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Foreword

thls analysis has been prepared for the asslstance
and guidance of the Federal Housing Admln{stratton
ln its operatlons. Ttre factual informatlon, flnd-
lngs, and conclusions may be useful also to build-
ers, mortgagees, and others concerned with loca1
houslng problems and trends. the analysis does not
purport to make determinations with respect to the
acceptability of any particular mortgage insurance
proposals that may be under consideration in the
subject locality.

Ttre factual framework for this analysis was deveL-
oped by the Economic and Market Analysis Division as
thoroughly as possible on the basis of information
available on the rras ofrr date from both local and
national sources. Of course, estimates and Judg-
ments made on the basls of information avallable
on the rras ofrr date may be modified considerably
by subsequent market developments.

The prospective demand or occupancy poEentials ex-
pressed in the analysis are based upon an evalua-
tion of the factors available on the rras ofrr date.
Ihey cannot be construed as forecasts of bullding
activity; rather, they express the prospective
houslng productlon which would maintaln a reason-
able balance in demand-supply relatlonships under
conditlons analyzed for the rras of'r date.

Department of Housing and Urban Development
Federal Housing Mmtnistratlon

Economlc and Market Anatysis Divlsion
Washtngton, D. C.



FHA HOUSING MARKET ANALYSIS . NEW YORK, NEW YORK

es or ;uly t, tg70u

'The New York, New York, Housing Market Area (tMA) is defined as the

five counties of New York City--Bronx, Kings (Brooklyn), New york (Manhattan),

Queens, and Richmond (Staten Island)--and four other counties in New york

State, Nassau and Suf f olk on Long ls land and Rockland and l.{estchester which

are located north of New York City. This nine-county area also constitutes

the New York SEandard Metropolitan Statistical Area (sMSA).

Employment growtl-r in the New York area accelerated in the last half ofthe 1960 decade, with annual increases in nonagricultural wage and salary
employment exceeding 100,000 jobs in each of the last two y"u... During thisperiod the volume of new residential consEruction, especially in New york
City, has trended downward. In addition, increased demolitions and withdrawals
have removed a substantial number of older units from the inventory in New
York City. As a result of the increased employment growth and the declining
raEe of net additions in recenE years, it is estimated that the net available
vacancy rate in the HMA in January L97o was only 1.0 percent; wiEhi.n the
HMA the vacancy rates were 0.8 percent in New York city and 1.4 percent in thesuburban counties" These vacancy rates indicate that an extremely tight
housing market situation prevails throughout the HMA at the present time.

Anticipated Housing Demand

New-Ygrk-liqv.
in New York Ci ty in
federal, sEate, and
tated a large volume

ll Data presented in this analysis are
sis as of September I , L967 

"

An increasing proportion of the multifamily construction
recent years has been housing produced under a variety ofcity programs. The 196I multifami[y zoning change prlcipi-of apartment construction during the early and *ia-rgooi".

supplementary to a previous FHA analy_
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In recent years, high construction costs, rising interest rates, and the
comparaEive scarcity of suitable building sites have led to a conEinuous
decline in new convenEionally-financed multifamily construction. In 1969,
uncerEainty over proposed changes in city rent-conErol laws reportedly led
to a sharp decrease in the availability of mortgage funds, indicat.ing Ehat
new conventionally-financed construction will decline still further in the
next few years.

From information avallab1e in the atea, it is possible to estimate the
number of housing units which will be completed in New York City during Ehe
next few years. The following table shows the average number of single-famlly
and two-family units expected to be completed in New York City during t97O
and 1971 and also provides an estimate of the number of multifamily units Eo
be completed under federal, state, and local housing programs. In addiEion,
it appears that an average of approximaEely 5,OOO conventionally-financed
nonsubsidized multifamily units will be completed annually during the July
L97O-July 1972 forecast period. A number of these will be garden aparrments
in Staten Island. In Lhe other four boroughs, especially in Manhattan, most
of the conventionally-financed housing completed during 197O and 1971 will be
high-priced cooperaLive uniEs and apartments renEing for $25O or more per
month.

Esti ted ber of letio a

Nqw York City Segment
New York. N ew York. Housins Market Area

970 197 2
(Annual averages)

Number of units bv vDe of structuret

Area

Bronx
Brooklyn
Manhat tan
Queens
StaEen Island

Total

Single-
[e*l-t:-

Two -
fami 1v

500
l rOoO

2 rO0O
I ,5OO
5 ,OOO

MuIEifamily

7,OOO
3,600
3,7OO
I ,5OO

50
100

300
1.250
1 ,7OO

Total

,550
,7oo
,7OO
,8OO

7
4
3
3
2,7 50

I5r8OO

al Excludes conventionally-financed multifamily projects (see text above)

0n the basls of presently available information, therefore, iE appears
that the actual volume of new multifamlly construction (subsidized and nonsubsi-
dized) will average about 20,800 units a year in the city in the l97O-L972
period, with perhaps three-fourths of the total provided through subsidized
housing Programs. Because an increasing proportion of the new mulEifamilyconstruction in recent years has.been provided through federalr state, andcity programsr the complet,ion of'some housing projecfs in the "ity a,riipg
the next few years will be contingent upori the aviilability of funds from

50022
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the aforementioned Bovernmental units. Thus, the acEual number of units
completed in each borough in the next two years may differ somewhat from
the distribution shown in the preceding table.

IE. is important to make a distinction between the number of units ex-
pected to be completed in New York City and the estimated demancl for new
housing in the suburban areas, discussed in the following section. The demandfor new housing in the suburbs is based primarily on the projected level ofhousehold growth during the next two years. The dat.a shown in the precedingtable reflect an estimate of the number of units expecEed to be built, whichis not necessarily equivalent to the demand for houiing in New york City.In past periods a much larger voluure of multifamily construction has been
absorbed successfully. An average of 38,8OO multifamily units a year werecompleted in rhe ciry during the five-year Lg62-1966 peiiod. Alrirough
Ehe multifamily market softened somewhat in 1963-i964 at the height ofconstruction activity, indications are that by L967 or 1968 the vacancyrate in New York city was lower than in the plriod immediateiy preceding thebui lding boom. Thus, an increase in rnuliif ami ly construcEion of as mucl-r as5o percent to an annual volume of approximate ly 32,OOO units a year likelytoould cause no weakening of the market, given Lh" u*tr"mely tight housing situ-ation in the city at the present time. rt is IikeIy, however, that a substantialincrease in construction volume within the city would slow the movement offamilies from the central city Eo the suburbs.

^..*.,..P9#gg. 
The demand for new nonsubsidized housing in rhe foursuburban counties takes into consideration the prospective hoisehold growthand inventory losses resulting from demolitions, code enforcement, andrelocation due to the imprementation of urban renewar programs. Barringunforeseen changes in the economic, demographic, and housing factors discussedlater in this report' it is judged that a ausiraute balance between clemandand supply would best be actrievea if 16,ooo nonsubsidized units were suppriedannually as single-family houses, 5oo units in two-family structures, and grooounits in multifamily structures. The distribuEion of thl nonsubsiaized single-family demand by price range anc the multifamily demand by unit size and monthlyrent' is presented in table r. The following tatlu pr."unls the estimatedquantitative demand for new housing in the Iuburban areas during the Jul y l97oto JuIy L972 fo'recast perlod.

Estimated Annual D for New Nonsub sidized Housins
Suburban Co ties S ent

New York New York Housin
1970 Lo 1972

ket

Number of unit s by type of s t ructu reSingle-famil y Two-famiLy
Area

Nassau County
Rockland County
Suffolk Counry
WesEchester County

To tal

units units
Multifamily

units To tal

3r750
2r750

I2r600
5, 4OO

24,5OO

2, loo
I ,7OO

lo, 3oc
I,goo

I 6, OOO

150
50
50

250

I ,5OO
1,O0O
2r25O
3. 250.

8 rooo500
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Occupancy Potential for Subsidized Housinq

Federal assistance in financing cosEs for new housing for low- or
moderate-income families may be provided Ehrough a number of different
programs administered by FHA: monthly rent supplements in rental pi:ojects
financed under Section 22L(d)(3); partial payment of interest on home'
mortgages insured under Section 235; partial interest payment on project
mortgages insured under Section 236i and federal assistance to local housing
authorities for low-rent public housing"

Tne estimated occupancy potentials for subsidized housing are de-
signed to determine, for each program, (1) the number of families and
individuals who can be served under the program and (2) the proportion
of these households thai can reasonablv be expected to seek new subsidized
housing during the forecast period. Household eligibility for the Section
235 and Section 236 programs is determined primarily by evidence that
household or family income is below established limits but is sufficient
to pay the minimum achievable rent or monthly payment for the specified
program. lnsofar as the income requirement is concerned, all families and
individuals with income below the income limits are assumed to be eligible
for public housing and rent supplement; there may be other requirements
for eligibility, particularly the requirement that current living quarters
be substandard for families to be eligible for rent supplements. Some
families may be alternatively eligible for assistance under more than one
of these programs or under other assistance programs uslng federal or state
support. The total occupancy potential for federally-assisted housing
approximates the sum of the potentials for public housing and Section 236
housing. For the New York HMA, the total of eligible households and individ-
uals (based on incomes and ages of household members and on condition of
units occupied) is 1,4OO,O0O (935,OOO families, 465,OOO elderly couples and
individuals). The estimated annual occupancy potential consists of the
proportion of the total .,u*bui-E?TIigibie households and elderly individ-
uals in the area who, on the basis of judgment, might reasonably be expected
to occuPy new housing in a one-year period in the near future given the
availability of suitable housing. In the New York area, this number is
estimated at approximately 87rOOO. In this connection, it should be noted
that the total assisted, multifamily construction has not exceeded 2Lr7OO
units a year in any year in the past decade in New York City. The volume
in the suburban counties has been substanE.ially lower, and the total for the
entire HMA has not reached 3O,OOO units a year. To more than double this
volume of assisted housing construction would require a very substantial
expansion of current programs.

The annual occupancy potentialsl/ for subsidized housing discussed below
are based on l97O incomes, the occupancy of subst.andard housing, esLimaEes of

The occupancy Potentials referred to in this analysis have been calculated
to reflect the strength of the market in view of existing vacancy. The
successful attainment of the calculated potentials for 

"uU"iaized housing
may \^/ell depend upon construction in suitably accessible locations, as weIIas a distribution of rents and sales prices over Ehe complete range attain-
able for housing under Lhe specified programs.

L/
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Ehe elderty population, income limits in effect on January 1, 1970, and on
available market experience.

Sales Housing Under Section 235. Sales housing can be provided for Ii r-
to moderat.e-income families under Ehe provisions of Section 235. Based on
exception income limiEs, it is judged that about 271025 houses a year.couLd
be absorbed in the HMA during the two-year forecast period of this report.
However, it is likely that few, if any, new homes in Nevr York City can be
built to sell within the mortgage limits established uncler this program
because of prevailing land, construction, and clevelopment costs. Moreover,
these costs may preclude Section 235 housing in the suburbs with the possi.ble
exceptions of Rockland CounEy and Eastern Suffolk CounEy. 0pportunjties may
be somewhat greater for use of Ehis prograrn in rehabilitation and sale of
existing strucEures.

Rental Housing Under the Publlc Ho Rent -Supplernent Prograrns.
These two programs serve households in essentially the sarne low-j.ncome group.
The principal differences arise from the manner in which net incorne is com-
puted for each program and from other eligibility requirenrents. [ror the New
York HMA, the annual occupancy poEential for public liousing is estiurerted aE
2L1875 family units and 34,325 elderly units, a total of 56,ZOO units. About
five percent of Ehe familles and 22 percent of the elderly also are eligible
for housing under Section 236. In the case of Ehe sornewhat ntore restrictive
rent-supplement programrthe potential for families would be about 40 percent
of the figure shown above, but the markeE among the elderly would be un-
changed

As of January L97o, there were approximately I5IrToo public lr:w-rent
housing units in New York City, lncluding 75r95o provided uncler federal programs,
52,3oo under state progr€rms, and 23r450 units in city-assisted projects. Thecity total excludes 7r3Oo units solcl to cooperatives in recent years. Thetotal inventory includes lorTOo units designed for elderly occupancy. rn Jan-uary I970, an estintaEed 4r35O unlts (lr7O0 elderly) were uncler construction,
and const-ruction was expected to begin on an adclitionaL 21625 units |025elderly) sometine in i970. 0f the units under construction, 2rloo are scheduledfor completion in 1970, 9oo in 1971, and the remainder in subsequent years.rn the suburban areas of the HMA there were approximately 61050 low-rent publichousing units in January 1970, of which 312OO r^,ere provided under federal pro-
grams ancl 2r85O under state programs. An additional 4OO units, all elderly,were under construction; of these, lo,f, units are scheduled for completion in1970.

Under the federal rent suPplement program, as of January I9-lO, abour 540units were receiving renE supplement payments, an additlonal 5gO units wereunder contracE to receive rent supplements, and 45o units were under programreservatlon. All but 85 of the units mentioned above are in New york City.
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n6r/ 
"can be provided under Section 236. I,Jith

an annual occupancy potential for 34r7OO
the New York HMA, including j 1675 units

Ll Interest reduction payments may also be made for
projects. 0ccupancy reQuirements uncler Section
tenants and cooperative owner-occupants.

Rental Housing under Section Moderately-priced rental units
exception income limits, there
units of Section 236 housing in

for elderly families and individ

cooperaEive housing
236 are identical for

1s

uals. About five percent of the famllies eligible under this section ar
also eligible for public housing and 62 percent of the elderty household
and individuals would qualify for public housing. rn terms of eli.gi-
bility, it should be noted that the Section 236 potential for families
and the Section 235 potential draw from essentially the same population
and therefore are not additive.

e
S

As of January L97O, no Section 236 housing had been completed in the
HMA, and no;re was under construct.i-on" lt is unlikely that any Section 236
housing will be marketed in the HI'IA until at least mid-1971. As of January
1970, about 3,4-75 section 221(d)(3) BMrR units had been completed and
marketed successfully in the HMA, including 3rO25 in New york City and 450
in the suburban areas. An additional 31225 uniEs rvere under construction
in the HI'IA; of these, about 2,625 are scheduled to be completed during
1970 and nearly 600 in lglL"

Tire occupancy potentials discussed in this section relate only to
housing produced under federal programs. As mentioned previously, some of
the families eligible for housing produced under federal programs may also
be eligibLe for housing produced under alternative state and ciEy programs.
For many years, low- and moderate-income families in the HMA, principally
in New York City, have been accommodated in low-renL public housing and
moderate-rental apartments and cooperatives built under New York State
and New York City programs. During the I958-1968 period, public housing coni-
pleted under all programs in the city averaged 41900 units a year" Under
the New York State Mitchell-Lama Act, units can be produced which can
accommodate a number of families who would be ei.igible for the federal
Section 236 program. During the I958-1968 period, compleLions in New york
city uncer the Mitche[1-Lama program averaged about 4rg00 units a yeat;
combined with public housing, an average of 9,700 units were completed
annually during this period" However, even when combined with completions
under federal programs, it is evident that housing produced in the past
under all types of federal, state, and city programs has been at an
annual rate considerably below the absorptive capaci.ty of the market for
these un i ts 

"
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Submarket 0ccupancy Potential

0f the 1,4OO,OOO households (935,0OO families and 465rOOO elderly
couples and individuals) eligible for subsidized housing in the New York
SMSA, it is estimated that the annual occupancy potential totals 48rOOO
units for families and 39,OOO for elderly couptes and individuals. Based
upon the housing and income characteristics of households in the ciEy and
in suburban counties, a very large proportion of the need for these accom-
modations is generated within the central city.

However, the increasing growth of employ,rnent in suburban counties,
(53 percent of total SMSA employment growth fron L964 to 1969 rnvolving,
in part, the movement of establishments from the city), the considerable
growth in population in the suburbs (L691700 between L964 and l97O)
contrasted with a population loss (3t,600) in the city, and household
growth in the suburbs (53,4OO from 1964 to L97O) comparing with a much
slower household growth (4,4O0) in the city, suggest that a significant
proportion of the occupancy potential for subsidized housing (perhaps as
much as half) could be developed in suburban counties. It is anticipated
Ehat suburban growth trends will continue and that they will aggregate
over 50 percent of the employment growth in the SMSA and 53 percent of the
estimated household growth (29,OOO annually) in the next tr^,o years; in
Ehe city, population losses of 25rOOO a year are anticipated while the
suburban counties are expected to add 87r5OO a year.

Household growth estimates suggest that Ehe share in Suffolk County
wilI be about 50.O percent of total suburban growth, Westchester abouL 22.5
percent, Nas6au about 17.2 percent, and Rockland about 10.3 percerrt. Those
families and individuals eligible for subsiclized housing may not increase
as rapidly as total household growth but the provision of a substant.ial
number of assisted types of housing units in suburban areas may facil-
itate the nrigratlon of such eligibles from the city.

The Sales Market

In New York C{ty, Ehe sales markeE for new single-famlly housing is
confined prlmarily to Staten Island. Over 62 percent of the single-iamily
units aut.horlzed ln the city between 1965 and 1969 were in Staten Island.
New constructlon in Queens, the only oEher slgniflcant slngle-famlly market,
has decllned steadlly durtng the 1960ts. In the other three erea6 iBro.,*,
Brooklynr and Manhattan) the slngle-fam11y market conslsts almost entlreLy
of re-sales of exlstlng propertles" Although new stngle-famlly houslng il
dlsappearlng from most areas of New York, roughly 90 percent oi the tr^ro-famtly
houses built ln the HMA in recent years have been constructed 1n the clty.
The volume of such construction is negllgible 1n Manhattan and is deciinlng
1n Brooklyn and the Bronx but remalns falrly steady J,n some areas of Queeniand Staten rsland. The development of cooperative projects, mostly in
Queens and Manhattan, has been ext.ensive since world war rr. MosE of the
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projects in Queens were completed in the early and mid-l95Ors under the FHA

SecEi()n 213 program. Most of the projecEs completed in the I96Ots were buiIE
1n ManhatEan under state- and ciEy-aided houslng Programs. AlmosE without
exceptlon, these projects have no vacancies and have rather long walEing lisEs.
The exEremely low vacancy leve1 in these projects is reflecEed in both the
1965 and 1968 Housing and Vacancy Surveys conducted by the U.S. Bureau of the
Census and in occupansy data compiled in 1969 by the New York City Housing and
Development Admini stration.

Roughly 9O percent of all single-famlly units built in the HI'{A since
1965 were constructed ln the four suburban counties. 0f the houses built
in the suburbs in recent years, over 60 percent were in Suffolk County.
UnsoId inventory surlleys conducted annualty in recenE years by the Hempstead
FHA Insuring Office offer an indication of trends in the suburban single-
farnily market. A comparison of the survey results with 1968 and 1969 buEid-
ing permit data indicates that roughly three-fourths of al1 new houses completed
in t,he suburbs in the last two years were included in the surveys. One indica-
tion of the strong demand for suburban single-family housing is that nearly
9O percent of che 2O,9OO units included in the January 1969 and January l97O
surveys were sold prior tc Ehe start of construction. In both yearS the number

of unsold speculatively-buiIt homes constituted less Ehan four percent of the
total volume of new construction. Of addltional significance is the declining
number of lower-priced homes in the suburban areas. Houses priced below

$2O'OOO accounted for l5 percent of all completions in 1968, but less than
t.hree percent in 1969. Convefsely, units priced at $3O,OOO and over accounted
for abouE one-half of all completions in boEh 1968 and 1969.

One of Ehe largest moderate-priced subdivisions in the HMA was a 2OO-uniE
condominium development of one- and troo-bedroom townhouse units in the Valley
CoEtage section of Rockland County. Most of the unit,s were priced between

$22r5OO-$25,OOOe and about one-fourth of the Eotal was in the $t7r5OO-$22'5OO
price uange. Although more than one-third of the units were built specula-
tively, only a few were unsold in January 1970. A number of subdivisions
of single-farnily deEached homes priced above $35rOOO were developed in the
Clarkstown area. In Westchester County, most of the larger subdivisions had

units priced above $35,OOO, but a few subdivisions in the out-Iying communiEies
of Mc,ntrose and YorkEown offered a number of units priced below $25IOOO. In
Nassau CounEy, the sales prices of new homes in some of the larger subdivisions
ranged from $17,5OO-$25'OOO in the Lynbrook section to $35rOOO and above in
the Bellmore areae In 1969, neh, construction on Staten Island was concentrated
in the $3O,OOO-$35'OOO price range, particularly in the Eltingville and
Willoughbrook areas. Suffolk County, of course, has accounted for the bulk
of the new single-family construction in recent years. In this area the
HempsEead FHA Insuring Office surveyed 6grt65 houses completed in the county
in 1969, of which less than one percent were unsold in January I97O. In the
hrestern portion of the county, several large subdivisions of more than IOO

units r.i. "ornpleted 
in the Huntingtorr.."i. With few exceptions, theAe uniEs

were priced at $3O,OOO and above. In cent.ral Suffolk County, subdivision
activity was extensive in the Holbrook area in prices beginning aE about $2OIOOO"



With few exceptlons, a tight housing market situation has characEerizedthe New York city multifamlIy market since the end of l,r,crrd l,rrar rr. vacan-cies were comparatively high in 1964 because of the l-righ rate of multifamilycompletions during the early 196ors, but have declined sharply since then.A declining rate of new consErucEion and an increase in demolitions and otherinventory losses since the mid-1960rs have resulted in an extremely tighthousing situation throughout the five boroughs. The rental vacancy ratethroughout the city was only I.2 percent at the time of the 196g Housing andVacancy survey ccnducted by the u.S. Bureau of the census.

In Manhattan, privately-financed new construction in early 1g7o wasrestricted primariry to cooperatives and to rental projecEs wiit rentsstarting at $3so a month. rn comparison, the borouin 
"r Brooklyn and .heRiverdale section of the Bronx have new apartment projects with rents forone-bedroom units starting at about $2r5-bzso per month. rn Queens, monthryshelter rents are.somewh.i high.. at about $zs6 for tvrc-bedroom units and$3OO for three-bedroom unitr." r., addition to conventionally-financed rentaland cooperative projects, a number of city-assisted projects have been completedin recent years and many others are under construction or in the planningstage. Typicalry, rents in these-projects range between $+o-sso per room permonth, with the average being a tiirte highei in tta,i,"tran rhan in other cityIocations. FuIr occupancy is attained q.ritu rapidty in these projects, andmany maintain a rather tengthy waiting List.

rn the suburban counEies, continued in-migration and emproyment growthhave been more than ua"q,ruiu-io absorb 
" i"i.ii-rarge volrn,e-'oi'*.rttifamilyconstructi-on. Rental vacanci-es have decrined 

"r,rrpry in al L f ourcounties since the nrid-1960rs, particularly in Nassau and westchestercounties' rn general, monthly t"na" in conventionally-fin.n"uJ 
"parEment 

proj-ects are highest in Nassau and suffolk counties and are lowest in Rocklandcounty' Monthly rents in newer units in Nassau and Suffolk counties rangef,rom $215-$280 for one-bedroom units up to $35o for two_bedroom uniEs. rnwestchester county, typical rents range from about $lgo-$225 for one-bedroomunits to $275-$325 for tr^ro-bedroom units. Most of the newer projects inRockland have one-bedroom units which rent for butwuun $165 and $tas . month"

9

The Multifamilv Market

Economic ,Demographi c, and Ho qsing Marke t Factors

Work Force .As

The anticipated demand for new housing in the New york HMA inperiod is based 
": al. fotl0wing flndings a'nd assr.,*prions regardingincome, dernographic factor", u.3 trends in the ilousing market.

the l97O-L9lt
employment,

New Y,

polit
ork HMA average
an areas in the

an increasing rate e
the r,lork force more

i shown in table II, the total civilian work force in thed 5,578,600 during 1969. unrif.. *;;; 
";;;; ;;;; meEro-nation, the work force in the New york HMA has grov/n atach year since 1965. The annual in"."u"e in the slze ofthan doubled in Ehe late rgooi"-rrom 5or9o0 between I966
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and 1961 to 1061900 between 1968 and L969. Although 76 percenr of the civil-
ian vuork force in the HMA was ln New York City in 1969, the suburban areas
accounted for over 6l percent of Ehe increase in the area between 1965 and
1969. 0f the l78r5OO increase in the civilian work force in the suburban
areas between 1965 and 1969, over 70 percent occurred in Nassau and Suffolk
CounEies, 20 percent in Westchester County, and less than 10 percenE in Rockland
County.

Emp [oyment . Nonagricultural wage and salary employment in the New York
HMA averaged 4r86tr4OO during 1969, wiEh over 78 percent of the total r^rorking
in New York City. Growth in wage and salary employment in the New York area
has accelerated in recent years. Nationally, growth in wage and salary employ-
ment in most areas has decelerated since Lhe mid-1960's, buE. in the New York
area increases in wage and salary employment jumped from an average of 9Or75O
a year between 1965 and 1967 to llO,15O yearly between 1967 and L969. An
increasing proportion of the growth in wage and salary employment in recent
years has been in New York City -- 62 percent of the L967-1969 incremenE as
compared with 46 percent of the 1965-1967 increase.

The level of manufacturing employment in the HMA has trended generally
downward since the early 1950ts. Although Lhere was an increase in manufactur-
ing employment. during Ehe mld-1960rs because of the economic stimulus of
increased defense spending and the cuL in personal and business taxes1 rnSnu-
facturing employment in the HI'{A in 1969 was 9r7OO below the 1966 leve1 (see
table III). The decline in manufacturing employment bet.ween 1966 and 1969
included a decrease of 416OO in durable goods indus.tries and 5rlOO in nondura-
bIe goods industries. Since incrreasing by 8,9OO between 1965 and L966, employ-
ment in electrical machinery, the leading durable goods industry, rose by only
9O0 workers between 1966 and 1969. Employment in furniture and fixtures and
elect,rical machinery also increased moderately between 1966 and 1969, buE
these j-ncreases were more than offset by declines in instruments, transporta-
tion equipment, and fabricated metals. Among the nondurable goods,industries
in the New York area, printing and publishing had by far the largest employ-r
ment gain (3,3OO workers) between 1966 and i969. Most other nondurable goods
industries had declines in employment between 1965 and I969, with the largest
decreases occurring in food products (4r8OO) and apparel (9rlOO). Although
accounting for nearly 23 percent of the manufacturing in the HMA in 1969, the
apparel irrdustry has had a net decline of more than IOOTOOO jobs in the New
York area during the IasE twent.y years. The rate of employment growth in non-
manufacturing in the HMA between 1965 and 1969 (981425 a year) was nearly
double Ehat of the I96O-L964 period (52r600 annually). The nonmanufacturing
sector of the New York economy has expanded steadity since the mid-1960ts,
from a yearly gain of 74r4OO between 1965 and 1966 to an increase of l14r8OO
between 1968 and 1969, The sharp increase in nonmanufacturing employmenE in
New York City in recent years is especialty significant. Nonmanufactutlng
employment increased by an averagg,of 25r675 annually in Lhe city betyrBerr
196O and L964, or less than 49 percent of the total nonmanufacturing gain in
the HMA. Between 1965 and 1969 nonmanufacEuring employment in New York City
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increased by an average of 6lr9oo yearly, 01 62 petcenE of the total increase

in the HMA during tha[ period. 0f-course, for many decades New York has

been pre-eminent as both a regional and national trade, finance, and service
center. The compleEion of a ia.g" volume of commercial consEruction in
Manhattan in recent years has enabled many local concerns to significantly
expand their work force to meet increasing regional and national demands'

In 1969, a total of 2r484r7OO r,rcrkers were employed in the trade' finance
and service industries, over one-half of the toEal wage and salary employment

in Ehe New York HMA.

Unemployment. The level of unemployment and the unemployment ratio in
New York City anJ the suburban areas have declined steadily since the mid-

1960ts. unempl0yment in New York city declined by 58'200 between 1965 and

1969, and the rate of unemployment dropped from 4.6 percent Eo 3.1 percent.
UnemploymenE in the suburban areas declined by only lrgOO during Lhe same

perioa, but the unemployment ratio showed a decline from 4.3 percent to 3'6
percent because of fairiy rapid increases in the civilian work force' In 1967'
Lh" un.*ployment ratio in the suburbs (3.9 percent) exceeded that of the city
(3.7 percent) for the first time. The downward trend in the level of unemploy-

ment in New York City in recent years occurred during a period of accelerating
employmenL growth.

Future_Employment Prospects. Based in part on past trends in the area
and on proip-."ti"u t.."a" i" the national economyr iE is judged that nonagri-
cultural wage and salary employment in the New York HMA will increase by an

average of -AO,OOO a y.u, i.,- the LglO-L972 period. It appears likely Ehat

manufacturing employment will continue to decline, perhaps by as much as

an averag" oi 5,6O0-u year, Since the late 1950's the over-all level of
manufacturing employment in the HMA has declined by an avera8e of 3r8oo a

year. 0n1y once during this period (1964-1960 did manufacturing employmenL

increase two years in a row. The clecline in manufacturing employment during
the near future is expected to occur primarily in the textile industry,
and layoffs at aircraft firms on Long lsland likely will result in an employ-

ment decline in Ehe transportation equipment industry in the suburbs'
Moderate employment increases in some other manufacturing industries are
not expected to offset the declines in these two industries. In nonmanu-

facturing, the completion of a large number of office buildings in New York
City in recent years has permitted employment Ievels Lo exPand at an

unprecedented rate since the mid-I96O's. However, the decLining level
of manufacturing employment in the HMA, the slowing of the rate of growth
in the national economy and the projected population growth for the area
suggest that the rapid increases in nonmanufacturing employment during the
immediate past cannot be maintained in the l97O-1972 period. An increase
in nonmanufacturing employment of an averaS,e of 8O,OOO a year would appear
to be a reasonable expectation. Although well below the average annual
increments of the 1965-1969 period (98,425 a year), this would be somewhat

above the average increase of 7O,OOO a year in the HMA since the late l95O's.
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In 1969, nearly seven percent of aIl nonagricultural wage and salary
workers in the United States were employed in the New york HMA. Because
of the headquarters character of many of its leading employers as well asthe cyclical stabitity of some of its major industries, the New york areaoften is slow to reflect national economic trends" For example, the rateof growth in wage and salary employment locally between 1960 and 1966 waswell below the rate of increase that occurred nationally. Conversely, em-ployment growth nationally slowed somewhat between 1967 aod 1969 as cornparedwith the mid-1960's, but accelerated sharpty in the New york area. Thelower raLe of economic growth nationally in recent years likely will be re-flected in a somewhat lower rate of economic growth in the New york area inthe next year or so.

Wages. The average weekly wage of production vrorkers in manufacturing
in the New York HMA was gl2o.7l in L969, compared wirh gg5.96 in 1960.
However, as shown in table IV, this average weekly \^iage in the HMA continues
to be lower than in either the state of New York or the nation as a whole,
and also increased at a slower rate during t.he 1960 decade. Within the HMA,
there is a significant disparity in manufacturing weekly earnings between NewYork City and the suburban labor markets. A number of large, 

"-ornparaEivelylow-paying industries such as textiles and apparel are located in New york
City, wtrile in the suburbs there are a number of higher-paying industries
such as transportaEion equipment (aircraft) in Nassau and Suffolk Counties,
primary metals and machinery in Rockland Countyl and transportaEion equip-
ment, food producrs, and nonelectrical machinery in Westchester County.

Fq4glly Income. As shown in table V, the medlan income of all families
in the New York HMA, after deduction of federal income tax, \^/as $9r7oo inJanuary L97o. Within New York CiEy, after-tax income of at1 families ranged
from $7r9oo in Manhattan to $1or4oo in Queens. rn the suburban areas, th;
median annual after-tax income was highest in Nassau County ($12rI50) andlowest in Suffolk Counry ($9,875). Interestingly, the median annual after-tax income in Manhattan, where 16 percent of alI families earned incomes
below $4rooo, was lower than in any other county. However, Ehe percentage offamilies in Manhattan with after-tax incomes above $2orooo (Il percent) h/as
exceeded only in Westchester County (19 percent) and Nassau County (17 percent).

In January 1970, the median annual after-Eax income of a1l renter house-holds of two persons or more in the HMA was $8r325. Approximately 2g percentof the renter households in the HMA earned after-tax incomes below 9616OO,while I3 percent of the renter households earned after-tax incomes of $fS,OOOor more.

Po puI ation.l/
llr4OOrOOO persons as
a year since Septembe
gain of -7L,-/OO betwee
between ApriI 1960 an

The population of the New york HMA was estimated to EoEaI
r of January l, L97O, an increase of an average of 6614O0t l: 1967. This increase compares with an average annualn September 1964 and September 1967 and 75,9OO a year
rd September 1964. There has been a declining rate of

L/ 1970 census data r,\,ere not availa.ble at the time of this analysis.
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poPulation growth in the HMA throughouE most of the 1960rs despite a sharp
increase in enrploynent groh,th since L965. The combination of rapid employ-
menE Srowth and declining levels of new construcEion in recent years has led
to an extremely tight housing market Ehroughout. the New York area and has
forced many Persons viorking in the FMA to find accommodations elsewhere. As
a resultr most neighboring metropolitan areas also have very low vacancy levels
aE the present time, particularly the Jersey City, Newarlc, and Paterson areas
of northern New Jersey.

As shown in table VI, the decline in populaclon in New York City was
negligibte between l960 and L964. However, population declined by 9r3OO
a year between 1964 and 1967 desplte Ehe fact that a sigpificant volume of
new housing was completed in Ehe clty during that period. Between September
1967 and January L97O, a period characterized by declining levels of new
construction and increased demolition activity, the populaEion of New York
City declined by an average of 22r3OO a year. Within the city, the populations
of Queens and Staten Island have increased steadily since 1960, but these
gains have been more than offset by population losses in Brooklyn and Manhattan.
The population of the Bronx has declined since the mid-I96Ots following a
moderat.e increase between l96O and 1.964"

Reflecting increased job opporEunities and continued out-migration from
New York city, population growEh in the suburban areas of the HMA has
increased sEeadily from an average gain of 7614OO persons between 1960 and
1964 to 88'7OO a year between 1967 and I97O. The four suburban counties
contained 27 percent of the total HMA population in 1960, but accounted for
over 32 percent as of January 1970. Nearly 54 percent of the population
growEh in the suburbs during the 196o's occurred in Suffolk county.

In the HMA as a whole, the declining rate of population growth during
the 1960's can be attributed primarily to a decline in the level of net
natural increase (excess of resident birLhs over resident cleaths). Reflect-
ing an increasing rate of employment growth, ouE-migration declined from an
average of abcut 29r4OO a year between April 1960 and September L964 to
12rrcO a year during the September 1964-September 1967 period. Between
September 1967 and January L97o.- a period of extremely rapid employment
growth' it is esLimaEed that there was a net in-migration of an average of
2IOOO Persons annually into the HMA; the total undoubtedly roould have been
much higher if a more balanced demand/supply situation had prevailed in the
New York housing market during that period. Reflecting the continuation of
a long-run decline in the birth rate, net naEural increase in the HI"IA declined
from an average of 1O5r4OO a year between April 1960 and September 1964 to
about 6415OO a year between September 1967 and January lg7o. Within the
HMA, out-migration from New York city averaged roughly 65roo0 persons a
year during the 1960 decade. Conversely, migration into the four suburban
counties increased from an average of about 39r5OO a year between 196O and
1964 to more than 651000 a year berween 1967 and 1970.
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During 1970 and 197I t.he net natural increase in the HI,IA is expected
to contlnue to decllne, buE a continued high rate_of emploSrment growth likely
wiII sustaln a moderaLe anount of in-migratlon. Based on this and on an
antlclpated lncrease in the employment ParticiPation rate, the population of
the New York Hl,lA is expected Eo lncrease by an average of 621506 annually
during Ehe next trrlo years to a toEel gf 1115251000 persons by.lanuary 1972.
As shown in tableVI, the average annual drop in population in New york
CiEy is expected to lncrea8e 0[ighEl] Eo an average of 25'OOO a year in rhe
next tsro yearsr !,rhile populatlon ln the suburbs ls projected to increase by
87r5Oo yearly during the Same perlod'

It ls lmportant to recognize tha! the *neraarc ln population during the
next tr,D years wlll depend ln large pate uPon the level of new residential
consEructlon, not only ln Ehe HMA but also ln ca[ElSuous metropolltan areas.
Wlth few excepLionsr ne$, consErucElon throughout the entlre New York region
has decllned markedly 1n recent yearsl and aQ o.Xtremely tight houstng market
situatlon exlsts throughout the areer Although housing completions in New
York CtEy durlng 1970 and 197I may exceed 1968-1969 levels, vacancies in
standard houslng unlts are vlrtually nonexlsEent, except for turnover, and
economlc pressures affecttng the upkeep'and maintenance of properties have
removed many unlts from fhe evAllable lnvenEory. In addiElon, most of the
houslng scheduled for completlon ln the clty ln Ehe next rrin years will be
proJects flnanced through federalr stater and clty programs which $dtI provide
houslng nostly for prrrcns already residlng in the clry. Barring a shaip
lncreese ln new restdentlaI oonstrucEton ln the near future, persons mlgiating
to the HMA durtng the nexE tt{c year8 may have Eo eeek houslng accommodations -
ln outlytng locatlons.

Houeeholds. In January I970r nearly 73 pereent of alI households
(occupted houelng unlEE) ln Ehe HMA were ln New York clty. The clty has
accounted for lese than 30 percent of Ehe lncreaEe ln the number of-households
ln the HMA ln the pasE deeade, however. The number of households tn New York
Clty tncrcaeed by 191700 a year between Aprll 1960 cnd September 1964, bur there
wae a deellne by an cverage of 2r4o0 a year between septembcr 1967 and
January 1970. Ae ehown tn Eable VII, the number of houceholds 1n Manharran
hac decllned eteadlly slnee 1960; Ehe dceltne tn Brooklyn began durlng uhe
mtd.1950rs, and tn thc Bronx ln the late 1960ts. The number of households
ln boEh Queene and SEcten leland hae lnereaacd cEcadlly etnee I950. rn the
suburbEn eounElesr Busgalned levcIs of ncw eonsEruetton and tn-mlgratlon of
famlltce have reeulEed 1n an lncreaslng Ievel of household growth from an
averagc of 23,000 a year between t960 and 1954 Eo 28r50e a yecr between 1967
and 1970. Nearly onc.half of €he houcehold growEh ln Ehc suburban areas
durtng Ehe 1950 dceadc wae ln Suffslk Gounty.

IE lE eetlmaEed theE Ehere wllt bc 3,852!OOO houcehotde ln Ehe New york
EYA UV January l??2, an lgereaee sf 54,000. (27,OOO a year) above rhe January
1970 eeEimaEe. Thle ts an lnereacc ov€r Ehe 1967.1970 averagc annual galn,but te well below the avcrage annual galns durlng Ehc 1g60.1567 pertod. A
moderete lnereaee 1n reeldenEleL eoREErueElon 1E expceEed to reduec Ehe drop
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in the number of households in New York City Eo an average of 2,OOO a year
during l97O and L971. Most of the decline in the number of households is
expected in Manhattan and Brooklyn. Increased in-migration is expected Eo
raise household growth in Ehe suburbs slightly Eo an average of 29rooo
annually Curing the l97O-L972 period, with one-half of the gain expected in
Suffolk County.

. Vacancv. The 1965 Housing and Vacancy Survey reported r.hat 72r475 units
were vacant and available for sale or rent in New York City, an over-all net
available vacancy ratio of 2.6 percent. There were 4rO75 vacant units for
sale, a vacancy ratio of O.6 percent, and 681400 vacant units for rent, a ratio
of 3.2 percent. Net available vacancy ratios in 1965 ranged from 3.7 percent
in Manhattan to l.O percenE in Staten Island. The I968 census results clearly
reflect the declining level of new construction and the increase in t.he number
of abandoned properties in the city. Despite continued out-migration during
this period, the number of vacant units available for sale or rent declined
sharply to only 3Or4O0 in 1968r a 1.1 percent net vacancy factor. 0f these
units, 41375 were available for sale and 261025 were available for renE, or
vacancy ratios of 0.6 percent and 1.2 percent, respectively. The over-alI
vacancy level fell sharPly in all areas except for a moderate increase Eo 1.6
Percent in Staten Island. In the oE.her boroughs, over-alI vacancy ratlos
ranged from a high of 1.5 percent in Manhattan to a Iow of only 0.5 percent
in Queens "

The declining rate of new construction and the increased rate of employ-
ment growth has Ied to a decline in the number of vacant available units inthe New York HMA in recent years. Based in part on the 1965 anC 1968 sample
housing censuses in New York City and on other vacancy data obtairred locaily,it is estimated that the net available vacancy rate in the HMA was only 1.Opercent in January 1970. In New York City the net available vacancy rate was onlyo.8 percentr compared with a 1.4 percenE vacancy factor 1n Ehe suburban area.With the exception of Staten Is1and, vacancy ratlos ln alI areas of the HMA
have declined sharply since the mid-1950's. Vacancy trends for the nine HMAcounties durlng the 196Ors are delailed 1n rable IX.

. Hou-s-jnF lnventorY. There were an estlmated 31939r5OO housing unlts lnthe New York HMA as of January lg7o, an increa." oi teraoo unlts iar47s uyear) slnce September L957. Thls compares wlth an average net lncrease lnthe housing supply of IortoO units a year. between Sepcem6er 1964 and September1967 and 55'750 unlts yearly between Aprt'l 1960 and beptember Lg64, The verylarge net lncrease ln the houslng supply in the HMA In the early t96ors lea reflecElon of the December l96i muittiamtly zontng ehange In New york clEy.That zr:n[ng change, wlrlch was gomewhat more reetrtcttve E[an the precedtngregulaEtons, rJld noe ipply to proJecte for whlch a bullcllng perrrlE apptlcagtonwas recei ved prlc:r t,o December 3l r 1951. AB a result, an inprec"<.lented num-ber nf eppl.tcaL1ons were' f r red in r96r, and compretio" 
"r irr""u-p.oJecrsoccurred over the next several years. Net addttlons to the housing supplyin the suburbs were much less volatile during the 1960 decade, averaging25'9oo yearly berween April 196o and SeptembEr Lg64r 23,g5c yl"ity over rhet'hree-year september 1964-september 196i period., and 221650 annually betweenSeptember 1967 and January l97O (see.table VIIIi.
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As measured by building permits, new residential construction in the
New York HMA declined by about one-third between 1965 and 1969, from 54r3OO
units to 361850 units. Of the 1O8r9OO housing units authorized in New york
CiEy in the 1965-1969 period, about 26 percenf r." in the Bronx, 17 percenE
in Brooklyn, 2I percent in Manhattan, 2L percent in Queens, and I5 percent
1n Staten Island (see table IX). In recent years, single-family construction
in New York City has been negligible except for Staten Island. As measuredby building permits, the number of units authorized yearly in tr,uo-family t

structures ranged between 5r275 and 5r825 during the I965-1968 period, thendeclined sharply to 41325 in 1969. Although aulhorizaEions for units inmultifamily structures fluctuated greatly during the latter half of the
1960rs in several areas, the over-al1 Ievel in New York City declined steadilyfrom 161850 in 1965 to lor5oo in 1969. rn the suburban.r..", nearly one-half of alI housing units authorized between 1965 and 1969 were in SuffolkCounty. 0ver 64 percent of all single-farnily uniEs authorized i. ai.-r"|".u"during the 1965-1969 period were in Suffolk County, while Westchester CounEy
accounted for more than 41 percent of the units authori zed in multifamily
structures.

In additiol io buitding permit data, a series of data on compleEions,
conversions_, and demolitioni are availabte for New york city only. Theimpact of th9 1961 change in multifamity zoning regulations (discussed previ-ously) is reflected by the fact that comptetiols of new units in the cily
lvelaged nearly 48,I50 a year during Lhe 1962-1966 p;;i";.---N.;'consrrucrion
de-clined sharply in the next few years, however, to less than one-Ehird thatof the L962-I966 average. The rate of demolitions also was much lower inthe latter half of the decade, averaging 81625 a year between 1965 and 1969as compared with an average of 13r3OO annually between 1960 and 1964. The
number of units added annually to the housing supply in the city throughconversion declined steadily during the 196O decade, from 5rO19 in 1960 to21322 in 1969, while the number of units removed through *"rgu. fluctuated
between 967 and 1r815 during the decennial period (see table X).

In the spring of 1965 and 1968, the U.S. Bureau of the Census conductedsample Housing and Vacancy Survey" io. the New York City Housing and Develop-ment Administration. A reconciliation of the data from these .Jr'r.y" ,iit-'the data-shown in table x indicates that a large number of units have beenremoved from the city housing invent.ory by rn."n" other than demolit.ion andmerger. Data compiled by the New York City Department of planning, shownin Eable X, indicate Lhat there v/as a net addition of nearly 92r35O housingunits to the New York City inventory between January 1965 and December Lg6l.However, the demolition data shourn in table X exclude a number of single-room-occupancy units that were located in some of the demolished structures.Informed loca1 sources estimate that roughly l4rooo single-room-occupancyunits were demolished during the 1965-tlOZ perioa. faking this into consid_eration' Ehe net increase in Ehe housing supply in New york city during thethree-year period would be about 78r35o unit;.- The Housing and Vacancy surveys,however, indicated that there was a net decline of 2r rrco units in New yorkcity between 1965 and 1968. Although they cover slightly differenr time periods,a discrepancy-of roughly loorooo units is indicated by a comparison of theu.s. Bureau of the census surveys and the.data shown in table X.
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The IOOrOOO-unit difference mentioned above is based on data which are
subject Eo fairly wide marglns of error. The sample utilized by the U.s.
Bureau of the Census in both 1965 and 1968 ie somewhat smaller than thaE used
in decennial housing censuses, end the demolition dat,a undoubtedly exclude a
number of unreported demolitions. Thus, the actual change in the New York
City housing supply during this period may be somewhat smaller (or larger)
than that shown above. Nevertheless, it is apparent that a large proportion
of the discrepancy can be attrlbuEed to the fact thet many units in the city
are in structures of the type normally excluded from census enumerations --
structures which are boarded up, abandoned, burnE-outr or are oEherwise
uninhabitable. This phenomenon has been evldent in recent years in particular
sectlons of the Bronx, Brooklyn, and ManhatEan. Despite the construction of
nearly t38r9OO new units between 1965 and 1959, the abandonment of properties
on a large scale has resulted in an actual decllne in the available housing
inventory since the mid-t960ts and has precipiEated a severe housing shortagein the city. The impllcations of this housing shortage as it relates to the
demand for housing also 1s discussed in oE,her sectlons of this report..



Tab1e I

EstimaEed Annual Demand for New Si 1e-Fami I Hous i
Suburban Counties Segmen

Nqq
January l, 1970 to Januaqy l, 1972

Numbe r
of unitsSales price

Under $2O,OOO
$2O,OOO - 22,499
22,5OO - 24,999
25,OOO - 29,999
3O,OoO - 34,999
35,OOO - 39 1999
4O,OOO and over

Total

l,I5O
2,4OO
2, lOO
2,25O
2,7 50
3 ,350
2,OOO

l6,ooo

Percentage
distribut.ion

7

15
13
L4
r7
2L
13

IOO

Estimated Annual Demand lgt Nq, I',Iultifamily Housing
Suburban C"untie.s SegmentgT

New York, New York, Housing lt{arket Area
Janua l97O to Januar I 1972t

Number of units bedroom size
Month 1y

gross rent!/
0ne

bedroom

1,915
800
340
r40
60
35
IO

3 ,3oo

Two
bedrooms

I ,685
1rO25

550
295
155
80
10

3 ,800

Three or more
bedroomsEff ic iency

315
55
30

400

Under $180
$18O - 199
200 - 219
220 - 239
240 - 259
260 - 279
280 - 299
300 - 324
325 - 349
35O and over

Tota I

22;
155
75
30
I5

500

/ rncludes Nassau, Rockland, suffolk, and westchester counties.
/ Gross rent is shelter rent plus the cost of all utillties.

a

!
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Table 1I

onent I the Civi I{ork Force1

Cgmponent

HMA total

Total civilian work force

Unemp loyment
Percent of work force

Emp loyment
Nonagricultural wage and salary
0ther employmenta/

New York City

Total clvilian work force

Unemp I oyment
Percent of work force

New Yor New York, Housing Ma t Area, I 6s- r969
(Annual average6 in thousands)

19 65 L966 t967 1968 t969

5 ,287 " 
9 5 ,335.2 5,386. I 5,47 L.7 5,578 "6

240.3
t+ 

" 57.

22L.7
4 "27.

5, 113. 6

4,551 . 8
561.8

r74.5
4.27"

3 ,965. 8
3,6L4.3

35i.5

20t.9
3.77"

153.5
).1/o

180.2
3 "37"

t34.7
3.2%

45.5
3.62

180.2
3.22

5,398 " 
4

4,86L,4
537.O

4,253.4

132.3
3 .17"

4,L2r . I
3,799.8

321.3

1,277 .3
I ,061.6

2t5.7

5,184.1
4,641, r

543.O

5,29L.6
4,752.4

539,2

Suburban are as

TotaI civilian work force

Unemp loyment
Percent work force

Emp loyment
Nonagricultural wage and
0ther employment_a/

5,O47 ,6
4,459 .6

588. O

3 ,950.7
salary 3,577 "3

373.4

49.8
4.37"

48.4
3.97"

47.9
J.O/"

4,14L.2 4,L4O.3 4, 149.3 4,I93.8

5

o/o

90
4

Emp loyment
Nonagricultural wage and
0ther employmentg/

3 ,995.8
3,661 

" 5
334.3

!,osg. r
3,732.2

326.9

L,L46.7 1,L94"9 L,236"8 I ,277.g L,325"2

47.2
4.O7"

sa I ary

Subtotals may not add to totals because of rounding.

New York State Department of Labor.

1,096.9
882. 3
2L4.6

I , 147.8
937 .5
2lo. 3

1r 188.3
979.6
208.7

L,232.5
I ,O2O "2

2t2.3
a/ rncludes farm workers and nonagricultural employment consisEing of thedomestics, and unpaid family workers.

self-employed,

Note:

Source



Table III

Distribution of No r icu 1 tural and SaI
New Yor New Yor Housine Marke t Area. L965-1969

(Annual averages ln thousands )

r966 t957

I ment b lndu s t

r968 1 969

4.752 "4 4 ,861 .4

1,1O1.O r,o95.2

Indu s t rY

Total wage and salarY emPloYment

llanufac turing

Durable goods
Furniture and fixtures
Primary metals
Fabricated metals
None lectrical machinerY
Electrical machinerY
Transportat ion equiPment
Inst rumen t s
Other durable goods

Nondurable goods
Food products
Textile producEs
Appare I
Paper products
Printing & Publishing
Chemical s

Leather products
0ther nondurable goods

Nonmanufac turing
Min ing
Contract construction
Trans. & public utiIities
Trade
Fin. , ins. , real estate
Se rv ice s

Government

196 5

4,459.6

I ,O87.0

339 .9

-21.820.o

4,55I . 8

I , 1o4.9

360.6

4 ,64r .1

1,096.5

359.6
- 2t:6

20.6
52.2
53.5

52.6
49.9
77.6
5r.1
43.8
23.r

22. I
20.9
54.6
52"5
86.5
55.8
44.6
23.6

358. I
2Ll

356.O-2r.4
20.4
54. O

52.8
87.4
54 "9
42.2
2L "9

19.8
52.9
53.6
87 .9
56.9
42 "5
22.4

741 .t
807
39.5

258.2
33.7

143.O
56 .5
30.5

I05"3

744.3 736
7 5.2
4I.O

255.6
33"5

t42.9
56.6
32.O

lo7. s

7,4.
20

249.
32.

L45.

3.2
161.6
370.9
973 ,5
45t.4
906.9
677.L

7 42.9
75"L
42 "2

251.2
32"5

145.3
56.4
34. O

106"2

739.2-7t.6
4r.

249.

88.4
56.2
43.8
23.3

56.
32.

lo6.

9
I
9

6

5
I
7

8

2

32

o
I
5
2

8

5
5

146.
55.
33.

lo5.

3 ,372.5 3 ,446.9 3,544.6 3 ,65r.4
3.t

162.7
363.4
964.7
436.t
869.7
647.2

369 .
oo I

480.
939.
703.

3,766"2
3.1

L64.6
380. O

l,o10.5
504. O

970.2
733. 8

3.
t66.
362.
957 .

429.
840.

o
4
B

9
8
6

o

3

r63
o
5
6

6

5

4
86t2

NoLe: Subtotals may not add to torals because of rounding.

Source: New York State Department of Labor



Table IV

ated
State ew York

aver 1960-[

Earni s
o tlon ri

Unl t
I t

New Yo

Neg York HT{AUnl ted
AEes

State of Nes Nassau and
Suffolk Counttea
Arcunt Index

Rocklnrd lest.ehester
Cou.ntv

Arcunt Iader

34 tm.o
a9 tm.6
n 106.3
79 lO8.t
29 tto.8

to6.[3 1t4.9
1[O.m tI9.[
1(}9"70 tt8.8
t2s.6g rIr.7
t26.E9pl t*.s

S{et
Total

Auoun[ Index
Year Anount

York Clty
Index Arcunt Index Amunt Index Amunt Inder

1960
1951
1962
I 963
1964

$ 89.72
92.34
96.56
99.63

to2.97

100.o
1o2.9
LO7 .6
111.O
r 14.8

r 19.9
125.2
I 28.1
135.5
144,3

89.51
92.21
96.O2
98.78

1O2.44

107.
110.
t 14"

$ 84.35
87.10
89.86
92.25
95.25

loo.o
1o3.2
1o5.5
1o9.4
1t2.9

I 98.97
to2.@
105.95
ro7.33
LO6.92

loo.o
r03.7
lo7. I
IO8.4
lo8.o

l()3.m
Lo6.43
1()5.82

lm.o
1e4.9
llo.3
[ 14.O
r I3.3

$ 103,o
2.lo $ 93.38

97.999
2
2
3

$ gz.
92.
98.
99.

$ 85.95
88.97
92.A&
94.37
97.A2

tu>.o
1(}3.5
to7.I
tog.E
112.9ta2.

I 955
1966
1967
1,958
1969

107.53
112.34
114.90
L22.5L
129.5L

LO6.tfi I t8.7
11r.35 L24.3
LL0.IA L27.7
L2L. t+8 135.6
L27.7El 142.6

97.88 tt6.o
tol.95 12t.9
106.60 t26.4
tL2.94 r33.9
tt9.oE/ r4t.r

LO7.74 108.9
tr4.81 115.o
tt7.74 119.0
125.05 L26.4
t27.s7pl L28.9

to9.61 tt7.4
114.68 122.A
l20.@ r29.t
125.63 134.5
r3r.35y ruo.7

99.56 rr5.8
to4.34 \21.t+
to8.39 L25.1
r15-12 133.9
txl..vlgl vs-t*

gl Flrst eleven monthe.
El Prellmlnary.

Source: U.S. Departuent of Labor, Bureau of Labor StaElstlce.



Table V

Percen tage Distribution S_q_4!1 Families by Esr imated Annual After-Tax Income
New York. New York Housine Market Area

L967 and 1970

New Y,ork CitvAnnual income
af ter - Eax

Under $4,OOO
$4,oo0 - 5,ggg
6'OOO - T rggg
8,OOO - g rggg

lo,ooo - L4rggg
l5rooo - lgrggg
2OTOOO and over

To EaI

Median

Annual income
after-tax

Under $4,OOO
$4'OOO - 5rg9g
6rooo - 7,ggg
8rOOO - g rggg

lorooo - I4,ggg
t5rooo - L9,ggg
20TOOO and over

TotaI

Median

Source: Est.imated

Bronx Brooklyn Manhattan
L967 197C^ 1967 1970

Queens St.aten IsIand
1967 t97C^ t967 1970 L967 L97C.

100

$7,OOO

100

$8, 575

100

$7,O5O $8, 55O

t1
T4
24
I8
24

7
2

IOO

$8, I 25

100

$9,95O

19
20
2T

T7
t7

4
2

I1
I4
19
t7
25
10

4

18
20
22
16
t7

5
2

L2
13
20
T7
24

9
5

100

25
2L
16
l2
t4

4
8

t6
18
L7
l3
t8

7
11

10
T4
2L
I8
23

9
5

6

7
15
r9
31
r4

8

6
8

I5
22
31
t2

6
100 100

$6,525 $7,9OO

100 100

$8,575 910,4OO

Suburban areas

t967 L970

Nassau
CounEy

Rock land
Countv

1967 t970

Suffo lk
County

WesEchester
County

HMA

Eotsal
L967 L9701967 1970 1967 L97C-

5
10
18
L7
28

8
T4

3
4
9

t7
33
T7
L7

9
l3
r9
19
27

6

5
7

r3
19
33
L4

9

l2
L7
25
20
18
6
2

8
8

I5
20
32
lo

7

9

9
16
16
25
9

L6
100

4
8

L2
16
26
15
19

too

T4
r5
20
T7
2L

7
6

9
T2
t4
L8
28
IO

9
7

100 100 100 100

$10,O5O gI2,150 98,925 gIO,SOO

by Housing Market Analysts.

100

$7 ,67 5

100

$9,875

too

$8,07 5

100

$9,7oo$to,ooo gI1,55O



Table VI

New

ApriI I,
r 960

Sept. I ,
r964

!0-.694.-0 l raq3o.o

(in rhousands)

L97 2
r 960-
1964

Area

HMA total

New York City
Bro nx

.Brooklyn
Manhat tan
Queens
Staten lsland

Suburban areas
Nassau County
Rockland Countv'Suffolk Countv' hlestchester County

Sept. 1,
1967

I 1.2{5gq

7,752.o
L,454.o
2,558.O
1,497 .O
| ,97 2.O

27I.O

3.493"o
I ,426.O

200.o
979.O
888.O

January I, Jenuary l,
Aver annual chanee

L964- 1967 -
t967 1970

II'@,9 11.525.q 75.9 7L.t 66.4

7 ,650.O
1,4Ig.o
2,48O.O
r,427 .O
2rOII 

"O
313.O

3.700.o
I,461.o

222.O
I,o91.O

926.o

3.875.O
I,486.o

24L.O
l,186.o

962.O

I 970-
197 2

62. 5

-25.O
2,
1,
t,

L7_92.9.
L r424,8

627

2,9I2.6
Ir3OO.2

136.8
665.8
808. 9

z,780. O

L ,454.O
2r588.O
1,585.O
1,906.O

247 .O

3. 250. o
I ,387.O

17 2.O
844.o
847 .O

98
9

6

80

3

3

6

o

7,700.o
L ,434 .O
2,517.O
|,462.o
Ir9g3.O,

294.o

6

-8
25
2l

5

-9. 3-o. 5

El^o

;
3
o
o

6

9
6
8
7

o
3
o
7

48

13L9.7
8.O

@.1
8.6

-10
-29

a)

8

o

45.
13.

-22.3
-8.6

-r7.6
- I5.O

9.O
9.9

I6.

-7 .5
-i8.5
-i7.5

9.O
9.5

12.5
9.5

47.5
I8. O

222

76.4 88.7 87 .5
15.
9.

o
4
o
3

No te:

Source:

In some instances, totals may not add because of rounding.
I960 Census of popularion.
1964, 1967, 197O, and 1972 escimared by Housing Market Analysts.

Yo rk
e

III 2



Table VII

Household Trends
York New York Housi e4e!--4reaApril lr I960-January 1. 1972

(in thousands)

Averase I change

Area

HMA total

New York CiEy
Bronx
Brook I yn
ManhatEan
Queens
Staten Island

Suburban areas
Nassau County
Rockland CounEy
Suffolk Count.y
Westchester CounEy

April 1,
r950

!..15!-'-9

?,654.9
463.4

September I,
1964

3.64rJ

September l,
1967

January 1,
__L97O _

2.7 57 "O488.4
844.1
657 .9
682.5
84.L

1 ,O41 .O
403.4
59.3

292.9
2a5.4

January 1,
r97 2

t967 -
r 970

L970-
t972

3.737.5 3.798.O 3.852. O

r960-
L964

42.7

lo ?

1964-
r967

3l .9

6.8

25.9

-,L-r-
-4.9

27 .O

-2.O

850. 9
695.8
583.1

6L.7

2,142.O
482.4
862.9
694.5
633. O

69.2

2,7 62.5
49L.9
855. 6
669.3
668.9

7 6.8

zJs3.o
486 .4
834.7
646.9
694.5
90. 5

- t.o
-4.7
-5.5

6.O
3.2

4.3

-o.3
11 .3
t.7

5.O
3.O

L4.5
6.5

-4.9
5.8
3.1

3.2
-2.4
-8 .4
L2.O
2.5

4.7
2.3

L2.9
5.2

798. I
348.7
34.7

L73.4
24r.3

97 5.O
391.O

52.5
260.o
27t.5

6s.3
32t.9
298.4

2523.O
6.4
2.5

IO.8
3.3

899.7
376"9

45.6
22I.2
256.O

1,O9g.q
4t3.4

28. 3
5.3
2.9

14. r
5.o

29.O

Note: rn some instances, Eotals may not add because of rounding.

Sources: 1960 Census of Housing.
1964, L967, 1970, and 1972 estimated by Housing Market Analysts.



Tabte VIII

f the
Hous

To tal
hou6l ng

I nvento ry

ln

occupi ed
housl ng

unl ts

L7 3.4
221.2
2@.O
292.9

Vacant houslne units
Avallable for

Total
iale or rent

Nuber Percent

Other
vacant
EL!.€/Area and date

HUA total
ApriI I, 1960
SepLember l, 1964
SepEenber I, 1967
Jaruary I' t97O

3,643.1
3,889.4
3,91 9.7
3,939. 5

t20.2
I50.7
LZl.O
1o3.9

453.O3,
3,
3,
3,

59 .9
97 "O
55.2
37.6

190
247
La2
t4l

r48
86
59

9.8
13.4

6.
9"
4.
,

L7 .9
26 "5
10. 2

7.2

I
7
2

5

.o

.6

.5

.o

.o

.5

.2

.8

.5

.9
"o
.6

.7

.o

.5

.o

.5
i .'l
.5
.t

2

2

L

t

o

I
3
I
1

.o

641
737
794

Ileu York Clty
Aprtl t' 1960
SepteEber 11 1964
Septenber l, 1967
January I' l97O

2,6s4.9
2,7 42.O
2,762 " 5
2,757.O

53.5
73. I
33.5
22.6

798. r
899.7
97 5.t

I,O41 "O

23.9
2t.7
I5. O

2.7 58.6
2,89O.5
2,849 . O

2,816.O

473.2
495.8
50I .3
494"6

617.L
666.o
688. I
697.o

65.2

998.9
I ,O7O.7
1,123.5

ro3.7 2
2
I
o

2.L
I.5
o.5
o.4

fr.2
75.4
53.O
36.4

Bronx
Ap!iI I, I960
Septenber L, 1964
September l, 1967
January I, t97O

Brook I yn
AprlI 1, I95O
September I, I964
September I, I967
January l, 1970

Manhat tan
April 1, I96O
SepEember l, L964
Septenber 1, 1967
January 1, I97O

Queens
Aprll 1, 1960
September I, I964
SepEember I, I967
January l, 1970

Staten IsIand
Aprl1 1, 1960
Septenber I, 1964
Septenber I, 1957
January I, 1970

Suhurban areas
Aprtl I, l960
Septenb€r 1, 1964
September I, 1967
January I, l97O

Nassau CounEy
Aprll I, l960
September I, 1964
SepteEber I, 1967
January I, I97O

Rockland County
AprlI I, t960
Septenber l, 1964
Sepcember l, 1967
January I, l97O

Suffolk County
Apri.l l, 1960
September l, 1964
September I, I967
January I, l97O

lJestchesLer County
AprIl I, l960
September L, 1964
Septeober I, t967
January 1., 1970

463 "4
482.4
49t.9
488. 4

2"9
4.1
4.5
3.3

875.8
914. I
886.9
855.4

24.9
51.2
3r.3
21.3

I 5.O
26.9
r3.l
a.4

9.9
24 "3
I8.2
L2.9

727 ,4
7 42.O
69r.-t
67t,2

3l .6
47.5
22.4
13. 3

r3.7
21.O
12.2
6,I

583. I
533.O
668.9
6A2.5

L2.5
9.4
4.O
,1

2t .5
23.6
15.9
11.8

5
5
o

9.4
6"2

34

I9
t4

3.4
3.4
3.5
3.7

86
99
95
a2

9
3
9
9

850.
862"
855.
844,

695,
694.
669.
651 .

8
5
3

9

o
o
9
5

6
3
8

6l .
69.
76"
84.

.1

.o

.3

.4

I
I
I
I

1
2
8
I

5.6
7.1
6.6
6.o

.6

.4
,7
.6

.o

.6

.2

.4

.4

.7

.5

.o

z
2
I

2.4

884.5

7)
80
a7

366
396
409
418

4
2

7
5

r6.3

,,
2.3

70. o
75.3
74.O
67. s

45.4
49,4
4A.4
44.5

39. O

50.6
57 ,7
53. 3

7
9
o
4

3

1

5
4

7
6
5

3

348
316
391
@3

34
45
52
59

L7 .6
t9.2
I8.5
I 5.O

4.9
6.4
6.o
4.O

12.6
12.8
12.5
tt.o

4.3
5.O
5"2
4.O

1.2
1.9
2.1
1.O

3.3
4.O
3.8
1.7

3.t
3.1
3.1
3.O

3.1
3.I
2.5
2.O

224.5
277 .7
3I 5.O
343.4

5I.
56.
55,
50,

o
5
o
5

254.8
27 1.5
288. 5
298,4

24t.3
256.O
21r.5
2A5.4

r3.5
t8.5
r7.o
r 3.o

4.6
8.5
7.O
4.O

1.9
3.2
2.5
1.4

8.9
to.o
ro,o
9.O

Note: In sone lnstances, totals may not add because of rounding.

9/ Includes dilapidated unlEs, units rented or sold and awaiti.ng occupancy, vacant seasonal un1ts, and unlEsheld off tlre mark(,r.

Sources: I96O Census lf Housing.
L964, 1961, and I97O esEimat.ed by }lousing Market AnaIy6rs.



Table IX

New Housing UnlEs Authorlzed bv Building PermiEs
New York, New York, Housing Market Area

Annual Eotals, 1965-1959

Area

HMA total
Slngle-family
Two-famlly
Multifanily

r965

54,354
23,064
6,548

24,7 42

25,5O9
3 r2O7
5,454

16,848

r 965

45,463
t8,319
5,718

21,426

22,85O
2,377
5,278

I5, 195

448
8,177

2,5L2
80

1,O56
L,366

2,292
2,@O

3,5r2
I ,533
L,472

507

22,613
L5,942

4Q
6,231

3,857
?,219

r24
1,514

40
998

I 1 .598
lo, o42

32
L ,524

4,27 6

I ,837
244

2,L95

1957

45,O53
1 6, 859
6,284

2l ,91O

22,426
1,645
5, 836

t4,945

7,O75
82

646
6,347

4,642

r 968

47 .57 5
t7 ,269
5,850

24,456

2t ,77 6
I , 481-

5,47 4
14,82L

6,384
57

526
5,801

L ,532
43

1,322
167

2,O28
L,964

4,648
17,688

16,331
L,495
4,322

lo, 51 4

2,522
34

444
2,O44

4,802
90

760
3,952

2,545

2r545

L)s7
228

L,778
1,35I

3, 105
1,I43
I ,34O

622

20, 506
I 3, 006

326
7,r74

3,7 26
1,642

124
I ,960

2,O28
I,41I

8
509

to.o30
8, 503

l8
I ,5O9

4,7 22
I ,45O

Total, I965
through 1969

29,O48
llo,222

28,294
48r

3,228
24,585

17 ,923
556

5,846
It,52l

2L3e6
2

2

23,392

22,419
2,788

1l,060
8,571

r 6,860
6,378
6 ,228
4,254

r 20,390
79,8O7

2,684
37 ,899

20 ,7 97
1t,ll6

846
8,835

t3,52r
8, 556

1969

36.837 229,282
14,501 9O,OI 2

New York CiEy
SingIe-famlly
Two -faml 1y
Mu 1 Eifami ly

Bronx 3,604 8,709
224 84

lo8t892
10, 2O5
26,364
7 2 ,323

Single -fami 1y
Two -fami I y
Multifamily

Brooklyn
Single-fanlly
Tt^ro -f ami lY
MulEifamily

ManhaE Ean
Single -fami ty
Two- fami I y
MulEifa$i ly

Queens
Single-family
Two- faml ly
Multlfamily

Staten Island
Si ngI e -fami I y
Two- farni 1y
MuLtifamily

8,245 2,7 45

2

I ,243

4,907

4,435
225

1,46
2r8O4

1,164
2r216

2 r386
1,492

II8
1,292
3,232

6,726
I

2,7 45 3,134 6,725

5,372 !,360 4,423
580 420 43r

3, 135

I rO29

Suburban areas
Single- fami ty
Two- fami 1y
Multifani 1y

28,845
19,857
I,O94
7 ,894

4,31 q
r,729

496
2,O93

5, 306
3,O54

340
l r9l2

3,6I9
2,o@

246
1 ,333

!3,38r
12 ,7 L8

108
555

6,539
2,o45

400
4,O94

2,57 6

1,364

3,2L4
L,O24
r,322

868

6,96s

4,o99
2, IO8

106
I ,885

82
470

L2.438
9, 538

24
2,976

3,844
r,874

236
1,734

z,7rr
949

I ,598
164

22,627
t5,214

448

'?r246
L,694

2,88?
1 ,844

25,799
15,788

376
9,635

3,809
2,093

152
L,564

2,7 46
L,577

10
1,159

12.67 6

1o,287
Q

2,349

6 ,568
I ,83I

174
4,563

386
4,569

Nassau County
Single-family
Tr^ro- f ami ly
Multlfami ly

Rockland County
SingIe-family
Two-family
MulEifamily

Suffolk Count.y
Single-fam11y
Tr,,o-family
Multlfamlly

WestchesEer CounLy
SingIe-famity
Tuo-family
Multifanily

L76
3,096

60.r23
5l ,o88

222
8,8I3

25,949
9,O37
1,23O

t5,682

Source s U.S, Bureau of the Census, Construction ReporEs, C|+O/C4Z; New York SEaEe Dlvision of Housing and
Conmunity Renewal.

.t



Table X

Chanses in the Housi SuppIy
New York Citv, New York

4.,n!ra1 toEals, i960-1969

Housing units added
to the housing suppl v

Housing units removed
from the housing supply

Year

r 960
1 961
t962
I 963
r964

1965
t966
1967
r 958
1969

New units
compl eted4/

35 r247
35,L27
47 ,3O4
60,031
5I ,919

49 1452
3r,953
22 1857
L7,242
17,383

Conversions!/ To tal

4A,266
t$ r42r
53, 59 I
65,2OO
55, 668

53,O55
35, 433
25 17 25
20,096
t9,7O5

Units
demo 1 i shed

20,246
L6,Og2
LO,434
t2r534
7,t78

5r015
6,929
5, 998
2 r083
3, 138

21,213
L7 ,365
11,616
13,823

8 r4I2

6 r20l
8,47O
7 ,2L4

I 3,898
L4rg39

Net
change

t 9,o53
23, O56
4L ,97 5
5L,377
47 ,256

46 r854
26 r963
I8,5lI
6,l98
4,766

MergersE/ Total

5, Ol9
5,294
6,287
5 1169
31749

603
480
868
854
322

967
1r273
l r I82
L r28g
L 1234

t
1

3
3
2

2
2

,
,
,
,
,

I,186
1,541
L 1216
1,815
I ,80I

4/
b/

Completion data are based on issuance of final
Based on limited data; figures are approximaEe.

Certificates of Occupancy.

Source: New York City Department of Planning, based on data from the New York City Department of Buildings.
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Tvpe o f structure

Table XI

N ber of Housi Units I eted
New York Ci ty. New York

Annual totals I 960- I 968

L962 1963 1964 1965 le669/
Total completions

Single-family
Two- fami ly

I 960

35,247
3rO8g
8 r44o

23.718
2r464

99r
20,263

35,L27
2 r779
7, 158

25,LgO
2rog6

280
22 r924

47.3C-4
3r528
7r830

35,946
6,786
5,582

23,578

60,o3I
2rg3g
7,314

49,779
2,950
6,I30

40,699

5l,9Ig
2,794
6rog2

43,O43
7 ,615
9,O2O

26,4A8

49,452
2,9o7
5r882

4C.,663
7 ,L79

14, 506
I8,978

32, 1 31
2, 3O1

5,L7 2

24,658
5,253
4,7LO

t4,695

V67et

23.036
I ,650
4,234

L7 ,r52
2, 960
5,90L
8r39I

I 968

L7,242
L,874
5, l40

1o,228
L,439
4r483
4,3c^6

Multifami ly
Public housinqa/
Limited profitb/

.A1l orher multifamitv

q/ Includes state-, city-, and federally-as6isted public hou6ing,

U Includes housiog ftnanced under bo!h slate and city plogrs.os.

9/ Tolar cohPlelions for 1966 and 1967 differ slightry from rhe figures 6honn in Eable x becau.e they includedornitory unlrs provlded by rhe New v.rt i...""i..iri"iy olir,..rry.
Source: Ne$ york City DepartEent of City planning.

I 961



+

0rrAflIii,tff,ll 0F llglisll' I
Ail0 lJflBAll 0ttftl0ptifitili

ocT 2 91970

Ll8flAiql
}tAslllilgl0l{, D.g. 20,{lJ

l28i :3OB F22'New York CitY
L970

U.S. Federal Housing Administra-
tion

Ana1ysis...

t
I

T



?"|_

U. S. DEPARTMENT OF *OUSN+G AND URBAN DEVELOPMENT
FEDERAL HOUSING ADTIINISTRATION

wAslilNGTON, D. C. 20411

OFFICIAL BUSINESS
PENALTY FOR PRTVATE UsE, 

'3OO

Library
HIJD

Boom 8141

!.rA

2 copies

t

POSTAGE AND FEES PAID
DEPATIIEXT OF Hq,,Sll'G AI'O UIBAX DEVILOPIEG'-'

I


