000
i$11+r000 - 15 1999
16,000 - L7,999
l.8rooo - l-91999

5oo
700
900

1r0oo

9
10
t3
lir

20roo0
25,ooo
30r000
35r000

2\rggg
- 2g,ggg
- )br999
and over
Total

tr9oo
900
500
500

Trooo

27
L3

",
I

7
fr-o
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The estimated annual demand f'or I,OO0 new rentalRental
ulits is distr ibuted below by rent level and unit sjzc on

the basis of projected rental family incomes in Suffolk County and

the rent - income ratios which have been found to be typical in new

construction.

Estimated Annual Demand for New Rental Housin
Gross th and Size of Unit
Suf Coun ork a9

Gross rent h/ lJfficiency

.gI00 and over II0
105 105
1ro loo
Lt5 95
120 90
L25- - - E5

rlo 80

L35 75
110 70
tt$ 65
150 6o
L55 55

50
t$
35
30
25
20- -
20

365
355
3)o 39o
3L5 - -370?-85 ll+0
250 30'
2IiO ?75
na 260
22O 235
L95 205

I?O
150
L25
1L0

9O

75
55
55
3,
25
L5

5

I8o 85
L60 75
L35 65
120 55
100 lr5
85- - - - -.,trO'to 35
55 25
3, t5
25 10ra5
rj -

One-
bedroom

Two-
bedroom

Three-
bedroom

1?(
t25
II5
100

160
L65
170
180
r90
200
2r0
220
2)+0

260
280
300

a/
v

L5
]"0
10

5

See paragraph one on Page 31.
Includes a}l- utilities.

The figures above are cumulative, i.€.e the columns cannot
be added vertically. For example, annual demand for two-
bedroom unj ts at gross monthly rents of $150 to S165 is
75 untts (235 m:.nus 160).

IrJote:
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Cor-rn t y Summa rv , I{estchester County, New York

Population

There are approximateLy 869,2O0 people in Westchester County- as
of Sr:ptermber I , 1964, representing an increase of 13, 7OO a year
over the population of 8O8,9OO enum€lrated in the April I, i960
census. As may be seen from the figures in tabLe VlI, growth in
Westchester Count_v has been slower, relatively, than in any other
suburban county in the New York SMSA. This was also true in the
I950- l960 decade when the popu Iati on of Lnlestchester: grew bv
18,3OO people a year.

Natural Increase and Migration Tn thi: 1950- I950 decade , there was
an in-migration of nearly LL,OOO persons a year into Westchester
County and this constituted nearly 60 percent of tl-re total popula-
tion gain. The estimated in-migration of 5,5OO persons a year since
I960 comprises only 40 percent of the total popuLation gain.
Westchester and Nassau are the onLy suburban counties in which natural
increase no\.v accounts for more than half of the population growth,
which reflects the relative maturity of the county, a maturity
which is also refLected in the comparatively slow population growth
aL Ehe present time.

Households

There are approximateLy 261,OOO households in Westchester County
at the present Lime, compared with 241,0O0 in April 1950. The grorvth
of 4,5O0 househotds a year, on the average, since 1960 is somewhat
below rhe 6,5OO average in the previous decade. ln part, this
refLects the fact that the average household size io Westchester
County, which declined sharply from L950 to 1950 (in part, perhaps,
because of the changed definition of "householdrr), is believed to
have declined very slowly in the past 5 years to an average of 3.23
persons aE the present time. This slow decline in average household
size is expected to continue to 197O when, it is estimated, the
average 'I,'les tches ter househo ld wi L I contain 3 . 20 persons . Based on
this assumption, and on the basis of the projected l970 population,
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it is expected that there will be 288,OOO households in Westchester
County on September l, 1960, reflecting an average annual increment
of 4,5OO households over the PresenE Eotal.

Hous in Marke E

SuppIv. There are now 2-75,5OO housing units in Westchester County,
an increase of 4,1OO a year over the April 1, 196O total of 254,800'
As shown in table XI, additions to the occupied inventory since
196O have been fairly evenly divided between owners and renters,
while in the previous decade there were more than twice as many
owner-occupied housing units added to the inventory. The decline
ln growth in the lnventory in the Iast 5 years compared with the
previous decade appears to have affected only homeownership as the
increase 1n renter-occupied housing has continued virtually unchanged
This is reflected in the tenure data shown in table XV. On April 1,
1950, the census reported Ehat 45 percent of the Westchester County
occupied housing inventory was owner occupied. By 1960, the owner
ratio increased to 51 percent, but in September 1964 it remains
unchanged at 51 percenE of the tot.al.

Vacancv. The 196O census reported that I.9 percent of the available
housing inventory of Westchester County was vacant and that the
comparable ratios were I.l percent in housing available for sale and
2.6 percent in housing availab[e for rent. Westchester County
vacancies have increased slightly since 196O to an over-all level
of 2 percent at the present time with a 1.2 percent vacancy in
sales houslng and 2.8 percent vacancy rate in rental housing.

Sales Market. Westchester County is a comparatively mature suburban
area and, as a resul,t, there ia comparatively litt1e activity in the
one-femily house market. In the first eight months of this year
there lrere fewer permits tssued for single-family houses ln Westchester
than in the other suburban counttes, but substantially more activity
tn the multifamily market than in the other subwban counttes. As
nay be inferred from the tncome figures in appendix B to this report,
there is also a wider range of prices in Westchester County than tn
the other suburban areas, from comparatively npdest developments ln
areas such eB Peeksklll to very costly housing ln the estate-like
areas sueh as Bronxville and Scarsdale. There is very little lllA
perticipatlon in the new home financing market in Westchester County
and very litt1e bulldlng in large subdivisions, generally; the nost
recent FHA unsold inventory survoy covered only five small subdivisions.
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Rental Market. There has been some reduction in rental activity in
Westchester County, with the number of muLtifamily permits in the first
eight months of this year dot^rn 25 percent from the volume in the same
period of last year. The market is firm, however, and is particularly
good for high-rise apartment structures in areas convenient for New
York commuters. As in the other suburban counties, deveLopmenEs of
this kind are planned for a number of urban renewal areas convenient
to raiLroad stations in t-he major Westchester County communities. ln
Greenburpfr, one of the first condominium projects in the New York area
is reported to have been marketed successfulLy.

Westchester County has been an area in which developers have actively
sought to buiLd nursing home facilities with FHA financing. With the
passage of the Metcaif-McCLusky Act and with the revision of the
Proprietary Nursing Home Code, which require State approval for new
nursing home construction, buiLding of this type has slowed.

Urban Renewal. Urban renewal pro jects are in various stages of
development in at least a dozen Westchester County communities.
ln Greenburgh (R-I7), Mount Vernon (R-57, R-66) Momaroneck (R-I39),
New Rochelle (uR 14-L), and White Plains (R-142), it is Likely that
the renewal areas, all of which are in or near the downtown sections,
will be redeveloped with housing financed under FHA insurance. In
Mount Vernon, where a project is to be built on air rights over the
railroad tracks, a totaL of 9OO units will be built, using FHA

insurance. ln an approximately equal number of cases (Mt. Kisco,
Tarrytovrn, Tuckahoe, and the Central Project (R-37) in hhite Plains),
State Mitchell-Lama financing will be used for very simiLar projects.
In Yonkers, the Jefferson-Riverdale (R-32) area has been developed
with the PhiIlipse Tower project, a 549-unit, State-financed, apartment
structure of 15 stories with monthly room rents of about $26, pLus
utilities. This project has been completed and is renting satisfactoriLy.

Demand for Hous
crement of

. 0n the basis of the Droiected average annual
in the number of households in h-estchester

Gounty over the next six years, and makirrg some adjustment for
demolitions for highways and for urban renewal purposes, it is
esLimated that a toi,a1 of 5rlrCO alditional housing units could
be used each year, on the average, in Westchester County. This
demand is estimated to be split evenl.y between sales andrrental
housing, 2 r7OO units of each t;rDe.
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Sales Housing. On the basis of the current distribut,ion offtmilies
frTestchester County and sales price-income relationships typical
in the area, tne annual demand for sales housing has been distribuLerl
as shown below. New housing priceri below iI8r000 cannot be built in
t{estchester CountY at this time.

Jstinabed Annual Demand for I'lew Sales Housin
e er o

Sales price Number Perc entaqe

Below
qill+r000

15 rooo
l8rooo

20 r 000
25,o@
30,000
35roO0

.iiI)rr000
L5,999
L7 ,gg9
Lg,g9g

2\,ggg
2g rggg

- )J,999
and over
Total

350

l5rs
i75
\75
550m

t?

?.8

2L
rB
20

166

rtental Hoqsr4g. The distribution of rental housing demand by
rent leveI and unit size, as follows, is based on projected
tenant famiJ-y incomes in Wesbchester Countl' and rent-income
ratios found to have been typical in the cast.



Gross n

- ll

Esti ted AnnuaL Demand for New Rental Housin
Itent and Size of Unit

q chester ()Un ork

One
bedroom

'Iwo
bedroom

Three
bedroornGross rent !/ Effi ciency

riLOO and over 285r05 275110 265 1
LL' 250 It7o z\ot25- - -225r30 2l-5L35 2ou
llto L95
L)t5 190
150 185
L55 I8O

160 L75L65 I7o170 160l8o r5oI90 tl6200- - -Lt52lo 10022O go
2l+0 B0260 702Bo 6o
300 50

a/ See paragraph one on page 31.
U/ fncludes all utilities.

Note:

575 660 225650 go 2t56L5 600 2oo
525 525 LT5lr75 \50 I5o
Loo- -39o --130
350
3r0

1r5
100

9o
8o
7O

5o

250
200
150

, 085
0l+0
9Bo L,o55
92o - - 99OBlro 910
780 Blr0
760 79o
75o 76o
7L5 7l_o
7oo 685

)7(
265
250
235

335
loo
270
2\o
200
r50

275

The figures above are cumulative, i.e., the columns cannot
be added vertically. For example, annual demand for two-
bedroom units at gross monthly rents of $150 to $165 is
8o units (ZIo mtnus 5jo).



Table f

Cornnutation Pattema, tleu for* Clty Metropolitan Aroa, 196O; Duployed Residents, Total hployrcnt

I tem

A. hployed reaidenta
"r*r*

25L,9@
lrr03I,2@

3r9l47r9tro
J,19lr,8oo

S.{SA

753,LW

il.I. Clty

3,23lrroo0

2O11600
lrOJ2rlr00

2 
'969 

)+oo
2,887,10O

1, ?17, JoO

lrL119r8OO

82.300

Queens

773,LAO

1612@
7l6r8q

725,W
687 .900

286,O5O

lr0lr850

)7.9{n

Richnond Nagsau

l$7,2oo

16rroo
lr5l,10O

Ll+6, roo
L821650

Suffolk

212.8OO

11r5OO
2O1,3OO

NOrO25
)1J50

nogEblg

b6,o5o

2rlrOO
lr3,650

l9r8oo
5,9oo

lCeetchegter

323,O5O

20,30O
3O2,75O

292,575
8L,600

Bronx l(ln8s

5?2,O5O 11026,lrOq

)5,750 6L|O5O
536,N 965j1'0

ller York Suburbs

78L,75o l,olr9,roo

5\,610
7r7,I9q

698, roo
689,350

6\3,lgo

50 r)oo
998.8oo

978,5@
)o7,7OO

HLace of nork unknovn
Hlace of rort knovn

Work i.n ${S,l
lleu lor* Clty

In coutrty of
reeidence

Other part of
city

Suburbs
In county of

resldencE
Other suburban

county

I$ork outslde SHSA

Comrute
travel

B. Total Enployaent

Live and uort< tn area
Boro/county of

residenc€
Otber boro/cornty

5d1,ffi
5olr,3oo

216,25O

288rO5o

20.30o

91t9,25o

_ n\,o50

5118r850

385,2@

L5.2w

80r7@

)'?5o
76,75O

7L,650
71,50O

b2,7oo

28r8OO

t50

83r3oo
TfrUJ

2lrrffi

!ril*-9og
3,5i?,9oo

3,)77,)OO

2,8q?,10O

1,737 r)OO
lr llr9r SOO

265,U50

2w,950

2L6,25O
28, 7OO

69lr,9oo

6L9rom

51t8,85o
1oo,15o

rlrlm

1rl.6,i25

)57,9@

l:8 r25o

)$,)50

l.T:TE+11r7OO63rooo

l-36,225
L3,500

200
600

6\)
gltl

l+2,7oo
),650

286,O5O
7L,85o

,h5o 62),
,\5o lt? '

lr5,9oo

8.750 670.8oo

6ZjtZ@

l+7,600

_*t19rooo

L,952.t75 . 767,5oo

r-qBB-9oo 57o.8oo

r55,625 36,8m

l)9 ,725 11, ?oo

3L)$o
t$o

263.,+5o

2h8rB0o

tL,65o

L66,U5

L36,225

30,25O

t,275

Ja-fgg.

lI,L5o

1,lr5o

-2, 
BI?

_2gl-975

2ifi 1725

l'25o

r0,1?5

2w,5?5

2o9,675

2c6,725
2,95O

330r600

279,5OO

2118, Boo
lo,7@

Comrte to uor.k L97 rW
Froro balance of SMSA
From out of area 1971000

L90.200 20.500--lof7r'o T5;666
li5 . coo 58 .625
15,8oo 53,625

3r70O 9rloo 5rOOO

5Ii10O 5r90o lr,9OO _3!rrqqffi -sffi --em 
-rffi900 600 lrr@O 9,OOO

Source: 1960 Census of Population

1B2,5oo
+H ffi_#i,J#r,lio L6z;i5o IL,5oo



Table fI

Dlstflbutlon qf Employment ln New !S!k MeEEopoll.tan Region
and U. S. bv Maior Categortes. 1962

Leglqn Unlted St.ates

Industry

Total employment,
Total allocable employmen

Employment, PercenE
(thousands) of total

r00.0

Employment
(rJroqqandg)

Pct. of
Total

Regton
As Pct.
of U.S.

YLI
7,0L2.6
6, 690 .0

67 ,846
65 ,539 100 .0

39

10. 3
10. 2

44.
35.
23.
16.

tl

EmploymenE ln naElonal-markeE
activlt.les. toEaI

ManufacEurlng
Who lesa I lng
F lnance
Buslness and profeselonal servlces
Public utlliEtes
Retall Erade and coneumer servtces

ottrerS/

Employment ln local-market
activitaes. lota.l

Manufac Eur lng
Wholesallng
F inance
Buslness and profeeslonal eervtcea
Publlc Ut1llttee
ReEall trade and consumer eervlcea
GovernmenE
ConEracE Conetructlon
Agrlculture and nlnlng

2.542.2
1,719.3

87.0
140.5
40L.4
73,6

'::'o

25. 550.0
L4,549.7

L95.6
393.2

1,704.0
458.8
9L7 .5

7 ,340.2

9.9038 .0
11.222s.7

r.3
2.L
6.0
1.1

-:'

62.O
3.7
5.6
2.9
9.2
6.5

1,9.7
g,g
3.6
0.8

0.
0.
2.
0.
1.

11.

9.7
L2.5
13.5
L3,7
r1.6
9.3
9.4
9.2
5.9

3.9
4.6
2.2
6.9
5.8

21.5
10.8
4.0
L.4

2

3

6
6
7

4
2

8
2

7

6
0
I

4.L47 .8
247 .5
37 4.6
194.0
615.5
441.5

1,317.9
662.3
240.8
53.7

3-9.Ze.o
2, 550 .0
3,001.r
1r 437.0
41 507 .0
3, 790.0

14,11r O
7r055.0
2,6L3.O

915.0

r0. 461.0

f/ Some workers, prtnarlly aelf employed, could not be allocaced by categorles. Not
aIl the self-employed are excLuded, however.

!/ Government, conelrucElon, agriculEure and mlntng whlch are very mlnor natlonal-market
actlvltlee ln Ehe New York reglon.

Source: Llchtenberg, One-Tenth of a Nat.lon, (Cambrldge: Harverd Unlveralty Prees, 1960)
1962 enplo)Enent data, Bureau of Labor Stat,leElce.



Work Forcs

TabLe IfI

Ner SMSA I

Work
Force,
Total

Uner@lorrsd
Ntunber Pct.

Non-Bgo
Wage & SaIary

lrtrorksrs
0ther

Enplovcd*Dmployed

039.8
00h.3
9@.lt
932.3

I tem

${SA total

t963
t952
1951
1950

Nau Yor* Cltv

t963
t962
L96L
L9&

Sgbqrbs

L963
L962
1 961
L9&

Ner York Ctty
4s pct. of total

]r963
L96?
r.961
1960

Sorrrca:

,1296.8
5,29\.h
5,259,9
5r2oo.lr

11088.2 1
lro5o.2 1
lroo9.6

97b.8

.9 3t999.o
,2 lrrOO3.8
.g 3198\.2
.b 3r986.L

lr,
5,
lr,
b ,

gg3.I
0
()

5

2g\.8
279.9
313.1
277,6

2L7.O
236.O
25\.2
235.7

L
b
b
L

5.6
5.)
5.0
5.)

9
6
2
6

b
2
I
3

, 3h6.
3)5.
2&,
253"

1
3
7
9

655.
679.

l&6,6
Lh8.3
l+58.9
\51.3

I
2
7
9

o08
thl+
918

a

a

a

,

,
685,
558.

L
L
L
L

ldr
bs

225

,
,?
208

2

5
5
6
5

3rr3r,3
3,559,9
31525.8
3r538.h

810.8
775,b
7)).9
7t5,5

229,3
231.0
226.9
2]-7.5

65.o
66.o
56.9
67.5

,
t

b7.
h3.
lr8.
lr1.

83.
gL.
8lr.
th.

2

9
6
0

9
9
9
9

I
3
h
9

h.
h.
lr.
h.

a

a

a

ca

79
79
BO

81

5
2
B

3

79.
80.
Bo.
81

8r.3
82.1
82oa
83,2

Dtvtston of F,nployrrnent, ller Iork state Departacnt of Labor

Prepared by Ner York Stete Ilapartment of la,bor
Dtvlston of EtPloY:cnt
Fteld 0Peratlone Bureau
Offtce of ldanPorer IbveloPment



Table fV

Indus try

Tctal nep-agricultural wage
and sa1ary employment

Manufactrring

Durable goods
Primary metals
Fabrlcated metals
Machlneryl 6xco eleco
ElectrleaL machlnery
Transporbation equipment
Instruments
Other riurables /

Ilor{qqqb}-e ro!4s
Te:rbiles
Apparel
Paper products
Printing & prrb).ishlng
Chemicals
Other nondurablos y

Nonmanufacturilg
Construction
Trans., public utilities
Trado
Fln., Inso, Rert: Estate
Servlces and mise.
Govenunent

Distr:lbut of

1r.3h5.1

L,0g6.7

\28,9
aT7,

53.3

|t.253,.9 l+.208.-(

1.1118.5 l,]-5g.2

Indus

tn thousands

t963 t962 \96t l:efi te59 t95B

\,335,-3

l.l22.e

5\.9
5]-"5
87.0
l+9"0
1r7.1

l?L..2

)+.250.7

1.115.5

l+29.h,l9r
5lr.t
lg.9
85.g
h7.B
lr8.3

123..9

269,9
3\.5

1111.9
56.3

115. B

36L.h
899" 8
L26.1+
7L]J
536.6

14,L32,7

1.135.5

t$

l+lrl.O
19.1
56.'
L9.l-r
87.0
l+9. B

5].2-
130.O

705.5-58:6
291.7
ll+.9

rho.?
56.9

]-r2.5

58,.2
1t7.7
82.2
5o.9
,o.7

132,7

292,8
3L.Ll

t39.2
58.L

)-53.7

359)l
8Blr.9
L+o6.7

708.r
5L5.g

\)1.3a3

269
35

l+l+t.;r
19.C

7t7.83fi

56

lPlr.5
T8:7

7L2,O-153

5
0
6
9
(:

tt

()o
L
7
9
)
2

t9
3L
55
t$
)12

90
33
38
53
5ll'

3
l
6(
a

a

a

50.
lr8.

129.

667.6
-373
262.3

33"|t
I 39.C

55.8
138.9

35]-.3
9i6.5
L30.2
787.3
5l\.1:

687.8 687.2
37.9 37.7

th3
,5

1l+5

2

1

t-

5
5
6
1
L

a

a

a

3,ilrg.\ 3,273.3 3.llrl+.2 3.105.L J.OI+g.3
189.U 193,9 \76.9 777.7 171+.1

3q\.2
9]3.2
1r30.7
751,5
5r5*8

2,996.2

--
Io5. >

361.135t.9
898"7
l+15.1+

730.0
525.9

871-,1
lr0O.]
685.h
5t3.1

y The clata for rrcther durablesrl and ttother nondurablesrr will not agree ulth New York
State releaseso New York clgsslfias rrmiscellaneous manufaeturingrf as nondurable;
ln this tab1e, the U.S. pollcy of classifYing aL1 nlscellaneous manufacturlng as
durable manufactures Is followed The folloring industries are included tn rrother
durablesrr; Ordnance, Lurnber and Wocd (Furniture and Fbrbures), Stone, Clay and
Glass, Miscellaneous. The followlng lndustrles are lncluded in ltother nondurablesn:
Food, Tobaccor Petrolerrm, Rrrbber and Plastlcs, Leather.

Scuree: New Yonk State Departrnent cf Labor, II.S. Elureau of Labor Statistl-cs.

Prapared by New York State Departrnent of Labor
Diviston of &nployment
FIe ld Operatlons Bureau
0ffice of Hanpower Development



Table V

Trend of Averaes Weeklv axd Hourly Earninss and Averarg Waeklv Hours of Produetlon
and Relgted ,Jorkers ln Manufseturins Indusirj.es, )ier,, Iork Citv and

the Untted Statesr Annua1 Averases, 19<MO

Averase l.Ieekly Ear"r"rl,n gs Average Hourly Earrrlngs Average 'rleekln Hours
)iev Yo=k
City -

Untted
Neu Statas
York dlffer-

U. S, Citv entlal

l+o.5 )7.6 -2.9110.6 37.8 -2.8
4O.7 38.r -?.6
t*O.5 3?.9 -2.6

39.2
l*o.)
39.?
9.8
l*0. l.
l*O.1,

Year Unlted State_g
Anount IndeX

Ne'r Yo:k Qitv
Arnount ladcr

Nav York
City -

IJnited
States
differ-
ential

$+c.61
- .r1
-L.67
-2.98

-1.93
-/*.05
-!r.02
-4.13

-).6
-5.22
-5.)6
-5.21.
J).2O
-7.88

Nsv York
Citv

Arnount

$1.5?
L.67
1.7?
1.78

Nev Iork
City -

United
States
differ-
ential

+ .o2
- .0I

0
+ .02
- .01
- .u2

100
107
1rI
u5

69.6
7L.65
7L.75
?7-.L6

I17
t22
L2?
111

'79.65 t35
83.04 141
8L.36 I1,3
87.10 t/.8
89.86 t52
9L.50 L55

U. S.
Anount

$t.u
1.56
L.65
L.7L

1.?8
1.95
L.g5
2.05

L950
L95L
L952
t95)

L95l'
L955
L956
t957

1958
L)59
1950
196r
l-962
L96)

$58.32
63.)l'
67.L6
7O.lr7

7O.l+9
75.70
78.?8
91.59

$5e.9)
6),2)
65.t9
67.t9

100
1@
11'
121

12I
130
L35
uo

UZ
r51
l5l-
1r?

166
1?C

1.
1.
1.
2,

t)
II
UI
u
06
a)
02
01

o$+
+
+
+

+
+

l
a

a

-2
-2

8/.
89
97
%

1l
18
?6
)/.
)8u

)'l
3e
2Q

37

)?
)8
37
)7
37
n

J9.6
1.O.7
l+O.lt
)9.8

t,
0
n

7

l.
1
)
)
8
5

?
7
4
1

8
2
I,
5
6
9

82.7!
88,26
g.'/2
92.)/-
96.56
99.)8

2
2
2
2
2

11
.19
26
)2
)9

2.1..6

2
2
2
2
2
2

a

o

-I.
-2.
-2.
-2.
-2.
-?.

Source: United States Departnent of Labor
Bureau of LEbcr Statlstlcs
Mlddle Atlantic Regional 0f1'1ce

a

a

o



TabLe VI

Dis tribution of Fami lies in tl-re New York Metr opolitan Area by

ToEaL Estimated MoneY Income After Taxes, bY TYPe of Eami ly
Mav 1964

New York SMSA total New

All Families
Total Tenant

IOO lo0

York Citv New York Suburbs TotaI
AII Eamilies ALI Fami lies
Tota 1 Tenan t Tota 1 Tenan t

r00 loo ioo 100TotaI

Income

than $
ooo -
ooo -
ooo -
ooo -
ooo -

ooo
ooo
ooo
oo0
ooo
ooo
ooo

2

4

5

l
9

4I

'2

2

3

4

5

8

3

3

5

1

9

LO

55

t,
)
3,
4,
5,

Le
(

6,
J,
8,
o

LO,
15,
20,

Less
$ L,

)
3,
4,
5,

l,OOO
1,999
, ooo

3,999
4,ggg
5,999

- 6,999
_"ooot, /r )

- g, ggg
_oaaq/t'rr

- l/4,999
- 19,999
and over

il
II

9

8

16

8

4
4
1

8

II
L3

l2
IO

8
6

t2
5

2

4
6

8

to
li

L3
1I

8

6

r5

6

4

5

6

IO
LI
I3

l2
10

7

6

l2
4

1l
lo
LO

10
t/

l1
tl
10

1

t4

Med ian

$ l,ooo
l,gg9
2,ggg
3,999
L aqq

1,,',

5,999

Nas sau
Coun ty

A11
Fami Iies

loo

9
10
tl

Rock land
Coun ty

A1.i
Fami Lies

loo

tl
t2
1I
lo
22

4
4

Suffo tk
Coun ty
All

Eami lies
100

18 6

Liestchester
Coun tv*
AlI

Fami Lies

100

$7,125 $6,215 $6,650 $6,10O $8,45O $6,8O0

TotaI

than
000 -
ooo -

o00 -
ooo -
ooo -

7

4
6

8

9

5

8
oI

7

4
6

9

5

2

5

8

9
9

9

8

2L
8

ll

8

I6
3

3

9

24
8

9

6, OOO

7, ooo
8, OOO

9,OOO
10, o0o
I5,OOO
20, OO0

- 6,ggg
_ -7 000

t, )t,

- g,ggg
_oooq)rt2/

- 14,ggg
- 19,999
and over

13
t3
L2

$9 , oz5 $8, O5OMed ian

Source: Estimated by Housing Market AnaLyst.

$1 ,325 $8,7OO



Tabie Vff

Popul-ation Trends L95O-L97O
New York, New York Standard Metropolitan Statistical Area

(in thousands)

Anril 1,
L950

CensusArea

The Bronx
Brooklyn
I(anhattan
tntrreens

Richmond
New York City,

total

Nassau
Rockland
Suffolk
Westchester

April 1, Sept. l,
1960 196ir

Census estimate

Average Annual ChangeSept.1,
L?70

estimate
L950-
t960

- 2.'l
-Il_.1
-26.2

25.9
3.0

62.7
Ji. B

39.1
f 8.3

t2b.g

l_1_1. g

1960-
L96b

l0.lr
12.2
-3.0
30.9
5.3

25.6
8.J

l+l+.9
l).7

1961r-
t970

-1r.5
25.8
B.B

IL.L
7. I.

39.2
lJ.h

l-r)J5L.3
2,738.2
1r g60.1
Lr55O.B

lgL.6

672.8
Bg.3

276.1
625.8

1rh2li. B

2,627.3
1r6g8. J
1r 80?.5

222.O

1rL7o.8
2 168l.o
1r685.o
1r 9l+6.0

il]5.2
101.0
298.O

1r 5Oo.0
2]-:6.o

1, I00.0
950.0

l.L
5,5

,\79.
, 71L.
,658'

1
2

1
2

0
0
o

7,892.0 7 ,782.0 Br028.O Br250.0 -l_1.0 55"7 37.O

Lr3OO.2
136.8
666.8
g0B. g

]rLrJ.3
L73.3
865.o
869.2

Suburban ccunties,
total L,66)r,.O Z ,gl? .5 3 ,3ZO .$ 3 r 766 .O

SI,ISA, total g,555.9 10r69L.6 r1r3L6.B 12r015.C)

l,Iote: Detail mav not add to total due to rounding.

Sourcez L95O, 1960. U. S. Bureau of the Oensus
LgAr, 1970. ljstimated by Housrnn Market A,nalyst.

92.)J

tLti.2

7L.2

1II.2



TabIe VllI

NaEuraI lncrease and Mi ration
New York Standard MetroPolitan Statistical Area, r950- 1960-t964

(in thousands)

t I 1950-A r. t960 April t96o-Sept. 1954 Annual average
Net natural Ner Net natural Net Net mi ration

lncrease migration lncrease migration leso- re60 r%9:]2SlArea

/rn" uro.,*
Brooklyn
ManhaE tan
Queens
Richmond
New York City,

r29 .7
272. L

LOz.6
190. 9

23. O

- 156.2
-383.O
-364.4

67 .9
7.4

462.9
34.5

322.O
lo8. 2

927 .5

99.2

- 15.
- 38.

-t6.2
-74. L

-43.8
56. 8

62
127

2

8

5

6
9

- 36.
6.

6

J

4
8

7

LO. 9
6.2

32.O
5.5

46.3
3.5

32.2
IO. 8

-3 .1
-r6.8
- 9.9

12.9
2.8

total 7t8.3 -828.3 3IO.9

30.
19.
IO.

64.9
o?

51.O
35. 9

167 .2

478. L

48.2
27 .2

t4L.2
24 .4

12.3
-64.9 -82.8 -14.1

Nassau L64.5
Rockland 13.1
Suffolk 68.7
Westchester 74.8
Suburban counties,

toEal 321 . I

SMSA total I ,o39 .4

241,.O

116.r

92.8 54.6

9.9 39.9

Note: Detail may not add to total, because of rounding'

Source: 195O-195O Bureau of the Census, P-23, No.7'
1960-1964 National Office of Vital Statistics and New York State

Department of HeaIth. 1963 and 1964 data for the
boroughs of New York City are estimated'



Table IX

1d Trends
Yo New Yo

in thousands

April l, Sept. 1,
1960 L96L+

Census estimate

Average Annual- Change
L950- 1960- L96h-
L960 r96b L970

L950-J.970

Area

The Bronx
Brooklyn
Manhattan
Queens
Richmond

New York City,
total

Nassau
Rockland
Suffolk
Westchester

April I,
L95a

Census

LzS.o
795.7
62l+.,
L6l.z
5L.5

2,35'l .g 2,65U.g 2,79u.5 z ,g60.o 2g.7 3L.6 27 .6

188.6
2L.6
71.5

t76"3

\63.b
9Eo.g
695.7
583.t
6L.7

31t8.7
3b.7

17).lt
il]]-. 

-?

,rBh.l+
886.5
7L7.lt
6)7.b
58. B

Seot. I,
L970

estimate

500.
925.
7\5.
705.

396.o
63.0

272.O
2BB. O

2.6
6"lJ
)J.6

1r.3
2.7

h.8
B.o
l].9

L2.3
1.6

3.8
5.5
7.1

L2.?
1.0

0
0
0
0
0B5

3.2
2.9
il.5

376.9
1r5.6

22L.t
26L.O

16.0
1"3

10.2
6.5

Jlr. O

6j.T

6.h
2.5

10.8
)1,5

2h. l.

55.7

\"5
Suburban Counties,

total L5B.o Tg8.L 90l+.6 rro19.o
JllsA, total 2rBI5.0 3r1,53.o 316g9.1 3tg19.o

lbte: Detail may not add to total due to rounding.

Sourcet 1950, L960. U. S. Bureau of the Census.
L?dt, Lg7O. Estimated by Housing Ivlarket Analyst.

19.1

)t6,7



Table X

Avera Size of Total Househo 1ds
New York, New York SMSA 1950-r970

Al L households

Area

The Bronx
Brook Iyn
Manha t tan
Queens
Richmond
New York City,

Apri I I
I 950

Census

3. 34
3. 36
2 .81
3.31
3.52
3.20

3 .46
3.34
3.31
3. 40

Apri I 1,
t960

Cen sus

3.02
3.05
2.36
3. O7

3. 40

3. 70
3.46
3.59
3 .24

2. 88 2. 81

Sept. L,
t964

es timate

o2
39

.44

.10

3.56

3. OO

Sept. L,
l9lo

estimate

2.88
2 .90
2. L5
,01

3. 35
2.13

3.6r

2 .95

2

2

2

3

3

96
98
21

tota I

Na s sau
Rock land
Suffo I k
Westchester
Suburban Counties,

SMSA, total

Sourc e I95O and
1964 and

3

3

3

3

3 .16
3.4s
3 .81
3.20

.12

. ZJ
total 3.43 3.53

3.24 3. 03

l960 Censuses of Population.
1970 estimated by the Housing Market Analysr.



Table LI

The HouolnR Inventoly of the Neu York Stadderd Metropollfan StatiErlcal Area
By Occupancv end Tenule, 1950 - 1964

Houaing
inventory,

,IOtAI

OccuDied housinp units

Total Owner Renter

Vacant u[its
Avffi

Iot-tl Total SaLe Rent vecanr

133,76L 39.372 10,360 2s,a12 gt,)89
l?9,0:8 6e,a65 13,98r s5,884 r2o,ts32L3,525 88,150 16,900 7L,250 t25,375

3 ,050
4, I35

360
660

2 ,690
3,475

1,43s
L,175

SMSA: ApriI I, 1950,, ,' 1950
Sept.1,1964

68, 185
61 ,035

2 ,07 6,127
2,287,),43
2 ,427 ,105

21,050
31 ,825

1950- 1960
1960-1964

1950-1 950
\9 60- t9 64

1950-1960
19 60-1964

1950- 1960
1960- 1964

1950-1960
t960-t964

1950-1960
1960-t964

1950-1960
t960- r964

2,
3,
3.

,8I6,0I5
,453 ,O23
,699 ,r25

96t ,201
643 081
912 ,650

63, 7oo
55 ,125

'39
65

"7I

42
23

880
420t)

650 ,

900

Av€rege annual chenge:

L{YC; 1950
1960
1964
Aversge ennual change

BronE 1950
1960
1964

Average annuel chsnge:

Kings 1950
r9 60
1964

Averege annual ch.nge:

New Yorl. (I{an.) 1950
1 960
t964

Aversge annusl chBngei

Queens: 1950
r960
t964

Average annual change

41,135
59,386
62,975

1,765
810

383,286
404 ,01s
42t,400

2,O75
3 ,9?s

5,'t96
9.158

tt,425
250
310

4 , 51r.
6, 905
8 ,425

240
345

2 ,433,465
2 ,75a.573
2 ,912 , 800

32 ,510
34 ,920

450 , 185
571 ,0L2
602 , 150

12 , 680
5,700

7r)+fi
I03,671

l8,469
24 ,a9l
2't ,5a0

640
585

23 ,543
41 ,216
50 , 700

2 ,370
3 ,050

357 .919
654 ,902
794,415
29,700
31,600

624,498
695 ,7 63
7r1 ,400

1 ,L25
4,900

,529
,412
, 150

,190
,800

2I ,612
34,699
45 ,600

1,310
2 ,470

25,382
38 ,988
50 , 600
I ,360
2,630

1,907 ,734
2,O77 890
2 ,t92 ,325

1.7 ,O20
25, 900

510, 966
670 ,086
689, 600

168,989
209 ,253
235,380

4,030
5 ,925

95,998
rl7 ,403
127,100

2 ,140
2 ,200

r18
2

3

802

175
24A
t2a

27 .345
53 ,459
67 .415

2 ,6t0
3,170

8r0
320

lr1+,uvr
50,2t2
50,850

200
150

2,2d5
2,a53

,000
50
35

287
852
725
-50
-30

432,259
473 ,)_59
495 ,800

4,090
5,105

425 ,O2l
463,40r
484,375

3 ,840
4 ,735

46t ,228
s83,141
637 ,400
t2,200
L2,275

t3,512
25 ,677
27 ,800
t ,225

480

194.698
256,270
266,100

6, 150

289 ,107
588,868
669,270
29 ,970
18,200

t42,285
293,ttl
312,620

r5 ,080
4 ,420

t2 ,459
24, 880
32,7sO
I,245
1,785

5, 900
4 ,420

266 ,530
326,8-tl
371,300

6,050
10 ,050

24,418
24,466
27,025

5

580

9 ,162
9,819

12,850
65

685

r,446
1 ,667
7,600
2 ,025
L ,350
34 ,080
33,935
38,000

925

6,6t2
13,735
t4,a25

715
25A

24 ,93t
2t ,440
21,000

- 350
- 100

283
785
800

50
5

120
625
190
340

814,134
875 ,757
914,000

6,165
8, 650

195,665
850,856
885,500

5,525
8 ,075

173, 131
198,414
203,500

2 ,52s
1,150

622 ,s34
652 ,452
683,000

3 ,000
6,925

8, t82
15,039

690
615

756
2 ,A42
2,015

Ll0
5

7 ,426
t2 ,997
15,700

560
610

10,
9,

635,944
127 ,424
755,000

9, 150
6,250

495,30a
611 ,O17
67 5 ,400

12 ,175
13,200

4, 688
r7 ,349
22 ,11 5

1 ,265
1,095

6,705
10 , 100
t4 ,325

335
960

146
511
600

45
5

.444
,396
,67 5

-10
65

4 ,834
7 ,926
2,775
1,3t-0
1,100

9.t49
L2 ,496
17,000

r,025

669
093
500

40
90

t2 ,067
t2 ,62'l
r2 .850

55
50

558
738
t25
r20
540

o32
283
150
t75
200

852
,418
, a0n

IE

199
583
800

35
50

053
620
t25
350
350

40't
6L2
300
120
150

562

900
65

150

RichmorLd 1950
1960
L964

Aversge snnu61 chanRe: 1950-1960
1960_ 1964

Four suburbatr countres: 1950
1960
1964

Average ennuel changel 1950-1960
t960-1964

55 ,820
65, 156
72,600

935
1,685

27 .089
37 ,26s
4l ,77 5

1 ,020
t ,020

171
443
625

25
40

496
650
875

15
50

3 .644
2 ,332
2,300

51,507
6t,13L
68 ,800
I ,025
I,600

458,096
798,L21
904,650
34,000
24,L25

. 313

,425
, 800
-90
85

,646
,387
,200
,67 5
990

527,742
884 ,508
999 ,850

35,675
26,1t5

t87 ,251
254,7 66
275,500

6,7 50
4,100

t2,021
16,406
20 ,67 5

440
965

5,469
8,668

10 ,550
320
425

t,973
2 ,664
3 ,200

10
120

57,619
69.981
74,525
t,235
1 ,02s

69

86
95

1

1

Nassau: 1950
19 60
1964

Average annuel change

188, 629
348,129
37 6,900

t 6,010
6, 380

18, 072
11,514
1 9,200

-50
370

5,005
4,947
6,350
- 105

320

206,70t
365,303
396,100

15,950
6,150

108,402
224,45L
217,650
11,600
12 , 050

46,344
55, 618
64 ,280

930
1,950

4
2

3

Suffolk 1950
1 960
1964

Average ennusl change: 1950-1960
t960-19 64

westchester: 1950
1960
1964

Aversge snnual chang.l 1950-1960
t960-1964

54,044
146,999
190,000

9, 300
9 ,725

t7 ,485
26,4t3
31, r50

890
1 ,075

578
2,t66
2,550

150
100

7l
73
2t
10
10

36,873
51 ,039
56,500

1,410
r ,250

L,475
3,4s4
4,515

200
250

34 ,820
45 ,4t9
49,315

1,060
900

2,

7,

3,

5,

t7 6,326
24t ,281
261,000

6,500
4,47s

80, 328
123,878
133,900

4,360
2,275

2 ,555
3 ,194
3,700

65
110

7 ,524
8,873
9,200

r30

10, 931
L3,4a5
14,500

250

3,770
4,289
5 ,000

50
r60

Rockland: l95O
19 60
L9 64

Average ennusl chenge: 1950-1960
1960- 1954

363
644
100
30

100

3

3
3

1,
t,

208
o62
100

IO

Source: f95O -1960, U. S, Census of Housing
1961, estimated by Housing Market Analyst

Per iod



Table XII

Changes in rhe Housi Supolv
New Y City

L94L-L963

Dwelling units added Dwelling units deduct,ed
to the houslns olv from the ine suoplv

New unlts
completed 1/Year

Annual avenage:

L94L-45
1946-s0
195 1-55
1955-60

L94L
L942
L943
L944
r945

L946
L947
1948
L949
1950

195 L

L952
1953
L954
1955

19s6
L9s7
1958
195 9
1960

Unlts NeE

Conversions 2l TotaL Demollshed Conversionszl fota] Change

800

4,
6,
8,

1,
3,
l,
1,

r00
000
800

055
603
433
244

,568

060
33s
905
825
64L

LL1229L2,720
4,2O9
4,298
3,292
5,947

16,
24,
33,
34,

r0,400
22,750
32,350
32,300

36,867
9,834
2,267
2,001

968

4,57L
702
185
782
4L3

49,OL2
37,674
25,527
22 1265
27,395

35,247

35,L27
47,304
60,031

4,950
6,425
5r 850
5,450

5, 391
L4,0L2
3,649
4,347
4r753

4,L25
5, olo
5,98r
7 1656
6r459

5,294
6,287
5, 169

15, 350
29 ,L7 5
38,200
37 ,750

45,927 8
15, 169 4
6,L72 3
4,826 3
3,609 2

9,962
30,7L4
27,834
38, r29
39,L65

53,137
42,684
31,508
29,92L
33r 854

4,381
4,42L

10,079
LO,2L7
13,837

1,651
1,566
r,204

983
66L

2,385
r,093
1,236
Lr433

L,7L6
L,426
1, 840
2,533
2,L46

1,400
L,268
L,2L9
L,O72

967

l5

,750
,600
,700

600 9
575 L9
soo 27
950 20

5
9

10
16

225
47s
900
150

37s

,8
,9
,7
,9

23
4L
5I

L,273
L,L82
L,289

9

6
3
2
2

91706 35r22L
6,L69 10,000
4,637 1,535
4,227 599
3,229 380

23,949 -13,987
6,594 24,L20
5,391 22,443
4,528 33,601
7,380 3L,786

6
5

1t
L2
r5

,og7
,47

I9
50
r83

47,04O
36,837
19, 5 89
17 rL7l
L7,87L

6 1707
5,954
4,926
4,730
5,019

o2
08
96
o4

2g r2t
27,5
32rz
37,2

35, 909
33,462
37,222
4L,934
40,266

40,42L
53,591
65,2OO

067
976
582
059
246

L6,O92
L0,434
L2,534

L8,467
L4,244
11,80r
19,131
2L,2L3

L7,442
19,218
25,42L
22,803
19,053

L7,
L2,
t0,
18,
20,

196 1
L962
1963

L7,365
11,616
13, 823

056
975
377

ll Completlon date based on lssuance of final CertlficaEe of Occupancy.

2l Based on llmited data; figures approxlmaEe.

Source: Houalng Market Analysle SecElon, New York ClEy Department of City Planning,
baeed on data from the DeparEmenE of Buildinge'



Table XIII

The Houslng nventorv of the New York Standard I'letropolitan Sta tistical Area
Bv Tvpe of Structure

1960 - t964

Size of
Structure

Sept. l, L964

One family
Two family
Mu1 t i family

Total

Aprl1 1, L96O

One farnily
Two family
Multifamily

Total

Average Annua1 Change

One fanily
Two family
l'{ul.tifamily

Tota I

New York City
Richmond

New York City
To taIBronx

35 ,100
46,20O

41.4. s00
495,800

33,725
41, 335

398.099
473,L59

300
1,100
3.715
5,115

92,4oo
201, 600
620.000
g 14, 000

91,980
190,050
593.727
875,757

10 ,400
3, 600

741, 000
755,000

10,400
3,400

7L3.624
727 ,424

50
6.200
6,250

197,000
15 6, 000
322,4O0
67 5 ,4oo

193,450
L43,075
290,552
6L7 ,077

800
2,925
q.47\

13 ,200

41,950
19, 600
11,050
72,600

37 ,875
18,375
8.906

65, 156

925
275
4Rs

1, 695

Suburban
Total

376,850
427 ,OOo

2, 108, qqO

2,gLz,goo

367 ,430
396,235

1 , 
qq4. q08

2,759,573

SMSA

Total

1 , 142 ,350
4g2,4OO

2,277 ,gOO
3,9L2,650

L,047 ,25O
457 ,874

2,L37 ,957
3, 643,091

2L,525
7 ,800

31,710
61 ,035

Kings Manhattan Queens

110
2,6L0
s .950
8, 670

2,135
6,960

25.825
34,920

,t
Suburban,,Area

Nassau Rockland Suffolk Westchester

Se

A

L964

One fami ly
Two fami ly
Mu I ti fami ly

Total

r. L

ril I

331, 650
25,400
39,050

396, loo

311,910
24,O65
30,428

356,303

4,500
300

1 ,950
6,7 50

39,400
3,900
7,300

50, 600

31,429
3,706
3,853

EFBB

1 ,800
50

780
T@

2 61 ,000
6,300

10,350
277 ,650

2L2,430
6,092
5,929

224,45L

11 ,000
50

1 ,000
12 ,050

133 ,450
29,900

LLz,250
275,5OO

L24,l5t
27 ,77 6

102 ,839
254,7 66

7 65 ,500
65,400

169, 950
999,850

679,820
6L,639

L43,O49
884,508

r9,400
850

5,855
26,115

L 60

One fami ly
Two fami ly
MuLtifamily

Total

Average Annual Change

One fami ly
Two fami ly
Multifami Iy

Total

2 ,100
450

2 ,150
4,700

Note: Components do not always add to totals because of rounding.

1960 Census of Houeing.
1964 egtlmaEed by Houeing Market Anatyst.

Source:



Table xtv

Neru Dr,relling Units Author Lzed b y Iluildini PermiLs
Nevr York, New York, Standard Metropolitarr StaEistical Area

L957 -L964

Nurnuer of units

Area

L957
Ne-ur York Ciry a

Rerna inder
Total

L959
Ner,,; York City
Remainder
Total

1960
Ner',r York City
Rerna inder
Tota I

l96r
New York City
Rema ir-rder
Total

t962
New York Cit.y
Rema inder
Total

I 963
Nev; York City
Rer,rainder
Tota I

1964, Jan.-Aug.
New York City
Remainder
Total

al

One-family
ToEal s Eruc ture s

T'.,ro-tamily 3-4 ,ariri 1y 5-or-more f amily
structures struci.ur:es structures

3,625
63-Q_

4,261

bl
56

24,07 L

23,202
47,273

'34,4L8
27,L53
TT57r

49 ,855
30 .67 5

E0,530

46 ,1 92
24,7 60
I L,55?_

lO,b06
25 ,715
96,381

7 0 ,686
29,34L
99,O27

49, C98
26.549
7 6 ,447

14,059
L7.097
31, 156

2,950
20 , t48
23, 098

2,505
22,490
AT-'W

3,952
24.034
27 ,996

3, 033
19,400
22,433

3,4L2
L9,354
22,-i 56

3,6L7
20 ,632
24,249

3, 803
rB,69iJ
22,50L

2,04L
r3.356
L5 ,397

), I ZZ
536

4,353

9, Be6
O4L

'ro Jn

r- ,424
eL4

EZis

I ,7O4
834

9,442
9r8

8, 5 3ri L2A

17,496
2.362

19, 35 8

23, LgL
_1r 911,r

32,L25

35,939
5.701

4L,696

36,262
4,467

40,7 49

59 ,47 2
5 ,471

64,949

5E ,602
6,7 4L

65 ,343

39, 0 16
6.994

46, 010

55

L958
Neru York City al
Remainder
ToEaI

or3

93

L3
c)2

ll0

53

tr
l3

110

/)(

50

7 ,012
b15

a1ol

4z

9,360 75

4,O1 4
563

7,827 109

L2
L2

7 ,932
3,L66

Ir, og84,631 a/,

Totals for Nev.r York City for 1957 and L95B are based on liousing starts ratlis
tiran on building permits issued. SubsequenE year fi5ures are perrniEs issued.

Included in 5 or more family total in New York City for 1957 and f958.!
Source: New York StaEe Division of Flousing and Community Renewal'



Tabl e XV

Ormer Cc

As a Percent o
Housi Units
0 sin Units

New Yor SIV1SA

1e56-UQ;-1%L

Area

Bronx
I3rookl1'n
Manhattan
rJueens

Richmond

r\.Y. Ci-tv, total

Nassau
liockland
iiuffolk
'u;es bchester

ijuburbs, total

Sr'1JA, to -.a1

April I,
L950

Aori.L l,
_ue_

SepL. I,

2l-.5

9.8
21.8
2.2

)Q.2
52.6

19.I

L2.8
2:.3

1.7
\3.9
60.l.r

r96

L)
23

)
lrf
6t-t

o
0
9
.,
l

1

2L.7

illr. I
7L.7
B[.9
5L.3

53. r_ 73.8

26.3 J r.8

and 1950 Censuses of Housing"
estimated by Housing Market Analyst.

75.1)
,7.6
75.6

8?.9
/1. B

85.9
5L.3h5. (

7L.0

3[ I

Source: 1
I

950
961!



Table XVI

V4ca4cy B4Ees- Ne! &l:k SI"1$A

April 1960

Tot.a 1

ava ilab 1e

PercenE vacant

Area

Bronx
Brooklyn
Manhattan
Queens
Richr,rond

New York City, total

Nassau
Rockland
Suffolk
West.cliester

Suburbs, total

1.3
1"0
2.2
0.9
L.2

1.5
t,7
2,5
2,L
L.7

Ava ilab 1e
for sale

Ava ilab le
for rent

2.2

4.0

2.4

1.5
2.0
2.5
3.0
2.6

4.6
6.2
7.6
2.6

1.1

0.8
2.3
2.3
1.1

1.3

t.2

2.0

L.4
3.4
3. r
1.9

2"0

2.0SI"1SA, total

Source: 1960 Census of ilqusing.



Table XVII

Vacancy Rates, New York SMSA

S1:pqeqber_ 1964

Percent vacant

Bronx
Brooklyn
Manhattan
Queens
Richmond

New York City, total

Nassau
Rockland
Suffolk
Westchester

Suburbs, total

Total
available

2"4

Available
for sale

1"5

1.3

Available
for rent

9

1

2

3

2

2

L.7
4.0
3.1

1.3
1.0
2.1
1.0

7

0
1

6
1

1.8
2.2
3" 1

3.7

4
7

7

3.1

2.7

7

9

6

2.8

4.3

2.0

2"2

1.5

11

1.0
2"4
2.4
L.2_

SMSA, total 2.3

Source: Estimated by Housing Market Analyst"

2



TabIe XVIII

StaEus of Public Housing
rlew Yorlt SMSA, JuIy l, L964

(number r:f units)

L'rog ra:rr

r-edera I sui,s i<ry'
iiew York Ciry
S ubr.r rl; s

loti,I

StaEe suLr5 i{y
i'lew York City
iuL'urhs

lotaI

City pro3r;-ins (i'iew York Ci Ey
orrly):

Subs iri i zed ( Pt I )
rio cash subsidy, Eofal

Pts Il ancl 
'LLl 

1/
PE. LV Al

I'o ta I

Total SMSA:
New York City
Suburhs

Total

a/

50urc e :

CollrlleLe
Under

cclrrs t.ruc t. iorrCl

53,439
t .614

4ir,I16
t,Ll6

50 ,292

1,66'2
'26,O40

2l ,o9t1
4,946

21 ,7O2

L)9,251
3,790

I 33 ,047

5,0i3

il,25l
256

It,507

3, J6E
282

4,I50 571

I ,I0g I,ol3

9,649
I ,233

l0,8,J7

71,339
3 , lo,.J

7 4 ,447

3l ri

253
52,302
2,1ll

i)5,0I3

l, log
I,l0g

I3 ,2 28
538

L3 ,7 66

1,013
1,0i3

L,662
28,L62
2L,Og4
7,058

'29,8?4

10,980 l_53,465
_L4g! s,8 te
L2,47I 159,234

city Pt. Ir and Irr projects were completed in t.he early l9_50rs.
Pt. rV projects now completed were built in the 1955-t960 period.
Because of irrcreased construcLion costs, they have sonewhat higher
renEs

Publ ic llousinq zldminist.ration, iiew ycrk state lJivision of
llous irrg , iiew York Ci Ey ilous irrg r'ruElrori Ey .

Planned Iota. I



ApJrcndi x A

ol-oqy User.l n Dcrri vr.rti n
0f 1965 an d l')7f) l'inofo",r rronL i)ro.trlctions

2

1

.)

4.

5.

6.

o

Bureau of census population pr()jections for tht' tjnited states
as a whole for 1')65 and l97O were usc_.d as :r br,.se.

'rhese popu].ations were transfornr:d into estinuites oi II.s. total
employ'nrent by inclustry, snr:c jf i c:rIIy, 4ritional-rnarket i_nrlusLr.ies,
on the basis of nsttional input-ou+.put trbl_es.

The future shnre of the New Yorkrr.ogion in caeh of these n&tional_
mrtrket industries was d.etermj-ned by a separate rrnalysis of
trends in each case.

L'stimates of total locar ernplo;mr;nt, bascd on ]ocnl enploymcntirr national-rmrkct indu:rtries, derivecl in step /lji uere, produced
by use of 1ocal input-output rnatrices.

'.[he share of eech county of thc r_.gion of the total emp]olment
was estimated on the bzrsis of zrn anrLlysis of cr;rrent trends
including comrnutinq patterns ancr the availabl-e supply ofindustrial sltes.

Data derivt-.d in this manner early in 1960 were modified by the
Regiona] Plan Association when 1950 census; data became available.

RPA data for 1960, 1965 ancl 19?O which attempt to measure total_
iob-hol.ders ln each county were trarsformed io Blis co.cept oftotar employnent on the basis of their l-960 relat,ionships.

8. The 1965 and 19?0 projectic,ns thLrs derivecr were modified in
accordance with the observed trenci of total employment in the
1960-1963 period.

Note: Steps I - 5 were undertaken by others; steps 7 and gare the responslbility of the Housing Market Analyst.



Appendix B

Estimated Median Fami 1Y Incomers
New York SMSA Tenure

of HousehoLd for Pr ncipal Components of SMSA,

and for Princip al Urban Places , 1964

P lace

AlL families

Total

New York Clty

AII fanllles
Tenant famlllee

Ilassau County
BeIInore
Bethpago
ti. Massapequa
East Meadou
E. Rockaway
Elnont
Franklin Square
Garden Clty
GIen Cove
G-eat Neck
Hr-rpst,ead
Hicksvllle
Inwood
Jericho
Levlttorln
Loeust Grove
Long Beach
Lynbrook
Massapequa
Massapequa Park
Merrlek
Mlneola

Median income

New York SMSA

$8 , O5O

50

Place Median income

toEal

Ail tenant fami liers

Total

Nev York- Suburbs

AII famllles
Tenant famllles

Nov Hydo Park
No. BeLlnore
No. l,firrlck
No. Nev Hyde Park
No. Valley Stream
0eoansl-do
Plalnrldgo
Plalnvlow
Port Washlngton
Rockvllla Center
Hoosovelt
Seaford
South Farmlngdale
South Westbury
Unlondalo
Valley Strean
Wantagh
Westbury
Woodnore

$7, ooo

+LOr)75
9 

'l+5o9r 5oo
LO1725
9,7OO

LLr25O
9 rL75
9,75O

L6,975
9 1225

20r)25
9 rl,z5
9 1675
7,25o

].,21650
9 1125

L2,L75
g,g5o
9 r9oo

10r200
9r9oo

Ll r)25
9 r6L5

9 165o
7 1625

,975
,975
,8oo
,9'/ 5

,750
,225
,7 50

1I r 000
13 1225
13 rl*5o

,7oo
,o75
,625
,575
,150
,8oo
,5oo

507
6

lr
8

,
)

$e
9

IO
10
10
t0
9

8
IO
9

10
9
9

IO
L]-r575
15,150

I



Aorrendlx B-, contj nuql

P1a

Suffolk Countv

Babylon
tsrentvood
Coplaguo
Doer Park
Preoport
Huntington
Huntington Sta.
Llndonhurst
Patehoguo
Rivorhoad
San Romo

RoeEland Cou&tv

Haverstraw
Nyaek
Srrring Valley
Suffern
West Haverstraw

Medlan. fncomo

$ a,3oo Wo,stche.ster C-ountv

Mamaroneck
Mt. Vornon
lleu Rocholle
0sslning
PeoksklIl
Port Chsstor
ftye
Scarsdalo
Tarrytourt
Whlte Plains
Yonkers

New York Cltv

Ilronx
Klngs
Now York
Querrns
Rlehmond

Medlan fneono

$Io, ooo

9,5oo
8,525

IO,1O0
8,55O
't r975
gr25O

rl,9oo
27 r5'.25
10, c50
9,95O
9 r2"15

7 ,l*5o

,I50-t tr
,L' )

,550
,600
,)7 5

6,75o
8,100
7 r9?5

I

I
7
0
8
I
'l
7
8

t.25
2'.15
150
800
200
L75
L75
925

,
,
t
,
,
,
t
,

9 r2OO

7,3'15
7 1650
7 r275
9 rl*5o
8,4oO

source: Estirnated by Housing llarket Analyst'
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