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Forororri

As a publlc cerrrLoe to asslst Local housing activltles through
clearer urderstandlng of loeal housLng narket cordltlons, FHA
lnltLated publlcatlon of lts colryrehenslve houstng narket ana\rses
car\r ln 1965. Whl}e each report ls deslgncd speclflcally for
FllA usc ln adnlrtlsteri.ng lts nortgage lnsurence operatlons, lt
tr expected that thc factual lnforrnation ard the flndlngs ard
concluslons of these reports rrtll be generaLly useful elso to
bulJ.dcrs, nortgagees, ard others conccrned nith local houslng
problems ard to others havlng an lnterest ln local econonlc con-
dttlons ard trerds.

Slncc nerkct enalysl,s Ls not an exact sclence, the Judgmental
fector lc lrportent ln ttre developmcnt of flrdtngs aDd conclusions.
There ntl} be dlfferences of oplrdon, of course, ln thc lnter-
pretetlon of avalleble factual LnformatLon ln deternlnlng the
absorptlve capactty of the narket ard ttre requlrenents for naln-
tenance of a reasoneblc balance 1n dmard-supply relatlonshlps.

Ttre factual frauerork for each analysls is developed as thoroughly
as posslble on thc basla of lnfomatton avaLleble from both loeal
ard natlonal sources. Unless speciftcally ldentlfled by source
referenccr eIL estlnates ard Judgments ln the analysls are those
of the authorl.ng analyst and the FHA l{arket Ana}ysls and Research
Sectlon.
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ANALYSIS OF THE
PATERSON-CLIFTON-PASSAIC, NEW JERSEY, HOUSING MARKET

AS OF APRIL 1, 1967

Summarv and Conclusions

The economy of the Paterson-Clifton-Passaic Housing Market Area (HMA)
is characterized by a diversified economic structure; there is no con-
centration in any one industrial sector. As in most other major metro-
potitan areas, however, trade, services, and government have been the
source of an increasing proportion of total employment in recent years.
Nonagricultural wage and salary employment increased steadily during
the 1958-1966 period, averaging abouE 12rO5O jobs annually; over three-
fourths of the yearly gain occurred in nonmanufacturing industries,
particularly trade, services, and government. In t955 unemploynent
averaged 221600 workers, equal to 4.3 percent of the work force, the
lowest Level of the entire t958-1966 period. Over the next tr,ro years,
wage and salary employment in the HMA is expected to increase by
13,OOO jobs a year, with substantial gains anticipated in trade,
services, and government.

The April 1967 median income of all families in the HMA, after deduc-
tion of federal income taxes, was about $8r625; the median income of
all renter households of two or more persons $ras $7rtOO. By April
1969, the median after-tax income of all families in the area is ex-
pected to approximate $9r1oo, while the median income of renter house-
holds is expected to rise to $7 1475.

In ApriL 1967 the HMA population totaled about L,349,000 persons, an
annual increase of 23r150 persons (about two percent) over the April
1960 total of 1,186,900. During the 1950-1960 decade, the population
grew by 311075 ayear. By April 1, 1969, the population is expected
to total 11397,000 persons, a yearly increase of 241000; of the annual
gain, 16,500 is anticipated for Bergen County and 7,500 for Passaic
County. The number of households in the HMA totaled 4051800 in April
1967, an average annual gain of -71175 since 1960, somewhat below the
1950-1960 yearly increase of 9,850. During the next two years, house-
hold growth is expected to be about 7r35O a year, including 4,900 in
Bergen County and 2,450 in Passaic County-

The April 1967 housing inventory of 421,200 units represents a net
gain of 5Or200, or nearly 7,L75 a year since 1960; the average gain
between 1950 and 1960 was approximately 10,100 a year. New privaEe
residential construction activity in the area increased from 7r200
units in 1960 to 9,150 units in 1964 and then declined in the follow-
ing two years to a 1966 total of 51575 units. The single-family con-
struction volume in the area has declined steadily from 4,950 homes
in 1960 to 21375 units in 1966, while inultifamily construction in-
creased from 21250 units in 1960 to 51525 units in L964, before de-
clining to a 3,200-unit level in 1966. The proportion of units
occupied by ovuners in the HMA increased from 58.5 percent in 1950
to 65.4 percent in 1960 and then declined to a 64.2 percent level in
April 1967.
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There were 4,550 available vacant housing units in the Paterson-
Clifton-Passaic area as of April- 1, 1967, of which L,675 were
available for sale, representing a homeowner vacancy ratio of
less than one percent. The remaining 2,875 avail-able vacant
units were for rent, a rental vacancy ratio of 1.9 percent.

The number of additional housing units needed to meet the require-
ments of anticipated household increases and to allow for expected
occupancy and inventory changes in the market is estimated at 81000
units annuall-y. Total demand consists of 3r700 single-family units
and 4,300 multifamily units a year. There may be a sma11 additional-
demand at the Lower rents which require some form of public benefits
or assistance. These demand estimates do not include public low-rent
housing or rent-supplement acconrnodations. The table on page 33

surtrnarizes the projected annual demand for new single-family and
multifamily housing by county. The qualitative demand for sales
housing is presented on page 35 and for multifamily housing on page
36.

There is an estimated annual demand for about 425 additional "skilledt'
nursing home beds in the HIvIA during the next tI^7o years. The estimated
yearly demand for skil-l-ed beds in Bergen County totals 300, while in
Passaic County, the demand is projected at L25 beds annually. Utili-za'
tion of the 880 beds whose construction is already underway or which
have been approved should be observed before further additions to the
nursing home inventory are aPproved, however.

7



AI.{ALYSIS OF II{E
PATERSON.CLIF TON.P AS S AI C NEW JERSEY HOUSING MARKET

AS OF APRIL 1 t967

Housing Market Area

For the purposes of this analysis, the Paterson-Clifton-Passaic Housing
Market Area (HMA) is defined as being coextensive with the Bureau of the
Budget definition of the Paterson-Clifton-Passaic Standard Metropolitan
Statistical Area (SMSA) which includes Bergen and Passaic Counties, New
Jersey. In 1960, this area had a population of about 1,186,900 persor,".l/
The HMA is heavily urbanized; over three-fourths of the 1960 population
of the HMA resided in 34 urban communities, each of which had a popu-
lation of 10,000 persons or more in 1960.

The HMA is virtually surrounded by three highly urbanized standard metro-
porr-Lan statistical areas, the Jersey City SMSA and the Newark SMSA on the
south and the New York SMSA on the east and north. Sussex County, New
Jersey, adjoins the western boundary of the HMA. The HMA and the three
adjacent SMSA's, along with Middlesex and Somerset Counties, New Jersey,
constitute the New York-Northeastern New Jersey Standard Consolidated
Area, which in 1960 had an aggregate population of about 14,759,000
persons.

Transportation, in its various forms, represents one of the most important
activities in the HMA and in the entire Standard Consolidated Area. The
transportation system of this area is complex and has many facets; only the
major components are outlined below.

Highways play a very important part in the movement of goods and persons
in the area. Major north-south routes include New Jersey routes 23 and
L7, the Garden State Parkway, U.S. route 9W and the Palisades Interstate
Parkway. East-west travel is facilitated by U.S. route 46 and New Jersey
routes 3 and 4. New York-bound traffic utilizes the George Washington
Bridge and the Lincoln Tunnel. Three partially-completed Interstate
routes, including 80, 95, and 287,- will further facllitate travel in and
through the area.

As part of the total transportation network of the HM.A, three major air-
ports are within reasonable distance to most communities in the area.
These airports include La Guardia and John F. Kennedy International Air-
ports in New York and the Newark Airport. There are many smaller airporEs
in the HMA used by personal and business aircraft.

l/ Inasmuch as the rural farm population of the Paterson-Clifton-Passaic
HMA totaled only 320 persons in 1960, alL demographic and housing
data used in this analysis refer to the total of farm and nonfarm
data.
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Railroad transportation for both commutation and freight plays a major
role. The major passenger carrier in the area is the Erie-Lackawanna
Railroad. Local and interstate bus transportation also is an important
link in the transportation system.

According to the 1960 Census, there was a net out-commutation of about
74r4OO residents from the Paterson-Clifton-Passaic HMA in 1960, with
l34,2OO area residents commuting to work outside the area and 59,8O0
nonresidents commuting daily to jobs in the area. As shown in the
'following table, the majority of the out-commuters work in the nine-
county New York SMSA. The bulk of the in-commuters live in the Newark
and the New York SMSA!s.

Commutation Patterns
Paterson-Clif ton-Passaic. New Jersev. HMA

April 1960

Area

Total commutation

New York total
New York SMSA
Other New York areas

New Jersey total
Newark SMSA
Jersey City SMSA

Other New Jersey areas

Nonresident
in-commutation

Resident
out-commutation

Net in- or out-
commutationsg/

59 .800

20,425
i9 ,500

925

37 .67 s
22 rL25
12,625
2,925

134.200

76.325
76,O75

250

54.800
27 ,57 5
25 ,77 5

1 ,450

.74.400

-55.900
-56,57 5

675

-17 125
-5,450

-13,150
1,475

Other. areas 1,700

al Minus sign (-) irrdicates net out-cornrnutation

3rO75 -L,375

Sources 1960 Census of Population! Journey to Work Report (data
rounded).

Because of the size and complexity of the Paterson-Clifton-Passaic HMA,

each of the two counties of the IIMA will be treated as an individual sub-
market for the purposes of presenting data on income, demography, housing,
and demand.
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Economy of the Area

History and Character

The development of the Paterson-Clifton-Passaic area began when Dutch
settlers crossed the Hudson River from New Amsterdam (New York) and
began farming the New Jersey lands. Manufacturing began in the area
in 1793 when a cotton mill was constructed in Paterson. The textile
industry grew fairly rapidly and expanded to include the manufacture
of cotton, woolen, and silk goods. The manufacturing of durable goods
began in the 1830's. This early durable goods manufacturing included
the production of small firearms, textile machinery, and locomotive
equipment. In the early 1900rs, labor-management disputes closed many

of the textile mills in the area and this industry never regained its
former prominence, although it remains a significant area employer
today. The compl-etion of the George Washington Bridge in 1931 opened
the area to further residential, commercial, and industrial development.
World War II gave impetus to industrial expansion, and manufacturing
activities along with trade, services, and government grew rapidly as

an accompaniment.

The present economy of the Paterson-Clifton-Passaic HM/\ is characterized
by a diversified economic structure. This diversity is evidenced by

minimal employment concentrations among the various categories of the
manufacturing sector. The leading manufacturing employers of the HMAr

the chemical and instruments industries, employed respective averages
of 18,900 and 18,4OO workers during 1966, each accounting for only
about four percent of total wage and salary employment. Only four
other manufacturing industries (apparel, textiles, fabricated metals,
and electrical machinery) accounted for as much as three percent of
total wage and salary employment ln most years since 1958; an exception
is the transportation equipment industry which I^/as the largest manu-

facturing employer in the area during the late-t95Ors and early 1960rs'
Employment in the latter industry declined steadily after 1952 until
transportation equipment accounted for less than three percent of all
wage and salary employment in 1966. .As in most other major metropolitan
areas, an increasing proportion of employment in the HMA is in trade,
services, and governmental functions.

Work Force

Accordigrg to the New Jersey Division of Employment Security, the

civilian work force in the Paterson-Clifton-Passaic HMA averaged

52g,7OO persons in 1966, an increase of 11,300 (about two percent)
over the 1965 level and an increase of 76,800 (17 percent) over

the 1958 level. It should be noted that work force daEa for the

1958-1961 period are based on bimonthly data and are not entirely
comparable with more recent data reported each month; it is judged,

hore,rer, that the resulting difference in levels in the two periods
is not too significant. The increase in the size of the work force
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since 1958 represents an annual gain of about 9,600 \^/orkers. During
the 1958-1961 period, the work force increased by an average of approxi-
mately 61325 persons a year compared with an average of over 11,550
persons annually since then. rhe faster growth in the size of the
work force since 1960 reflects an increase in yearly employment gains
in the HMA during the 196l-1966 period (see table I).

Emplovment

Current Estima te and Past Trend. Nonagricultural wage and salary enrploy-
ment in the HMA averaged 439,100 workers in 1966, an increase of 96,400
(28 percent) over the 1958 level.1/ .A,s shown in the following table,
such employment has grown irregularly, but continuously, during the past
nine years. The largest gains occurred in the 1958-1959 period (14,700),
in the 1961-1953 interval (a gain of 14,550 a year), and in tlne 1964-L966
period (an annual average increase of 181350). During these periods of
substantial growth, manufacturing employment exhibited significant in-
creases. Al-though manufacturing employment gains have caused notable
over-a11 increases in wage and salary employment during certain periods
over the past nine years, the continuous growth in nonmanufacturing
industries has been responsible for the unbroken upward trend in total
employment in the HMA, over the entire 1958-1966 period.

Trend of Nonapr icultural Wase and Salarv Emolovment
Paterson-C1if ton-Pas aic. New Jersev. HMA

Annual Averases. 1958-L966

Year

1 958
1959
1960
196 t
t962
L963
L964
19 65
L966

Manu-
f acturinq

156,700
163 ,700
161,400
158,200
167,500
168,500
165, 4oo
172,7OO
180,400

Nonmanu-
i aeturing

185, goo
193,8oo
201,700
208,400
2L5,9OO
227,2OO
237,OOO
248,4OO
258,7OO

Change
in totalTotal

342,7OO
357,4OO
363, 1oo
366,600
383,4oo
395,700
402.400
42t,too
439, l0o

,

4
5

3
6
2

6
8
8

1

I
1

1

1

700
700
500
800
300
700
700
000

Note: Subtotals may not add to totals because of rounding

Source: New Jersey Division of Employment Security, (see table II)

ll Comparable wage and salary employment data are available for the
years 1958-1966 on1y.
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In I966, manufacturing employed an average of 18Or4OO workers, an in-
crease of 23r7OO (I5 percent) over the 1958 level, or over 2r95O a
year. The average obscures the year-to-year gains and losses which oc-
curred during the period, however. Manufacturing employment increased
by 7,OOO workers between 1958 and 1959, declined by 5,5OO in the follow-
ing two years, increased again between 1961 and 1963 by 10,3OO emPloyees,
dropped by 3r10O in the following year, and then exhibited continuous
gains totaling I5,OOO workers in I965 and 1966. Despite the significant
declines during certain periods in the past nine years, there were net
gains in all but four industries. The leaders in manufacturing employ-
ment growth during this period were the chemical (about I'O75 a year),
and fabricated metals (640 a year) industries, although four other in-
dustries had average annual gains of between 3OO and 5OO employees. The
manufacturing categories showing net average yearly losses during the
1958-I966 period were primary metals, eIectrical machinery, transPorta-
tion equipment, and textiles. The two industries which have exhibited
an almost continuous downward trend for a number of years, the transpor-
tation equipment and textile industries, were the loss leaders with re-
spective average decreases of 875 and 425 employees annually since 1958
(see table II).

Nonmanufacturing employurent averaged 258r7OO workers in 1966, rePresent-
ing an increase of 72r8OO (39 percent), or about grlOO annually' since
t958. With the exception of the very small mining industry there were
employment gains in all nonmanufacturing sectors during the period. The

leaders were trade (31 625 a year), services (2r675 annually), and govern-
ment (1r55O a year). These three sectors accounted for slightly over 65
percent of the total wage and salary emplo)ment increase of the 1958-1966
period (see table II).

Emplorlment bv Ind trv. Of an a
employed in the Paterson-Clifton
percent were emPloYed bY manufac
down from a level of 46 Percent
importance of the nonmanufacturi

verage of 439,1OO wage and salary workers
-Passaic HMA in 1966, about I8O'4OO or 4l
turing industries. The 1966 raLio was

reporied in 1958, reflecting the growing
ng sector in the economy of the area'

In the late 195Ors and early 1960's manufacturing employment was not as
evenly distributed as it is now but, with growth in the smaller industries
since, employment in the manufacturing segment of the economic base of the
HMA has become rather well-diversified (see table I1). In 1966, only three
manufacturing industries had more than l7rOOO employees (over three percent
of total wage and salary employment): the instruments, apparel, and chemical
industries. Their combined employment rePresented about 3O percent of total
manufacturing employment in 1966.
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The chemical industry employed an average of 18,900 workers in 1966
(slightly over four percent of total wage and salary employment),
making it the largest manufacturing employer in the HMA. In 1958
this industry was ranked sixth as an employer; with continuous
gains since 1958, it has achieved the top position in employment.
The instruments industry employed 18,400 employees in 1966, closely
following chemicals. rn 1958 this industry was the fifth largest
employer but, with large increases in the 1958-1960 period and con-
tinuous moderate gains since then, it has become the second largest
in the area. The increased importance and demand for aircraft in-
struments and electronic guidance systems, the major products of the
firms in the HMA, caused the appreciable employment increments of the
past nine years. The third largest employer is the apparel industry,
with 17r2OO workers in 1966. This manufacturing category has had
rather significant growth since 1961 and has remained in third position
in the tlMA as a source of employment.

The remainder of the manufacturing employment in the HMA was rather
evenly distributed in 1966, as shown in table II. Eight of the re-
maining eleven industries listed in the table had between IOrIOO and
14,30O employees in 1966; the three categories which felI below the
1O,OOO-employee level included primary metals (4,9OO), paper and a1-
lied products (8r7OO), and leaLher (2r5OO).

The increase in employment rank of the three industries discussed in
the preceding section implies that other industries declined in im-
portance. These were the electrical machinery, transportation equip-
ment, and textile industries. In 1958 the transportation equipment
industry employed an average of 191500 workers and was the largest
employer in the area. In the aircraft and aerosPace segment of this
industry, employment decreased by a third; in 1966 an average of 12'500
workers were employed by this industry. The second largest employer
in the area in 1958 was the textile industry, with 16,900 persons.
Employment in this industry has been declining rather steadily since
the end of World tlar II when textile manufacturing began its exodus
to the South and many of the large firms in the area terminated
operations. In 1966' an average of 13r500 l^Iorkers were employed in
textile manufacturing plants in the HMA. The electrical machinery
industry engaged an avsrage of 14,800 workers in 1958 and was the
fourth largest source of employmenE. Employment declined in ensuing
years as several flrms moved from the area; in 1966r an average of
L3r8OO employees were working in the industry.

Nonmanufacturing industries, employing an average of 2581700 workers
in 1966, have accounted for an increasing share of all wage and salary
employment in the Paterson-Clifton-Passaic area. During the 1958-1966

p"rioa, such employment increased from 54 percent to 59 percent of all
wage and salary employment, principatly refLecting large-scale expansion
in trade and services.
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Wholesale and retail trade establishments are the largest source of wage
and salary employment in the area, employing some 97 r9OO persons in 1966,
over 22 percent of all wage and salary employees. Employment. in this in-
dustry has increased continually since 1958 and growth over the past nine
years has averaged about 31625 employees a year; since 196L, growth averaged
approximately 4r45O persons annually. Closely following trade is the ser-
vices industry group, which provided jobs for an average of 57 r2OO workers
in 1966, about 13 percent of wage and salary employment. Since 1958, ser-
vice emplo)ment has increased by an average of 21675 workers a year. The
various 1ocaI, state, and federal government agencies in the HMA engaged an
average of 4lr8OO persons in L966, or nearly 10 percent of wage and salary
employment. Government employment has grown steadily during the past nine
years by about lr55O a year; since 196L, the average annual increase has
been around 1,85O.

The construction industry with 23rl0O workers employed in 1966 and the
transportation and utility firms with 23r800, each accounted for over
five percent of all wage and salary employment. Employment in these
industries grew almost continuously since 1958 with about 425 workers
added each year by construction companies and 400 employees annually
by the transportation and utility establishments. The finance, in-

"Lt..,"., 
and real estate grouP employed 14,500 persons in 1966 and has

shown rather stable gains averaging about 425 a year over the 1958'L966
period.

Principal Emplovment Sources

The manufacturing base of the Paterson-Clifton-Passaic HMA generally
consists of moderate-size firms. According to the 1965 County Business
Patterns (a publication of the U.S. Department of Commerce)r' there were

only 64 firms out of a total of about 25r4OO in the HMA which employed

500 or more employees each in the first quarter of 1965'

There are only about a half dozen major manufacturing firms in the HMA

employing 2-000 or more. As of January 1967, these firms accounted for
nearly 16 percent ot all manufacturing employment in the atea. Two of
these firms are in the transportation equipment industry, two produce

instruments, one is in the electrical machinery industry, and one manu-

factures various rubber products.

The largest manufacturing firm in the HMA is the Bendix Corporation, Di-
vision of Navigation and Control. Bendix manufactures aircraft instru-
ments and controls. During the November 1963-January 1967 periodr eh-
ployment increased moderately. The General Precision Aerospace Group, the
other large instrument manufacturer in the area, also produces guidance
and control systems. The major firms in the transportation equipment
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industry produce and assemble motor vehicle and aerospace equipmenE. The
two largest companies in this categc).y are the Ford Motor Company and the
Wright Aeronautical Division of the Curtiss lrtrright Corporation. The Fed-
eral Laboratories of the International Telephone and Telegraph Corporation
at Passaic and Paterson manufactures electronic components and communica-
tions equipmenL. The U.S. Rubber Company produces various rubber products
including hoses, belting, and other industrial rubber items.

Unemplovment

The New Jersey Division of Employment Security reported that an average

of 221600 workers were unemployed during 1966 in the HMA, representing
4.3 percent of the work force. This was the lowest level of unemploy-

ment in the area during the entire 1958-1966 period' Unemployment was

at a peak in 1958, when 421100 Persons were ouE of work, an unemployment

ratio of 9.3 percent. In 1959 and 1960, unemployment declined,and then

rose to a 7.1 percent level in 1961, fell to 5.5 percent in 1962, rose

in the Lg63-1g64 period to 6.0 percent, and then declined to the 1966

level of 4.3 Percent (see table 1)'

Future Emplovment Prospects

Based on past employment trends and on information from local and state
sources concerning prospective gains and losses, nonagricultural wage

and salary employment in the Paterson-Clifton-Passaic HMA is expected
to increase by 131000 jobs a year during the April 1967-April 1969

forecast period. The projected Elnnual gain is somewhat above the
1958-f966 yearly growth of 12,050 jobs, but is slightly below the
14r500 jobs annual growth which has occurred since f961.

As in the past, the greater part of the anticipated employment increase
will occur in the nonmanufacturing sector of the economy, particularly
in trade, services, Sovernmentrand construction. Nearly two-thirds of
the projected yearly employment gro\^/th is expected in these four non-
manufacLuring industries, particularly in trade and service establish-
ments. Within the manufacEuring sector, the main contributors to growth
are expected to be the chemical and fabricated metals industries. Growth

is anticipated in aIl other manufacturing categories with the exception
of che stagnating textiles industry.

The supply of available labor in the entire northeastern New Jersey'
NewYorkareaisbecomingquitelimited.Forexample,Pf€liminary
estimates for February tOOi compiled by the Manpower Administration of

the U.S. Department oi L.bo. indicate that unemployment is at a 4'7
percent level in the Jersey city SMSA, 4.4 percent in the Newark SMSA,

4.0 percent in the New York sMSA, and 4.3 percent in the Paterson-clifton-
Passaic area. These low levels of available labor supply suggest that it
will become increasingly more difficult for employers to fill vacant
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positions from this large urban area. Taking this factor into considera-
tion, it is judged that about one-fourth of the projected employment in-
crease of 131000 jobs a year will be filled by a further reduction in the
number of unemployed in the area. The remainder of the 131000 job openings
a year are expected to be filled by in-migrants, new labor force entrants,
and in-commuters.

The expected increase in employment includes new jobs at several sizable
firms, such as the Corn Products and lrlestern Union Companies, which will
move into the HMA from the New York area within the near future. Ihe
impact of such firms on the lqcal job market will not be great, however,
since most of their present personnel will be transferred also.

It shoutd be noted that the projected employment increase is predicaEed
on the premise that no recession will occur during the next two years.
If such a recession does occur, the emPloyment projection will need to
be revised accordingly. Also, if local employers are not able to attract
the required number of workers into the area during the forecast periodt
the employment estimate wiIl not be realized. In this caser overtime
work will probably increase.

Incomes

The estimated annual income of all families in the HMA, after deduction
of federal income taxes, is about $8r625 and the median income of renter
households of two or more persons is $7r100. By 1959, the median annual

after-tax income of all families in the HI,IA is expected to approximate

$9,100, while the median after-tax income of renter households is ex-
pected to rise to $7 1475. Annual median after-tax incomes of all
families and renter households in the two major submarkets of the HMA

are shown in the following table. Detailed distributions of families
and renter households by annual after-tax income by submarket are
presented in table III.

Annual Tax F Ren se

Paterson-C 1 if ton -Pas saic- New Jers ev - HllA
L967 t969

1967 median incomes
A11 Renter

fami Iies house ho ldsa/ fami lies

1959 median incomes
A11 Renter

househo tdsg/Area

Bergen CountY
Passaic CountY

Hl,lA total

$9, z5o
7,525
9,625

$7,575
6,2OO
7, 100

$9,725
7,925
9, loo

$7 ,97 5
6,525
7,475

a/ Excludes one-Person renter households'

Source: Estimated by Housing Market Analyst'
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Demoqraphic Factors

Population

HMA Crrrren t Estimate and Past Trend. The population of the Paterson-
Clifton-Passaic HMA was approximately 113491000 as of April 1, 1967,
an average annual gain of 23,L5O (about two percentl/) since April
1960. Between 1950 and 1960, the population increased by an average
of about 311075 persons (three percent) a year from 876,200 to 1,186,900
(see table IV). During the late 1950ts and early 1960rs, the rate of
population growth was probably at its lowest; as multifamily construction
increased in later years, it is judged that HMA population gains in-
creased, particularly in Bergen County.

Bergen Countv. The April l, 1967 population of this county was approxi-
mately 893,200, an average annual gain of 16,125 (two percent) over the
April 1960 level. During the 1950-1950 decade, the population grew by
about 24,LOO persons a year (almost four percent), from 539,150 in 1950
to 7801250 in 1950. The slower population gain since 1960 in Bergen
County was the result of the lack of housing and available building
sites in those portions of the county easily reached by commuters from
New York and New Jersey employment c6nters. During the 1950-1960 decade,
almost 36 percent of the growth occurred in eight of the more than sixty
communities in the county. The major growth areas were Bergenfield, Fair
Laurn, Fort Lee, Lodi, New Milford, Paramus, Ridgewood, and Teaneck. Since
1960, the same eight areas accounted for about 22 percent of the population
growth and only in Fort Lee were the annual gains higher than those of the
1950-1950 period, reflecting the increase in multifamily housing in that
community. Only four other Bergen County communities had greater population
gains since 1960 than in the previous decade. The four areas were Cliffside
Park, Hackensack, North Arlington, and Ridgefield Park (see table IV). In
three of these areas, the larger gains were the result of increased multi-
family construction.

Passaic Countv. The population of Passaic County is estimated at 4551800
persons as of April 1, 1967, an average annual increase of about 7rO25
(nearly two percent) since 1960. Over the 1950-1960 decennial period, the
population grew from 337,100 to 406,600 persons, an average yearly increase
of approximately 6,950 (about two percent). The stable rate of population
growth in Passaic County during the past seventeen years results from in-
creased rates of growth in Wayne Tovrnship and the outlying communities in
the northwestern portion of the county, offsetting slowed growth in Clifton
and Totowa. Between 1950 and 1960, the population in Wayne Tovunship grew
by about Lr75O persons a year compared with a f960-1967 growth of 2r55O
persons annually (see table IV).

Ll A11 average annual percentage changes used in the remainder of this
.analysis are derived through the use of a formula designed to calculate
the rate of change on a compound basis.
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The population of Paterson, the largest of the three central cities of the
HMA, was 146,450 in ApriL 1967, reflecting an average annual gain of 400
since 1960; during the 1950-1960 decade, the population in Paterson grer^I
by an average of 430 a year. In Clifton, the population was estimated at
87,650 as of April L967, a yearly increase of 800 during the 1960-1957
period, less than half the average annual growth of 11750 during the 1950-
1960 period. Passaic City gained an average of about 110 persons a year
since 1960 to an April L967 population of 54,750 persons; during the 1950-
1960 decade, this city lost around 375 persons annually (see table IV).
The stabilization of the growth rate in Paterson and the reversal of the
1950-1960 trend in Passaic reflect the occupancy of hundreds of multi-
family housing units built in these cities since f960. The reduced rate
of growth in Clifton since the 1950-1960 decade resulted from the diminish-
ing availability of building sites for single-family construction in the
city and a relatively small amount of multifamily construction in the 1960-
1967 period.

Populati Trends
Paterson -CI i f ton-Passaic - New Jerse v- HMA

Aoril 1950 to April 1967

Averase a1 chanse
Aoril I 19 50 -1S50 1960 -t967

1961. No. Irct,g./ No. FJt..e/Area 1950

HMA total 876.232

Bergen County 539,139

1.349.000 31.054 3.0 23.150 1.9

893 , 2oO 24,L12 3 .7 L6 ,125 2.O

337.093
64,5LI
57,7O2

139 ,336
7 5 ,544

19 60

r.186.873

78O,255

406.618
82,084
53,963

L43,663
t26,9O8

455.800
87 ,650
54,750

t46,45O
166,950

6.952
L,757
- 374

433
5, 136

7 ,o25
800
I10
400

5,7L5

Passaic CountY
C lif ton
Passaic
Paterson
Rest of countY

t.7
1.0

.3

.3
4.0

1.9
2.4
-.7

.3
5.2

al Derived through the use of a formula designed to calculate the rate
of change on a comPound basis.

Sources: 1950 and 1960 Censuses of Population'
1967 estimated by Housing Market furalyst'

Frrture population Growth. on the basis of anticipated employment gains and

etota1populationofthePaterson-CIifton.Passaic
HMA is expected to increase by ag,ooo (24,000 a year) to an April 1, L969

total of 11397,000 persons. The projected annual growth of ?4rooo persons is
only srighily'above-the 23r150 avlrage yearty gain of the L96o-L967 perlod'
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As in the past, the greater share of the growth is expected to occur
in Bergen County which will have an estimated population of 926,2O0
persons in April 1969, an average annual gain of 161500 or 69 percent
of the total projected gain in the HMA. Because of the limited avail-
ability of building sites in the eastern and central portions of the
county, population growth in these areas will depend upon the demoli-
tion of existing structures to create sites for high-density housing.
It is likely, however, that an increasing proportion of the growth
will occur in the northern and northwestern portions of Bergen County.

By April l, 1969, the population in Passaic County is expected to total
4701800 persons, an average annual increase of about 71500 over the
April 1967 figure. In this county, the three central cities and the
communities contiguous to them wilI probably have a decreasing share of
the future growth because of the diminishing supply of available build-
ing sites. In these areas, as in Bergen County, much of the growth in
the urbanized areas will depend upon the clearance of land for high-
density housing. The bulk of the future population growth is expected
to occur in the western and northwestern portions of the county, in such
areas as Wayne Township, West Milford Township, Wanaque, Bloomingdale,
and North Haledon.

Natural Increase and Migration. During the 1950-1960 decade, net natural
increase (excess of resident births over resident deaths) in the Paterson-
Clifton-Passaic HMA totaled about l3O1425 persons, while the total popu-
lation increased by approximately 310,650 persons, indicating a net in-
migration of about 18O,225 (18,025 a year). Since 1960, there has been
a net in-migration of population averaging around LL,325 persons a year.
the decline in the number of persons migrating into the HMA since 1960
reflects the decrease in migration into Bergen County because of the lack
of available housing in the early 1960's in the areas most attractive to
prospective residents. In this county, in-migration averaged 151275 a
year during the 1950-1960 decade and only 8,575 annually since then. In
Passaic County, migration into the area remained fairly steady during the
past seventeen years averaging around 21725 persons yearly during the
1950-1960 decade and 2,750 annually during the 1960-1967 period.

Of the three central cities of the HMA, both Paterson and Passaic had a
net out-migration of population during the entire 1950-1967 period. There
was a net migration of population into Clifton during the past seventeen
years, but the amount has declined substantially since 1960. The migra-
tion of population from Paterson and Passaic reflects the movement of
persons to the suburban areas of the HMA while the slower rate of in-
migration to Clifton resulted from a more moderate population growth in
the 1960-1967 period as building sites became more limited. The volume
of multifamily construction was not commensurate with the reduced avail-
ability of vacant land.

Migration patterns for the counties and the central cities of the HMA are
presented in table V.
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Househo 1ds

HMA Current Estimate and Past Trend. Since 1960 , the number of house-
holds (occupied housing units) in the HMA has increased by about 501300
to an April l, 1967 total of 406,800, an average annual gain of approxi-
mately 7rL75 (about two percent). Between 1950 and 1960, the number of
households increased by about 9,850(over three percent) a year (see
table VI).1/ The slower rate of household growth since 1960 reflects
the reduction in the population growth rate.

Bergen County. As of April 1, L967, there were 2641600 households in
Bergen County, representing an average annual gain of 41850 (two per-
cent) since 1960. Over the 1950-1960 decade, the number of households
increased by about -7 

1325 (four percent) a year. As in the case of
population growth, a large portion of the household growth during the
1950-1960 decade occurred in eight communities in Bergen County in-
cluding Bergenfield, Fair Lawn, Fort Lee, Lodi, New Milford, Paramus,
Ridgewood, and Teaneck. During the 1950-1960 decennial period, over
34 percent of all household growth in the county occurred in these
communities; in the L96O-1967 period, these communities accounted for
24 percent of the growth with only Fort Lee achieving a higher gain
than that of the 1950-1960 decade. In addition to Fort Lee, the
communities of Hackensack and Ridgefietd Park experienced higher house-
hold gains since 1960 as a result of increased multifamily additions in
these areas (see table VI).

Passaic County. In Passaic Coun ty, the number of households increased
by an average of 2,325 (almost two percent) since 1960 to an April l,
1967 total of l42r2OO. Between 1950 and 1960, the number of households
grew by about 21525 (over two Percent) annually. The greaEest post-1960
rates of growth occurred in the areas of most rapid population gain.
Wayne Township led all communities with a 1960-1967 average yearly gain
of 640 households (nearly seven percent) compared with a growth of 44O
(about nine percent) during the 1950-1960 decade. Most of the outlying
communities such as West Milford, Ringwood, Little FaIIs, and West
Paterson also experienced high rates of growth since 1960. The combined
household gain of all suburban communities excluding Hawthorne, Totowa,
and Wayne Township, averaged 790 (four percent) a year during the past
seven years compared with a growth of about 740 (five percent) annually
during the 1950-1960 decade (see table VI). Ttrese suburban communities
and Wayne Township accounted for 47 percent of the total 1950-1960 house-
hold gain in the county and 62 percent of the 1960-1967 growth.

Ll The increase in the number of households between 1950 and 1960

reflects, in part, the change in census definition from "dwelling
unitl in the 1950 census torrhousing unittrin the 1960 census.
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As of April L967, there were 271600 households in the city of Clifton,19,250
in Passaic, and 48,550 in Paterson. In Clifton, the 1950-1960 household
growth averaged about 630 a year (three percent) compared to a post-1960 rate
of only 300 (slightly over one percent) annually. The household gain in
Passaic averaged about 90 a year during the 1950-1960 decade and about 150
annually since then, reflecting an appreciable increase in multifamily
additions. Yearly household gains in Paterson remained fairly stable during
the past seventeen years.

Household Trends
Paterson-C1if ton-Passaic, New Jers

April 1950 to ApriI 1967

Average annual change
Apri 1 I L960-L9671950-l960

G"- p.t -etArea 1950 1960 t961

HMA total 258,L75 356,5O4 406,8oo 9,833 3.2

Bergen County L57 ,413 23O ,578 264,600 7 ,317 3 .8

No.

7,175

4,850

2,325
300
I50
350

L r525

Pg!.e

1.9

2.O

Passaic County
Clif ton
Pas saic
Paterson
Rest of county

LOO.762
L9,t79
t7 ,369
42,228
21,986

r25.926_
25,41 4
18,228
46,tO7
36,Lt7

L42 200
27 1600
19,25O
48 ,550
46,800

2.5L6
629
86

388
r,413

2.3
2.9

.5

.9
5.0

1.8
I.2
.8
.8

3.8

al Derived through the use of a formula designed
rate of change on a compound basis.

to calculate the

Sources: 1950 and 1960 Censuses of Housing.
1967 estimated by Housing Market Analyst.

Household Size. The average size of households in the HMA is estimated at
about 3.28 persons as of April l, L967, slightly below the 1960 average.
Between 1950 and 1960, household size declined from 3.34 persons to 3.29
persons. In Bergen County, the average household size declined from 3.39
persons in 1950 to 3.35 persons in 1967; in Passaic County, the average size
decreased from 3.27 to 3.16 during the I95O-L961 period (see table VI).
During the next two years, the household sizes in the HMA and the two
counties are expected to remain at about the 1967 levels.

There is a fairly wide range in variation in household size in the HMA.

The average size is smallest and has declined over the years in the old
central areas where the median age is increasing; young families have moved
to the suburbs, and single persons are concentrated in the central areas.
Conversely, household size has increased and is largest in the areas of new
suburban development where families with children are residing (see table VI)
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Future Household Growth. On the basis of antici pated population gains
and with no significant change in average household size, the number of
households in the HMA is expected to increase by 14,700 (four percent)
to a total of 42l,5OO as of April 1, 1969. The prospective increase
represents an annual gain of approximately 7r350 households including
4,900 in Bergen County and 2,450 in Passaic County. The projected
annual increase is slightly above the 1950-L967 yearly increment of
approximateLy 7,L75, but is somewhat below the 1950-1960 yearly average
of 9,850 households.

The geographic location of future household growth within the counties
will depend, of course, on the factors mentioned in the population
section. Such factors include the consolidation of small sites into
larger sites in heavily urbanized areas and the continuing strong
demand for housing in these areas. Household growth will continue to
be high, of course, in the less urbanizeC. ar€as of Bergen and Passaic
Counties.
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Housing Market Factors

Housins Supply

Current Estimate and Past Trend. The housi ng inventory of the Paterson-
Clifton-Passaic HMA totaled about 427,2OO units as of April l, 1967, a net
addition of approximately 50,2OO (14 percent), or nearly 7 r175 housing
units annually since 1960. The increase resulted from about 53r9OO units
added through new construction partial ly offset by demolition losses to-
taling slightly over 3,7OO housing units.

During the 1950-196O decade, the number of housing units in the HMA in-
creased by almost lO1,1OO (37 percent), an annual gain of IOrIOO units.
Part of this increase resulted, however, from the definitional change
from I'dwel1ing unitrt in the I95o census torthousing unit, in the 196o
Census. Table VII presents the April 1967 housing inventory and inven-
tory trends since l95O in the major components of the HMA.

Bergen Countv. In Be rgen County, the housing inventory totaled around
270,6C,0 units as of April l, L961. The average annual increase of
around 4185O housing units accounted for about 68 percent of the total
inventory gain in the HMA. Between l95o and 1950, the inventory in
this county increased by about 71425 units a year, or nearly three-
fourths of the HMA decennial gain.

Passaic CounEy. The housi ng inventory in Passaic County totaled 150r600
units as of April l, 1967, an average annual gain of approximately 21325
housing units since April 1960, somewhat below the 1950-1960 average
yearly increment of 21675 units. Most of the inventory increase since
l95O occurred in the communities outside the central cities. The inven-
tory gains in these suburban communities during the decade accounted for
52 percent of the total inventory growth in Passaic county, and 67 per-
cent of the post-1960 increase (see table VII).

Tvpe of Structure. The proport:-on of the housing inventory in multifamily
structures (structures containing three or more units) increased from
about 19 percent of the total in April 1960 to 21 percent in April 1967.
The increase reflects the very large volume of such units built since
about 1962, particularly in Bergen County. As shown in table VIII, the
proportion of the inventory in single-family and two-family structures
has declined slightly.

In 1960, single-family units constituted over 70 percent of the Bergen
County housing inventory; this proportion declined to slightly over 68
percent by April 1967. The large number of multifamily units constructed
during the past seven years, particularly in Fort Lee, Hackensack, Lodi,
and Ridgefield Park Township, resulted in an increase in the proportion
of units in multifamily structures from about 15 percent of the 1960
housing supply to over 17 percent in 1967.
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S.ingle-family units constituted about 46 percent of the inventory in
Passaic County in both 1960 and L967. Tso-family units declined in
importance from nearly 29 percent in 1960 to 27 percent in 1967, but
multifamily structures increased in magnitude from 26 percent to 28
percent. In the older, heavily industrialized central cities of
Paterson and Passaic, the proportion of single-family homes has been
low, averaging less than 19 percent in both cities since 1960. In
the "newerrrcity of Clifton, which actually began growing at about
the end of World lJar II, singte-family housing constituted a much
greater share of the inventory with ratios of 55 percent in 1960 to
53 percent in 1967. The decrease in the proportion of such units
since 1960 indicates, however, that sites are becoming much more
limited in this city also. Since vacant land is becoming virtually
nonexistent in the central cities of Passaic County, it is not sur-
prising to find that multifamily, high-density housing has increased
in magnitude during the past seven years. In Paterson, the proportion
increased from 41 percent in 1960 to 44 percent in 1957, in Clifton,
from 16 to 18 percent, and in Passaic, from 53 to 55 percent.

In the suburban and rural portions of Passaic County, single-family
homes constituted nearly 85 percent of the inventory in 1960, but
the ratio declined to 8l percent by April 1967. The suburban rnoV€-
ment of the population which causes land values to increase rapidly
and rising real estate taxes and construction costs are probabLy the
main contributors to the downward trend in the magnitude of single-
family homes in the inventory. Multifamily structures increased from
three percent in 1960 to over seven percent in L967 in these areas.
The factors causing the decline in single-family construction in these
areas are also the main contributors to the growth in the importance
of multifamily housing (see table VIII). These same trends of a decline
in single-family proportions and an increasing magnitude of multifamily
housing are prevalent in the less urbanized areas of Bergen County also.

Aee of Structure. Based on data from the 1960 Census of Housing and

estimates derived from building permit and demolition data, it is judged

that slightly over 38 percent of the ApriL L967 housing inventory in the
HMA has been built since 1950. The comparable ratio in Bergen County is
42 percerlt and in Passaic County, about 31 percent. Only about 15 per-
cent of the inventories of the central cities of Paterson and Passaic
was built in the past seventeen years. Over three-fourths of the units
in these cities were built prior to 1930. In contrast, in therryoungerrl
central city of Clifton, almost a third of the inventory was built since
1950 and only 40 percent before 1930. Over half of the housing inventory
in the suburban and rural areas of Passaic County has been built in the
last seventeen years with over 21 percent being constructed in the past
seven years (see table IX).
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Condition of the InvenEorv. An estimated three percent of the April L967
lnventory in the IIMA was dilapidated or lacking one or more plumbing facili-
ties, an improvement over the 196O proportion of almosE five percent. In
Bergen County, only about one percent of the 1967 inventory was inadequate
compared with a trrc percent proportion in 1960. The improvement in the con-
dition of the inventory has been pronounced in Passaic County with abouE
seven percent dilapidated or lacking plumbing in 1967 compared with over
nine percent in 1960.

As would be expected in old central cities, both Passaic and Paterson
had a larger proportion of inadequate housing. As of April 1960,
the proportion was about 14 percent in each city. Demolition losses
during the past seven years resulting from highway and urban renewal
programs have removed a substantial number of substandard housing units
in these two cities. As of April L967, it is judged that slightly over
eleven percent of the housing in Passaic and over ten percent of the
units in Paterson were di'lapidated or lacked some plumbing facilities.
In Clifton, only about one percent of the inventory was inadequaEe.

Residential Buildine Activity

As shown in the following table new private residential construction,
as measured by the number of building permits issued, increased in volume
each year in the HMA during the 1960-1964 period and has declined since.
From a level of almost 7 r2OO units authorized in 1960, the volume in-
creased each year to a L964 total of nearly 9,150 units, and then dropped
in the next two years to a 1966 level of 51575 units. The decline in
1965 resulted from the continually decreasing single-family construction
volume and a cutback in multifamily construction (particularly in Bergen
County). Apperently the multifamily decl{ne was caused by the need to allow
the market time to absorb hundreds of new apartments which were marketed
at about the same time. The very sharp decrease in the construction volume
in 1966 reflected the scarcity of mortgage and construction funds in the
area ln the latter half of the year. During the first three months of 1967,
aLmost 11425 units were authorized, I slight increase over the L1375 units
authorized for the corresponding period in 1966. New private residential
construction trends in the L96O-L966 period are presented in tables X and
XI for selected areas in Bergen and Passaic Counties.

Single-family construction volume in the HMA has declined continually over
the past seven years. From a 1960 high of 4r95O units, the number of
single-family homes authorized decreased to about 2r375 units in 1966,
a decline of about 52 percent. In contrast, the number of multifamily
units authorized rose sharply from about 2,250 units in 1960 to 51525
units in L964, and then declined to about 3,2OO units in L966. The
decline in the single-family volume and the increase in multifamily author-
izations reflect the reduced availability of building sites in the area, in-
creasing real estate taxes, and high land and construction costs, as well
as the increased demand for apartments. Slightly over 69 percent of the
271275 single-family units and 65 percent of the 281625 multifamily units
authorized in the HMA during the L96O-1966 period were locaEed in Bergen
County.
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Private Housing Units Authorized bv B ng Permits
Pater son-Clifton-Passaic. New Jersev- HMA

t960-L966

1960 1961 t962 L963 L964 1965 L966Area

HMA:

Sing le -f ami ly
Mul tifami ly
Total units

Bergen County:
Sing le -f ami ly
Mu 1 tif ami ly
ToEaI units

Passaic County:
Sing le -f ami Iy
Multifami ly
Total uni ts

4,95o
2.249
7 ,L99

4,462
3.501
7 ,963

4,408
4.42L
8,829

3,975
5.L42
9,L17

3,620
5.524
9,144

3 ,488
4.594
8r082

2,369
3.203
5,572

3r618
1.569
5,187

3 1228
2.335
5,563

3,Ogg
1 .970
5,069

21665
3.687
6,352

2,499
3.523
6roll

2,3L3
2.837
5, 150

L,479
2.764
4,243

L,332
680

2,O12

1,234
1. 166
2r4OO

1 ,3og
2.45L
3,760

1 ,310
I .455
2,765

1,132
2.001
3,I33

1,175
r.757
2.932

890
439

1,329

Sources: New Jersey Department of Labor and Industry, Bureau of
Statistics and Records; Bureau of the Census, C-40 Construc-
tion Reports.

As shown in the preceding tabIe, the construction volume in Bergen County
has fluctuated somewhat during the 1960-1966 period. This pattern reflects
the volatility of multifamily construction in the area since single-family
authorizations declined constantly during the 1960-1965 period. Much of
the multifamily volume instability resulted from the construction schedu-
ling and marketing of high-rise luxury apartments in the Fort Lee area
during the period. Almost 21 percent of all apartment units authorized
in Bergen County since 1960 were located in Fort Lee.

During the 196O-1963 period, an annual average of nearly 1'300 single-
family homes were authorized in Passaic County; in the next two years
the average dropped somewhat to about 1rl-50 units a year. In 1966,
the number of homes authorized feLl off sharply to a level of 890 units,
reflecting the adverse mortgage market conditions of the latter half of
the year. Most of the single-family authorizations occurred, of course,
outside the three central cities. The bulk of the multifamily units
were authorized in the three central cities and Wayne Township. During
the entire 1950-1966 period, slightly over 78 percent of all apartments
authorized in Passaic County were located in these areas.

In addition to the privately-financed housing authotized in the HMA

since 1960, there have been about 890 public housing units put under
contract. Slightly over 80 percent of these units has been authorized
in Passaic County with 590 units located in Paterson and 100 units in
Passaic. Of the 170 units authorized in Bergen County during the period,
1OO untts were ln Hackensack and 70 were ln Garfleld.
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units under construction. on the basis of a postal vacancy survey
conducted in the HMA, building permit data, FHA records, and infor-
mation from various local sources, it is estimated that there were
approximately 31650 units in some stage of construction in the HMA
as of April 1, 1967, including 100 public housing units. Of rhese
units, about 780 (21 percent) were single-family homes and 2rg7O
were multifamily units.

over 81 percent (535 units) of the single-family housing and nearly
78 percent (2,225 units) of the multifamily housing under construc-
tion were located in Bergen County. The single-family homes under
construction in this cou.lty were concentrated in the less urbanized
north and northwestern areas. Nearly 55 percent of the multifamily
units under construction were located in Fort Lee and Hackensack.

In Passaic County, slightly over 71 percent
construction were located in Wayne Tovrnship
northwestern areas. Of the 645 multifamily
construction, approximately 70 percent were
central cities, mostly in Little Fal1s.

of the 145 homes under
and the more rural
units in some stage of
located outside the

Demolitions. Losses to the inventory resulting frorn demolition
activity in the HMA totaled about 3r7o0 units since 1960; about two-
thirds of the losses were multifamily units. over 55 percent (about
2'050 units) of all demolitions in the HMA occurred in the cities of
Paterson and Passaic, reflecting the age and condition of their in-
ventories as vre1l as the implementation of various urban renewal and
highway programs. During the next two years, approximately Ir3OO
housing units are expected to be lost from the inventory, an annual
average of 650 units, somewhat above the 1960-1966 yearly average of
530 units.

Tenure of Occupancy

There were 4061800 occupied housing units in the HMA as of April 1,
L967, of which 64.2 percent were own€E-occupied. Between 1950 and
1950, owner-occupancy increased from 58.5 percent to 65.4 percent of
the occupied inventory. The reversal of the trend toward homeowner-
ship since 1960 reflects the factors already mentioned, including
limited building sites, high land costs, and high real estate taxes.
The trend toward increased renter-occupancy has occurred in all parts
of the HMA, including the less-urbanized areas.

As would be expected, owner-occupancy is rather low in the two oldest
central cities of Paterson and Passaic. As of April 1, 1967, about 32.4
percent of the occupied inventory in Paterson and only 29.4 percent of
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Ehe occupied units in Passaic were owner-occupied. In the rural and sub-
urban areas of Passaic County, the ratio of homeownership was estimated
at 77.9 percenE in 1967. In Passaic County as a whole, owner-occupancy
stood at 53.2 percent in ApriL 1967 compared with a ratio of 70.1 per-
cent in Bergen County. Tenure estimates for the central cities and the
two counties of the HMA are presented in Eable VII.

Vacancy

1960 Census. In Aprit 1960, the census reported about 5,35O vacant' non-
dilapidated, nonseasonal housing units available for sale or rent in the
HMA, an over-all net vacancy ratio of 1.5 percent. ApproximateLy 11975
of the available vacancies were for sale, or a homeowner vacancy ratio
of less than one percent. The remaining 3 1375 available vacancies were
for rent, representing a rental vacancy ratio of 2.7 percent. Both
Bergen and Passaic Counties had homeowner vacancy ratios of less than
one percent in 196O while the rental vacancy was rePorted at three Percent
for Passaic County and 2.4 percent for Bergen County (see table XII).
Of the available vacancies in the HMA in 1960, nearly two percent (35
units) of the sales vacancies and slightly over 13 percent (445 units)
of the vacant rental units lacked one or more p1u*bing facilities'

Postal Vacancy Survey. During the latter part of February and the first
parL of March L967, a postal vacancy survey was conducted by 56 post
offices in the HMA. The survey was based partially on a sample. In I-7

post offices, all routes with substantial deliveries to apartments and
about one-half of the remaining rouEes were surveyed. The other 39 post
offices surveyed all of their routes. On the basis of full coverage of
406,lOO total posslble deliveries, it is judged that Ehe postal areas
involved covered over 96 percent of the 1967 housing inventory in the
HI,{A. The results of the survey are summarized in the following table and
are presented in detail in table XIII.

Postal Vacancv Survev
Paterson- C lif ton-Passaic New Jers Area

February 21-March 10. l9 7

A1l units Residences Apartments
Total
uni ts

Percent
vacant

TotaI
uni ts

Percent
vacanE

ToEal
uni ts

Percent
vacantArea

TheSurveyAreaTotal 406,1OO 1.2 274,2OO O.9 t31,9OO 1.8

Passaic County l42,3OO L.7 68,300 1.5 74,OOO 1.9
Bergen County 263,800 O.9 2O5,9OO O.6 57,9OO l-.8

Source: FTIA PosEal Vacancy Survey conduct'ed by collaborating postmasters.
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It is important to note Ehat the postal vacancy survey data are not
entirely comparable with the data published by the Bureau of the Census
because of differences in definition, area delineations, and methods
of enumeration. The census reported uniEs and vacancies by Eenure,
whereas the postal vacancy survey reports units and vacancies by Eype
of structure. The Post Office Department defines a rrresidencetr as a
unit representing one stop for one delivery of mail (one mailbox).
Ihese are principally single-family homes, but include row houses,
and some duplexes and structures with additional units created by
conversion. An ilapartmentrr is a unit. on a stop where more than one
delivery of mail is possible. PostaI surveys omit vacancies in
limited areas served by post office boxes and tend to omiE units in
subdivisions under const.ruction. Although the posEal vacancy survey
has obvious limitations, when used in conjunction with other vacancy
indicators Ehe survey serves a valuable function in the derivation of
esEimates of local markeE conditions. In deriving estimates comparable
to census reports, the absolute totals shown in the survey are not
utilized; rather, the level of vacancies represented by Ehe vacancy
ratios are adjusted for various facEors and judgments indicative of
market conditions.

Vacancies in FHA-Insured Pro jects.
multifamily market of the HMA during
over 9r3OO units in the area. About
in Bergen County and 4rlO0 units are

The FHA has been quite active in the
the past six or seven years, insuring
5,2OO units (56 percent) are located
in Passaic County.

vacancies in projects built prior to 196o have been at low levels
past few years. For over 3,OOO older units vacancies were at a I
cent level in ApriL L961.

In Mav L967, FHA-insurance covered 51475 units i.n the HMA which had been
built since 1960. At that time a total of 382 were vacant, a vacancy level
of 6.8 percent. It is necessary, however, to delete about 44O of the units
in FTIA projects from any general vacancy discussed as lower occupancy in
these aPartments reflects the relatively short time they have been on the
market. The elimination of these units reduces vacancies in the newer FHA
projects to 4.9 percent as of March 15, L967. rn March 1965, vacancy in
these developments was at a 4.6 percent level. The level of vacancy in
FFlA-insured projects indicates a firm rental market in the FMA.

9l.r-yCgglg-igrveys. A market absorption survey conducred by the
FHA in March 1967 covered about 514OO multifamily units which had beenbuilt in the HMA during the 1961-1966 period. In March 1967 there were
372 vacancies in these projects, a vacancy ratio of 6.9 percent. Approxi-mately three-fourths (4,050) of the units enumerated in the survey were inhigh-rise structures of which nearly two-Ehirds (2,625) were located in
Bergen county. of the 1,35o garden apartments included in Ehe survey,slightly over 50 percent (8OO) were in Bergen County communities.

for the
4 per-
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There were 317 vacancies in the 4,O5O units in high-rise sEructures in
the Hl,lA in March L967, a vacancy ratic of 7.8 percent. In Bergen
County, vacancies in elevator apartmenEs hlere 8.6 percentl in Passaic
County, vacancy was 6.5 percent in such projects. A total of about
2,13O aparEments in Ehe HMA were marketed during the 196I-1964 period
incl,rding 97O in Bergen County and 1,16O in Passaic County. In March
1967, vacancies in these recently built apartments were 3.4 percent
in the area as a whole: 5.1 percent in Bergen Gounty and two percent
in Passaic County. About L,260 high-rise units (all in Bsgen County)
were marketed in 1965 and vacancy totaled 4.5 percent in March L967.
There were 187 vacancies out of a total of abouL 660 units which were
opened in Ehe April 1966-March L967 period, a vacancy rate of 28.3
percent. Over 60 percent (4OO) of these units were located in Bergen
County and vacancies were 29.6 percent in March L967; the comparable
raEio in Passaic County was 26.2 percent.

Vacancy in high-rise accommodations in the HMA were at reasonable
levels in March L967 and new aparEments are being absorbed, al-beit
slowly. Of the nearly 4OO units in Ewo projeets marketed in Bergen
County during Ehe past 12 months, occupancy has exceeded 7O percent,
one project reached 75 percent occhpancy in four months and Ehe other
obtained 64 percent occupancy in 12 months. The latter project
(Horizon House North) has much higher rents and this has probably
caused slower absorption. ln Passaic County, there have been over 260
units in three projects markeEed during the past year; thro projects
obEained over 80 percent occupancy in a period of eight to twelve
months and the third project reached 37 percent in the two months it
has been on the market.

In the 8OO garden apartments in Bergen County included in Ehe market
absorption survey of March 1967, there were onty 13 vacancies, ot a
vacancy rate of 1.6 percent. In Passaic County, 55O garden apartments
were surveyed and vacancies totaled 42 units in March 1967, a ratio of
7.6 percent. However, nearly 93 percent (39) of the vacancies in
Passaic County projects \^/ere concentrated in one proiect in which
rents had been raised during the year. 0mitting this projecE from
the Passaic County tabulations results in a reduction of the vacancy
factor to 1.1 percent in the remaining Projects.

Current Estimate. On the basis of the postal vacancy survey results,
on FIIA surveys, and on information from local realtors, mortgagees,
and project managers, it is judged that there were approximately 4155O

vacant, nonditapidated, nonseasonal housing units available for sale
or rent in the Hl4A as of April L, 1967, an over-all net vacancy raEio
of 1.1 percent. Of the toEal number of vacancies, about 11675 were

sale, a homeowner vacancy rate of less than one percent, and 21875
e for rent, a rental vacancy ratio of 1.9 percent. Sales vacancies

fo
we
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in both Bergen and Passaic were below one percent in April 1967 while
rental vacancies were estimated at 2.3 percent in Passaic County and
1.6 percent in Bergen County (see table XII). A negligible proportion
of the sales vacancies and about six percent (I75 units) of the rental
vacancies were judged to be substandard in that they lacked one or more
plumbing facilities.

The April 1967 level of sales vacancies in virtually all areas of the
HMA is somewhat below the 1960 level. In fact, during the past sev€ri-
teen years, sales vacancies have been fairly low. The lack of large-
scale speculative construction and the continuing decrease in the
number of single-family construction sites in most areas of the HMA
(which apparently caused a decLining volume of new home construction)
have been the main contributors to the low sales vacancy levels in the
two counties. Tii.e 1967 levels of rental vacancy in most areas of the
HMA also were below 1960 levels. Similar to sales vaeancies, rental
vacancy levels have been low in the HMA during the entire 1950-1967
period. These low levels of rental vacancy in the area reflect the
favorable economic expansion of the entire northeastern New Jersey-
New York area over past years--with commensurate population increases,
an increasing number of young adults in the population (who as young
married couples or single persons establish their own households and
usually occupy rental housing), and the gradual tightening of the New
York City housing market.

Sales Market

General Marke t Conditions- The market for sales housing in the Paterson-
Clifton-Passaic HMA has been firm for some ti.me as evidenced by the low
sales vacancy rates of less than one percent in both 1960 and 1967. New

and existing home sales and new single-family construction did decline
appreciably during the latter-half of 1966, but this reflected the scar-
city of mortgage and construction money in the area. Reports of local
realtors and mortgagees indicated, however, that mortgage and construc-
tion money was loosening in the first quarter of 1967. During the past
few years, the majority of homes built in the HMA have been constructed
on a custom basis or on the basis of pre-sales from models. It appears
reasonable to assume that, with the constantly diminishing vacant land
available for single-famj.1y development, large-scale speculati.ve con-
struction will remain a small factor in the market.

Approximately 70 percent of all single-family homes built in the HM,A over
the l96O-L966 period were located in Bergen County communities. A large
proportion of this new home construction has been constructed in northern
and northwestern Bergen County area including such places as Franklin
Lakes, Mahwah, Oakland and Wycko. In Passaic County, the greatest single-
family activity oceurred in Wayne Township and the northwestern townships
of Ringwood and West Milford
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Prices for new sales housing in the HMA have increased over the past few
years, reflecting increases in land values and construction and materlal
costs. Utilizing prices for homes in the few larger and more active sub-
divisions in the area as a guide, new housing in most areas of the HMA is
concentrated in the price ranges above $251000. Over the past four years,
new home construction was concentrated in the $25,000 to $35,000 price
class, but there has been a recent increase of homes priced above $g5rOOO.
On the basis of local realtor and mortgage company reports, it appears
th4t o1der, existing homes typicalLy sel1 in the $20,000 to $Z5,OOO price
range.

Un ld1 n Su Surveys of the unsold inventory of new sales
houses in the HMA have been conducted by the FHA for the past few years.
These surveys were taken in January of each year and covered subdivisions
in whjch five or more uniEs were completed in the twelve months preceding
the survey date. A comparison of the survey totals with estimaEed hous-
ing completions for the pasE three years suggesEs that only about 20 to 26
pelcent of all new homes completed were covered by the surveys.

The total number of new home completions enumerated in each of the annual

",rrlrr"y" 
declined steadily, with 936 homes completed in 1964, 75L in 1965,

and 475 in 1966. the decline reflects a decrease in the number of large
subdivisions, caused by the declining availability of sizable tracts of
lanld for single-family construction. Speculatively-built homes con-
stituted beEween 13 and 15 percent of the total number of units surveyed
in each year. The number of unsold, speculatively-qqn.tructed units
had declined in the area from a total of only 32 homes in 1964 to 27

units in 1966.

Between 60 and 63 percent of the homes enumerated in the last three
surveys were in the $25,000 to $35,000 price class. There has been an
ingrease in the proportion of units priced above $35,000, a1so. Data
from the last survey are shown on the following page.
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S tatus of New House Completions in Selected Subdivisionsa/
Paterson -C1if ton -Pas aic- New Jersev. HMA

As of Januarv 1. L967

Speculative cons truc tion

Sales Price

$ 20 , ooo-$ 24 ,999
25,000- 29,999
30,000- 34,999
35,000 and over

TotaI

Total
completions

Percent
Unsold unsoldPre-sold Total Sold

Houses Comp ted in 1966

6L
130
t64
t20
475

52
L28
L29
93

402

44.4
100. o

22.9
48. 1

37.0

9
2

35
27
73

5
0

27
L4
46

4
2

8
13
27

a/ Selected subdivisions are
the year.

Source: Annual Unsold Inventory Survey conducted by the Newark Insuring
Office.

Outlook. The demand for new and existing sales housing in the HMAwill
remain fai-tly strong in the foreseeable future. Whether or not atl of
this demand will be met is quite another factor, however. Because of
increasing costs, new and existing home prices will continue to increase
and will reduce the number of families in the market to purchase a home.
Because of the decreasing number of suitable building sites in the more
heavily urbanized areas of the HMA, an increasing share of new home con-
struction will be located in the north and northr^/estern portions of
Bergen and Passaic Counties.

Rental Market

General t Conditions. The market for rental housing in the Paterson-
clifton-Passaic HMA was rrtight'r in ApriL L967, i.e., prospective tenants
had a limited number of vacant rentals from which to choose. The market
condition vtas evidenced by the April 1967 estimated rental vacancy rate of
1.9 percent. Further evidence of the tight market was the 3.5 percent
vacancy leve1 reported in the March 1967 absorption survey which covered
about 4r525 garden and elevator apartments in Bergen and Passaic Counties
(excluding newly-marketed projects) which were built during the 1961-
1966 period. Vacancies also were low in F[IA-insured apartments.

those with five or more completions during
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New garden apartments in the HMA have been absorbed satisfactorily. In
Bergen County, about 8OO garden apartments were enumerated in the market
absorption.survey and reports were received on 560 units in FTIA-insured,
garden projects. In March 1967, vacancies in atI of these developments
totaled 14 units, or a vacancy rate of one percent. Monthly rentals
ranged from $1L7-$125 a month in efficiencieq in one-bedroom units from
$95 ro $145, and in rwo-bedroom apartments from $9O to $184. A11 utili-
ties except electricity hrere included in the monthly renEals.

ln Passaic County, reports were received for 37O garden units in FTIA-

insured 2O7 projects and 175 garden apartments were covered by the mar-
ket absorption survey. In March 196l, there were 42 vacancies in the de-
velopments (of which 39 were concentrated in one project), a vacancy rate
of 7.7 percent. Typical rentals for the one-bedroom units in the garden
apartments covered by the thro surveys ranged from $120 to $140 and the
two-]bedroom units from $1SS to $190 a month, usually including all utili-
ties except electricitY.

Despite the completion of hundreds of new garden apartments since 1960,
the older projects in the area have been able to remain almost fully oc-
cupied. For example, out of a total of nearly 3rO25 older FFlA-insured
units on which reports were received in March L966, only 43 vacancies
were found, a vacancy rate of 1.4 percent. Although more recent daEa
were not readily available, spot checks of several of these developrnents
suglested that vacancy was still around the one percent leve1 as of
April 1, 1967. Monthly rentals in these projects range from $68 to $9O
for efficiencies, $80 to $12O for one-bedroom units, $9O to $145 for
two-lbedroom units, and around $[7O for the few three-bedroom aparEments.
These rentals usually include heat and water.

The market for new elevator projects in the HMA also was quite strong in
Aprill 1967. According to FTIA occupancy reports, there were only 179 va-
canlies out of almost 3r650 FHA-insured high-rise units in March 1967, a
vacfncy ratio of 4.9 percent. Most of these projects have been placed on
the market in the past four years. In addition to the FIIA projects, the
mar\et absorption survey covered nearly 275 new conventionally-financed
higH-rise units and vacancy hras reported at 6,6 percenE in March 1967.
AltHough the above samples are small, they are judged to be indicaEive
of ti:.gh-rise market conditions in April 1967.
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Bergen County contains the majority of high-ri". u.""o**od"-
tions in the HMA. Nearly two-thirds of all FHA projects and a large propor-
tion of the conventionally-flnanced developments are located in the county.
Most of the elevator projects are located in Palisades strip communities,
particularly in Fort Lee. Hackensack is the only other Bergen County com-
munity containing a large number of high-rise apartments. In March L967,
there were only 89 vacancies reported in FT{A developments in Bergen County
containing almost 2r275 apartments, a vacancy rate of 3.9 percent. The ma-
jority of Bergen County elevator projects achieved a 90 percent occupancy in
a period of about 11 to l5 months. Monthly rentals for high-rise apartmenLs
in the county were very high. Typically, efficiency apartments rent from as
low as $18O to a high of. $225 a month, one-bedroom units for $215 to $355,
two-bedroom apartments for $2ZS to $44O, and three-bedroom units for $35O to
$575, usually including all utilities except electricity.

Passaic County. Virtuall y aIl of the high-rise developments in Passaic
County are located in the three central cities. Absorption of elevator
apartments in this county has been much slower than in Bergen County. In
March 1967, FTIA reports on L1375 newer units revealed a total of 7O vacant
apartment.s, a vacancy rate of 5.1 percent. Although this vacancy leve1 is
not unreasonable, it does suggest that the high-rise market in Passaic
County is not strong. The hlgh-rise developm6nts located on the fringes
of the city have achieved high occupancy. Monthly rentals for Passaic
County elevator apartments are much lower than those in Bergen County with
efficiencies renting for $115 to $17O a month, one-bedroom units for $135
to $2O0, two-bedroom apartments for $125 to $3O0, and three-bedroom units
for $320 to $35O a month, including all utilities except electricity.

In summary, it has been shown that the market for garden aPartments
in both counties of the HMA was very tight in April L967. The sample
surveys utilized in the market presentation are small but they rep-
resent a cross-section of the type of garden apartment accommodations
available in the area) the rentals that are charged, and include both
the newer and older projects. Thus, it is judged that they are in-
dicative of market conditions existing in the HMA in April 1967. The
same can be said for the high-rise aPartment surveys. Although this
segment of the rental market was not as tight as the garden apartment
segment, the low vacancies reported for the elevator projects indicate
a continuing demand for such units. The only areas in the HMA showing
some r^reakness are Paterson and Passaic. As discussed previously,
however, the projects with occupancy difficulties in these two cities
are located in the downtown areas. The communities along Ehe Palisades
in Bergen County will continue to be high-rise markets primarily while
garden apartments will prevail in the suburban areas of boEh counties.
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Rental Housine Under Construction. There rdere approximately 2,87O muI ti-
family units in some stage of construction in the HMA as of April 1, L967,
including 21225 in Betgen County and 645 in Passaic County. About 56 per-
cent of the units under construction in Bergen County are in high-rise
structures. A11 of these projects excepE for ones totaling 24O units: cr;€
Iocated in Fort Lee. Most of the remaining units under construction are
garden aPartments and are scattered throughout the area. AII of the multi-
family housing under consEruction (including the high-rise accommodations)
is scheduled for completion before the end of 1967.

Mortqase Market

According to local realtors and mortgagees, the supply of mortgage funds
in the HMA in April 1967 was considerably greater than in the last half
of 1966. The very limited amount of mortgage money in the latter part
of 1966 had a severe impact on the single-family market in the HMA. For
example, new home construction in 1966 was 36 percent below the L965
volume in Bergen County and down 24 percent in Passaic County. This
lack of home mortgage money caused a significant increase of rental
demand in the area and this was reflected in the ApriL 1967 rental
vacancy rate of less than two percent. Typically, conventional home
loans were being offered in April 1967 at a 20 to 30 percent down-
payment for a maximum term of 25 to 30 years at an interest rate of
six percent.

Urban Renewal

There are eleven active urban renewal projects in the HMA, four in Bergen
County and seven in Passaic County. Of the eleven projects, four are in
execution. The available data on these projects are summarized below.

Bergen Countv. There are four urban renewal projects in Bergen County.
Two of these are in Englewood and both are in the planning stage. The
Forest Aven Pro ect N R. covers an area of about 25 acres. Major
re-use of the land wiIl be for light industrial facilities. The four-acre
tract in the Enslewood Avenue Proiect (N.J. R-97) will be used for light
industrial purposes, also. In addition, about 70 multifamily units are
being contemplated.

The Moore-River Street Proiect (N.J. R-25) in downtovsn Hackensack covers
an area of about ten acres, bounded by Camden Street on the north, by
Main and Moore Streets on the west, by the New York, Susquehanna and
Western Railroad on the south, and by River Street on the east. The
project is in execution and nearly 55 families have been relocated.
Re-use plans call for the construction of public parking and commercial
faci lities.
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The Main Street Proi ect (N.J. R-122) in Lodi is an irregular shaped tract
in the downtown section of the city covering about 35 acres. The loan
and grant application has been approved and execution should begin in the
near future. Approximately 285 families will be relocated. Major re-
uses of the land will be the provision of sites for resldential and
commercial construction. About 100 high-rise multifamily units are plan-
ned.

Passaic County. There are tr^ro projects in Clifton and both are in the
planning stage. The Bri ton-A N.J. R-8f) is bounded on
the north by Brighton Road, on the south by Lyall Road, on the east by
I'Iorris Road, and on the west by chelsea Road. The entire seven and a
half acres in the area are to be cleared. Approximately 30 homes will
be demolished and 29 families relocated. The re-use of the land will
be entirely for public facilities including a new ribrary and a park.

The Botany Proiect (N. J. R-94) is a 2L-acre area in the southeastern
portion of Clifton which is bounded roughly by Ackerman Avenue on the
north, Cheevgr and Randolph Avenues on the east, the corporate limit
boundary on the south, and Parker Avenue on the west. Approximately
80 residential structures will be rehabilitated and 30 will be demo-
lished in the area. Nearly 50 families will be displaced. The cleared
land in the project will be used for parking facilities and commercial
enterpri ses .

The I2-acre North Dundee Prolect (N.J. R-39) in Passaic is in execution.
The area boundaries include Virginia Street on the north, Monroe Street
on the south, Passaic Street on the east, and Third Street on the west.
A11 demolition and relocation work has been completed and a small number
of multifamily structures have been built. Some additional public park
improvements are sti1l to be done.

The other project in Passaic, the Dor^rn town Pro ect (N.J. R-71) , covers
an area of slightly over 63 acres in the core area of the city. This is
a mixed rehabilitation and clearance project. About 150 housing units
will be demolished and 100 families displaced. Proposed re-use of the
cleared land includes the construction of 75 to 125 apartments, parking
facilities, community recreational facilities, the provision of smal1
commercial sites, and street improvements.

There are two urban renewal projects in the city of paterson. one is inexecution and the other is in planning. the project in execution, Central
Busine s Area or town 1A (N-J- R- I03 ) con tains nearly 78 acres which
are rough ly bounded by Godwin street, Broadway and Ellison Street on thenorth, ward street on the south, church street and the Erie-Lacka\^/anna
Railroad on the east, and Marshall Street on the west. This is a mixed re-habilitation and clearance project with over 500 families to be relocated.
Re-use plans for the area include the provision of commercial sites and theconstruction of apartments. As many as 500 rental units are being contem-plated.

1
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The other project in Paterson, Downtown lB (N.J. R-i43) , is in the planning
stage. The 33-acre tract is contiguous to the other Paterson project (N.J.
R-103) on the south and is delineated by the Erie-Lackawanna Railroad on the
east, by Church and Washington Streets on the \n/est, and by the North-South
Expressway on the north. Almost all of the land in the project area will be
cleared with a total of nearly 74O housing units scheduled for demolition and
about 600 families to be relocated. The principal re-use of the cleared land
will be the construction of multifamily housing.

The largest project in Passaic County is in Wayne Township. The Route 23
Project (N.J. R-178) covers an area of about 151 acres. The major re-use of
the land will be for commercial and industrial facilities. As of April 1,
1967, the local agency was conducting survey and planning studies.

Public Housing

As of april l, L967, there were 3,535 public housing units in operation in
the HMA, 645 in Bergen County and 21890 in Passaic County. All units are
occupied. In addition, there are 10O units under construction in Hackensack.
There are also 400 uoits in some stage of planning in communities in the two
counties.

Pub 1 ic Housine
Paterson -C1if ton-Passai c - New Jers HMA

Apri 1 l - 1967

Area

HMA total

Bergen County
Eng lewood
Garfie 1d
Hackensack
Lodi

Passaic CountY
Passaic
Paterson

In
operation

3 .535

64s

22L
244
180

2. 890
500

2 r29O

Reserved for
e lder Iv

L,252

460
20

170
150
L20

792
200
592

1n
p lanning

400

300
L20
100

80

I00
100

Source: - Local Housing Authorities
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Demand for Housr_ng

Quantitative Demand

Annual demand for additional housing in the Paterson-Clifton-Passaic HMA

during the two-year forecast period from April 1, 1967 to April 1, L969,
is based on an expected yearly increase of 7 1350 households and on the
need to replace a number of housing units expected to be Lost from the
inventory. Consideration also is given to the existing tenure com-
position, to the continued trend toward renter occupancy, and to the
number of single-family and multifamily housing units under construction
in the area.

To acconunodate the anticipated increase in the number of households and
to a1l-ow for expected occupancy and inventory changes, approximately
81000 additional housing units will be in demand in each of the next t\^ro
years. Market conditions existing in April L967 indicate that additions
to the inventory to meet the expected demand should include 31700 singl-e-
family housing units and 4,300 multifamily units. Tn those conrnunities
in which it is appropriate, there may be a small- additional demand for
rental units at the lower rents possible with public benefits or assist-
ance ln financing. These demand estimates do not include public low-rent
housing or rent-supplement accommodations.

Demand is expected to be distributed by county and by type of structure
approximately as shown in the foll-owing table.

Proiected Annual Demand for New Housine
Paterson-Clifton-Passaic, New Jersey, HI4A

April 1. L967 to April 1. L969

Area
Single- family

housing
Mul tifami ly

uni ts

Bergen County 21450 21800
Passaic County 1.250 1.500

HIUIA total 3 ,700 4, 300

Bergen Countv. The annual demand for 2,450 single-family housing units
estimated for Bergen County during the two-year forecast period is con-
sistent with the average of about 21475 units a year over the I963-L964
interval; the 1966 volume of onLy 1,475 houses refl"ects, 6f course, the
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impact of the tight mortgage narket during the latter half of 1-966. The
estimated rental demand fot 2,800 units to be provided with market-interest-
rate financing equals the average volume of 1965 and 1-966, but is considerably
below the annual average of 31600 units authorized in 1963 and 1964. In these
two years, the volume of multifamily construction was inflated by the apart-
ment I'boomt' which occurred when many garden apartments were built throughout
the county and many of the elevator projects r^rere started in the Fort Lee
area. The projected rental demand also is premised on the judgment that
such demand pressure has eased since sites have become quite limited in
those areas which have proved to be most attractive to prospective tenants,
i.e., cornrnunities along the Palisades such as Fort Lee

The demand for multifamily units at the lower rents possible with beLow-
market-interest-rate financing or with public benefits or assistance
pertains onLy to the four conrnunities in the county which have workabLe
programs: Englewood, Garfield, Hackensack and Lodi. This type of housing
will be new in the Bergen County market since none has been provided to
date. Therefore, initial projects shouLd be small and carefuLly located
for this market. Should the absorption of such housing in these conununities
be rapid the quantitative demand may be increased.

Passaic Countv. The projected yearly demand for 1r250 single-family units
for Passaic County equals the average annual volume of the 1960-1965 period.
The demand for 11500 multifamily units a year to be provided with market-
interest-rate financing in the county is somewhat below the average of about
Lr875 units authorized during 1964 and L965. The projected decline in
multifamily additions in Passaic County is based on the judgment that
future apartment construction in the centrat cities will be very low (since
virtually all vacant land in these areas has been util-ized, with the possible
exception of sites made avail-able through urban renewal programs) and that
a moratorium placed on apartment construction in 1965 and 1965 in Wayne
Townsh{p wilL continue for at least part of the forecast period. Based on
the relatively unsatisfactory record of current projects of this type in
the area the construction of additional below-market-interest-rate financed
housing in the county during the forecast period should be approached
cautiously. SmalL project.s well located and well- designed for this market
might be considered. Only Paterson, CIifton, Passaic, and Wayne Tovrnship
have workable programs which make federal financing of this type possibLe.

Oualitat ve Demand

Sinqle-Famil-v Housing. Based on the L967 after-tax lncomes of families in
Bergen and Passaic Counties, on sales price to income reLationships typical
in the area, and on recent market experience, the annual demand for new
single-family sales houses by price class in the two counties is expected
to approximate the distributions shown in the folLowing table.
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Estimated Annual Demand for New Single-family Housiryl
In Bergen and Passaic Counties, New Jersey

Apri 1 1, L961 to April 1. L969

Bergen County Passaic Countv HMA total
Price ranqe Units Percent Units Percent Units Percent

Under $20,000
$20,000 - 24,999

25,ooo - 29,999
30,ooo - 34,ggg
35,000 or more

Total

320
490
910
610
t20

2,45O

13
20
5t
25

5
100

160
425
46s
160
40

480
9r5

1,375
710
160

t3
34
3l
13

-f

13
25
31
2l

4

ght best
presented

The foregoing distribution differs from that in the table on page 27,
which reflects only selected subdivision experience during the year 1966.
It must be noted that these data do not include new construction in sub-
divisions wi[h less than five completions during the year, nor do they
reflect individual or contract construction on scattered lots. The more
expensive housing construction and some of the lower-value homes are
concentrated in the smaller building operations which are quite numerous
in the HMA. The preceding demand estimates reflect all home building and
indicate a greater concentration in some price ranges than a subdivision
survey would reveal.

Multifamily Housing. The monthly rental at which privately-owned net
addi.tions to the aggregate rental housing inventory might best be absorbed
by the rental markets, in Bergen and Passaic Counties are indicated for
various size units in the following tables. These net additions may be
accomplished by either new construction or rehabilitation at the specified
rentals with or without public benefits or assistance through subsidy, tax
abatement, or aid in financing or land acquisition.

1,25O 100 3,700 100

units in Bergen County miThe annual demand for 2,800 multifamily
be absorbed if distributed approximately
in the following table.

according to the pattern
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Estimated Annual Demand f or i{ew Mul ti familv Housins
In Bersen Coun tv- New Jersev

April l. 1967 to April l. L969

Size of units
Monthly

gross rentsg/

$ils - $134
135 - .L54
l5s - Ll9
180 - L99
200 - 219
220 - 239
240 - 259
260 - 279
280 - 299
300 or more

Total

Ef f ici encv

45
35
25
15
10

One
bedroom

48;
270
L20
80
70
60
50
35
l5

Two

bedroom

56;
190
140
100
90
80
50
40

Three
!edr9-9!q

6;
50
40
30
20
15
10

130

al 1 uti li ties .

230

a/ Includes

The annual demand for 1,500 additional multifamily units to be provided
with.market interest rate financing in Passaic County should approximate
the distributions shown in the following table.

Estimated Annual Demand for New Multifamily Hotrsing
In Passaic County, New Jersey

April 1. 196l to April 1. 1969

Size of units

1,185 L,255

Mon th ly
gross rentsa/

$11s - $134
135 - 154
r55 - L79
180 - t99
200 - 2t9
220 - 239
240 - 259

Total

Eff ic lency

55
40
15

110

One
bedroom

320
245
r05

20
l0

700

Two
bedroom

Three
bedroom

280
185
60
35
t5

575

70
20
15
10

115

a/ Includes al1 utilities.
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The preceding distributions of average annual demand for new apartments is
based on projected tenant-family income, the size distribution of tenant
households, and rent-paying propensities found to be typical in thl area;
consideration is also given to the recent absorption experience of new
rental housing. Thus, it represents a pattern for guidance in the pro-
duction of rental housing predicated on foreseeable quantitative and
qualitative considerations. Specific market demand opportunities or re-
placement needs may permit effective marketing of a single project differ-
ing from this demand distribution. Even though a deviation may experience
market success, it should not be regarded as establishing a change in the
projected pattern of demand for continuing guidance unless thorough analysis
of al1 factors involved clearly confirms the change. In any case, partic-
ular projects must be evaluated in the light of actual market performance
in specific rent ranges and neighborhoods or submarkets.

Nursing Homes

Existins Nursi ng Homes. According to the latest publication of the New
Jersey Department of Institutions and Agencies, there are approximately
1r865 nursing home beds in the Paterson-Clifton-Passaic HMA, of which
1,000 are in Bergen County and 865 are in Passaic County. Of the total
number of beds in the area, only about 45 are in non-profit homes. A11
of the nursing homes in the HMA are classified asrrskilled" homes. In
April 1967, between 95 and 97 percent of all nursing home accommodations
in the area were being utilized.

The New Jersey State agencies had not completed their studies on the
acceptability of the homes in the HMA as of April 1, 1967. Acceptability
consists of the conformance of the homes to state and federal regulations
pertaining to physical characteristics of the homes, i.€., such items as
fire resistance of the building and other physical qualities. Since these
data were not available, all homes existing in the HMA in April 1967 were
considered as being 'rconformingil for the purposes of this analysis. It
should be recognized, however, that a rather large proportion of the
nursing home facilities in the HMA may be classified as nonconforming
since many of the beds are contained in older, converted wooden structures
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Information on charges for nursing home accommodaEions in the HMA were
not readily available in April 1967, but some indicaEion of such changes
can be derived by uti.Iizing rates charged in the newer FHA-insured homes.
In February 1967, private accommodations in the FHA homes ranged between
$I75 to $200 a week, semi-private beds cost $125 to $140, and ward
accommodations ranged between $115 to $1ZS a month. Since the FHA-
insured nursing home facilities were among the newest in the area, it
is probably reasonable to assume that monthly rates in most of the
older homes would be comparable to or below the FHA rates.

Nursins Homes Under Construct ion or Aonroved In addition to the existing
nursing home facilities in the HMA, there v/ere 230 beds in homes under
construction as of April 1, L967,165 in Bergen County and 65 in Passaic
County. There were also 650 beds in homes which were approved for con-
struction, all of which will be financed with FHA-insured mortgages.
The total includes 450 beds in Bergen County and 2O0 beds in Passaic
County.

Characteristics of Patients The Health Facilities Planning Council for
New Jersey reported that almost 61 percent of the nursing home patients
in Bergen County were from communities within the county and 84 percent
of the Passaic County patients were county residents. As many 4S ofl€-
half of the patients in the two counties were welfare patients. Welfare
rates in the two counties range between $22O and $300 a month. Most of
the patients in nursing homes in the two counties were between 70 and 80

years of age.

Nursine Demand. According to the latest rtneed factorsrr developed
the Department of Health, Education, and Welfare,from data published by

it is judged that 30 beds per 11000 elderly Persons is an appropriate
formula for planning purposes to be used for areas in New Jersey.
Applying this formula to the projected 1969 elderly population of
L\2,OOO persons 65 years of age or over in the HMA (75,9OO in Bergen
County and 46,100 in Passaic County), a total need for 3,660 nursing
home beds in the area by 1969 is indicated. After deductions are made

to reflect the number of existing beds (1,865) and the number of new

beds in homes being built or approved for construction (880), the need

for additional nursing home beds in the HMA is reduced to a total of
915.

The 915-bed need estimated for the HMA represents total need, not demand

for additional proprietary nursing home accommodations. Thus, adjustment
of the total need must be made to reflect the probable demand for additional
proprietary beds. Such adjustments indicate an estimated demand for 850

proprietary nursing home beds in the area during the next tI^7o years. Of

this total demand, about 600 proprietary beds (300 a year) in Bergen County
and 25O proprietary beds (125 a year) in Passaic County might be absorbed
during the iorecast period. Utilization of the 800 beds in facil-ities which

are being built or \^7hose construction has been approved should be carefull-y
considered before further additions to the suPply are provided, however.
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Table I

Work Force Components
Paterson-Clif ton-Passaic. New Jersey. HI,IA

Annual Averases. 1958-l-966

Ls;til Ls62b! Ls1;,!/ Ls64 b/ w6s bJ Ls66 bl

47L ,gOO 482 ,600 496,300 505, 900 518 ,400 529 ,700

Component

Civilian work force

Unemplolrment
Percent of work force

Workers involved in
labor disputes g-/

Total employment

Agricul tural emp loyment

Nonag. wage & salary

Other nonag. emplolzment 4

42,LOO
9.3%

31,600
6.9%

30, 600
6.6"/"

33,400
7.L%

26,400
5.5%

28,600
s.8%

30, 300
6.0%

26,30O
s.L%

22,600
+.J t"

400

410,400

3 ,4oo

341,800

65,200

400

426,300

3,400

356,100

66, Boo

400

431,800

3,200

362,O0O

66,600

200

438, 3oo

3,200

366,l-00

69,000

100

45 6, 1oo

3, 100

383,400

69,600

200

467 ,5oO

2,900

395 ,7oo

68,900

1,100

47 4,500

2,600

402,400

69,500

300

491,800

1,800

42t,Loo

68,9oo

400

506,7oo

L,2OO

439, 1oo

66, 4oo

e/ Estimates are based on bimonthly data .

Ll rt rr rr rr monthly tt .

9/ Persons involved in labor-management disputes are included in total work force estimates and are
unemployment and empl-oyment estimates.

d/ Includes the self-employed, unpaid family workers, and domestics.

exctuded from

Source: New Jersey Division of Employment Security.



Industrv

I{age and salary employment

Manufac turing

Durabl-e goods
Primary metals
Fabricated metals
Mach., except electrical
Electrical machinery
Transpor tation equipment
Instruments & related prods.
Other durable goods

Nondurable goods
Food & kindred prods.
Text i 1e s

Apparel
Paper & a11ied prods.
Printing & publishing
Chemical s

Rubber & plastic prods.
Leather prods.
Other nondurable goods

Nonmanufactur ing
Mining
Contract construction
Transportation & util-ities
Wholesale & retail trade
Fin., insur., and real estate
Service s

Governmen t

s/
Note:

Source:

Table II

Nonagricuttural Inlape and Salarv Emplorrment bv Maior Industrv
Pa .P New Jerse HMA

Annual Averases. 1958-1966

1 959

(in thousands)

1960 1961

363. 1 366. 6

L6L.4 158.2

82.9 80. 9

L9621958

342.7

L56.7

80.8

t4.
L9.
L4.

8.

7

16.

185. 9

357 .4

L63.7

83. 9

383 .4

167.5

86.1

1963

395.7

168. 5

84.s

1964 1965 L966

402.4 421.t 439 .L

L65.4 T72.7

83. 3

180.4

6

10
5.
9.
8.

7

2

7

8

5
6

3

5.9
10. 3

8.8
14. 1

18. 7

L7 .5
8.6

9

13
L6
18

8

5.2
t2.0
10.0
14.0
L5.2
18. 6
o(

4.
t4.
L2.
13.
t2.

0
7

I
5

0
6

9

8.2
15.4
16. 0
7.5
9.6

tL.2
8.3
1"6

.7

4
0

9

1

7

9

8

9,9

6
11

8
t2
L4
18

9

0
1

8

8
8

3

1

t4
9
1

5.8
L2.l
9.4

L3.4
L7 .0
18 .5

8r.4
8.9

t3.4
L6.6
7,7

10. 1

13.3
8.6
2.0

.8

79.5
4.8

L2.4
L0.2
13.0
L2.4
t6.6
10. 1

t7.
10.

86 .9

93 .5
10. 1

10.

5
13
11
13
l2

8.0
10. 7

16. 8

10.4

.5

1

5

3

8

4
I
I

9
a)
5
8

5
4
5

18
10

8477 .37 8.679.875.9 0 85. 9
1i ?

13. 6

16. 3

89.4
t0 .4
13.5
t6.915

7

8
10

7

1

8

9
4
3

2

3

6
7

7

8.3
16. s
L6.4

t- .6
9.0

11.1
8,4
1.7

.8

e

13.
15.

o

13.
L6.
7,

l-0.

7

5
0
9

5
6

2

9

7

4
6

9

6

8
4
4
5

7

7

9
11

8
1

8
10

13
t7

8

1L

5

2

7

3

9
8
5

5

7

1

5

0
7

0
5

215.9 227.2 237.0
.4 .5 .5

2L.4 20.4 2L.3
21.7 23.0 22,8
78.8 84.1 88.6
t2.9 13.5 t3.4
46.8 49.7 52.4
33. 9 36. 1 38 .0

15.
q

)

18

2

193.8
.3

20.8
2t.0
tL.4
11. 1

38. 6
30.5

208.4
.5

20.8
22.6
75.7
12 2

44.0
32 .6

20t.7

20

248.4 258
.J

19. 8
20.6
69.0
11. 1

35.7
29.5

2L.
75.
11.
40.
31.

,4
2'1
a1 ,)

o? 2

13. 9

55. 1

40.3

.4
," 1

23 .8
97 .9
L4.5
57.2
4l .8

Estimates are based on March 1966 benchmarks.
: Subtotals may not add to totals because of rounding.

New Jersey Division of Employment Security



Table III

Estimated PercentaAe Distribution of tr'anili e.-g_qd_Esrfgsbgfgg_b1 Annua 1 Irc m s_

After DedJction of Federal Inconc Tax
Ne' {gI-gSJ..$A

1967 an4 l9Q9
Paterson- CIif ton-!.1e sq:ig*

-._P-1 

t 
" 

r.r ojI_C_l.1!t i.B:qff_-s a.i c Hl"tA

19q7 _ _7969 _
A11 Renter A11 Renter

ruriii"" tou."nora. 3/ fami.lies hous:hords:3/
Re n ter

households 4
Renter

householcls 9/

Bergen County
L967 1969

&euq1_1gq-9j!u-

A11
farniLies

A11
famil ig e

Under
$3, ooc
4,Oot
5 ,000
6, 000
7 ,0c0
8 ,000

$3 , occ
- 3,999
- 4,999
- 5,999
- 6,999
- 7,999
' 8, ggg

10
6
8

t2
13
11
11

7

5
8

11
t2
L2
l-0

9,000
10,000
L2,500
l-5,000
17,5C0
20,0c0
25 ,000

- 9,999
- 12,499
- L4,999
- 17,499
- L9,999
- 24,999
and over

7
4
8
9

11
11
10

6
3

I
8

12

8

6
4
6
7

11
11

8

9
15

6
6

Io
_l_
130

8
18
L0

4
2
4

4.
100

7

L2

5
1(,("

(

100

l

t6
10

2
2

5
100

7
18

L2
6
J

4
5

100

9
t2

6
4

(

t4

-l-
100

3

4
6

10
L2

3

9

L7
10

5
2
5

_4_
100

9
6
8

10
t2
11
10

8
L4

6

(^
(r

_L.
100

4
3

3
7

8
10
10

$9,2sC $7 ,575 $9 ,725 $7 ,975

Total

Median income $7,1)o$8, 62s $9 , 1 30 $7 ,475

D^

AlL Renter
@!&.C hougeltold_g a/

Rent e r
horrseholcls 3/

9
7

11
4

I
100

1969
A11

f amili-esAnnual incone

8,000 - 8,999
9,000 - 9,999

LO,O]O - L2,499
L2,5OO - L4,999
L5,000 and over

Total

Median income

g/ Excludes one-person renter horrseholds"

Sorrrce: EsEimated by Housing Market Analyst

Und,rr $3 ,000
$3,000 - 3,999
4,000 - 4,999
5,030 - 5,999
6,000 - 6,999
7,000 - 7,999

9
5
8

10
L2
11

L3
9

1l
tt
15
L2

8
5
7

1l
10
11

13
7

1C
L2
L4
12_

9
I

L5
8

_9-
100

8
6
9
3

_.1
l-00

9

9
14

6
7_

1C0

$6,2-00$7 , s2s $7,925 $6,525



Table IV

latlon Tre

April 1950-Apri1 1967

April 1,
19 60

1.186.873

780.255

Average annual change

3.0

3,7

. 7960-t961a-/ Nr*b". P;r...t 4

,1 tqn I o
=-!-t-:!Y

r6.L25 2.O

Area

HMA total

Bergen County

Berge nfie 1d

Passalc County

Clifton
Passalc
Paterson
Har.rt horne
Totowa
Wayne
Rest of county

Source s

I7,
t7,
13,
15,

a1

11,

Aprll 1,
1950

876.232

539. 139

647
116
013
386
145
885
648
550

7,145
29,2r9

9, 181
t5,392
19,980
8,667
6, 006

15,970
9 ,635
6,2 68
8,3r2

11,993
L7.487
9,2O4

17 ,4lL
7 ,955

33,772
9,651
3,963
5,590

t36,954

April I,
L9 67

1.349.000

893.200

29,70O
18,450
20, 900
20,400
2 6,650
39,550
30,300
30, 300
1 3 ,400
36,2OO
13,750
26,600
23,250
I1,750
20 ,000
18,850
13,350
27 ,550
11,800
14,750
27 ,350
14,000
20,850
16,600
42,70O
15,000
12,050
14,900

282,250

1950- 1960

27 ,203
L7 ,642
18,882
t9,344
26,O57
36,42r
2 r.,815
29,253
L2,896
30, 52 1

t3,046
23,5O2
2L,867
1 1 ,460
18,810
17 ,477
11,943
23,238
10,788
t2,7ol
25,391
t3,264
20,473
13,834
4?,085
t4 ,2 64
10,495
11,205
24,378

956
53

587
396
29t

r,254
1,017

t70
515
130
387
811
189
279

1,280
151
231

r,691
248
1l

79r
406
306
588
831
46r
653
551

360
110
290
150

85
450

1,200
150

70
810
100
440
200

40
t70
200
200
625
140
290
280
100
50

400
90

100
220
530

I,275

Number

31.064

24.tlz

8,742

6.952

t,157
-374
433

a)
85
53
06

Percent

.7
1.5

.8
,.4
1.2

.5

.6)\

.8
1,8

o

.4
a

1.1
1.7
2.5
1.3
,2
1.1

.8

.3
)1

,)

.7
2.0
4.1
3.3

4.3
.3

t.2
4.2
6.3

.6
5.9

3.5

o

11.6
o

)1

13.1
2,6

.6

a1

1.7
5.6
)1

?o
9.8
6.9
5.0

Cllffside Park
Dumon t
East Paterson
Eng lewood
Fair Lam
Fort Lee
Garfield
Glen Rock
Hackensack
Hasbrouck Heights
Lod 1

Lyndhur s t
Maywood
New Milford
North Arllngton
Palisades Park
Par amu s

Rldge fie 1d

Ridgefleld Park
Ridgewood
Rlver Edge
Ru ther ford
Saddle Brook
Teaneck
Tenafl y
Wa ldwick
Wyckoff
Rcst of county 2

337.093 406.618 455.800 1.9 7 .025 t.7

,51164
57 ,702

139,336
14 , 816

6, 045
tr,822
42,86r

82
53

143
t7
10
29
58

084
963
66;
735
897
353
923

87 ,650
54,750

t46,450
18,950
11,700
47, 300
89,000

800
110
400
170
t20

2,550
2,875

1.0
,3
.3

1,0
1,1
6.9

2.4

.3
1.8
5.9
9.1
4.8

2

4
t,7
2,6

a/ Derived through the use of a formula designed to calculate the rate of change on a compound basis

1950 and 1960 Censuses of Population.
1967 estimated by Housing Market Analyst.



Table V

Components of Population Change
Paterson-Clifton-Passaie, New Jersey. HMA

April 1, 195o-April 1, L967

-
Area

HMA total:

1950- 1960
L960-L967

Berqen Countv:

1950- 1960
L960-L967

Passaic County:

1950- 1960
]-960-L967

PaEerson

1950:1960
L960-1.967

C1 ifEon

1950- 1960
L960-L967

Passaic

1950- 1960
L960-]-967

Rest of county

1950- 1960
L960-t967

Population
chanee

3LO,64L
L62rLOO

24LrLL6
112 r 9OO

69 r525
49 r2OO

41327
2,77 5

L7,573
5,57 5

-3,739
775

5Lr364
40,O7 5

Net natural
increase

t3o,426
8217 50

88,269
52,8O0

13,399
11,300

LO,925
4,27 5

4rO54
2r375

L3,779
12, OOO

Net
migration

180, 215
79,35O

L52,847
60,1oo

27 ,368
t9 r25O

-9 rO72
-8,525

6,648
Lr3oo

-7 1793
-1r600

37 ,585
28,O7 5

Average annual
net misrat,ion

18,o22
LL,325

15,285
9,57 5

-907
-L1225

180

-779
-230

3,758
4,O25

2,737
2,7 50

57
50

1

9

42
29

665

Sources: 195O and 1960 Censuses of Population.
1960-1967 population changes estimated by Housing Market Analyst.
Vital statistics data from New Jersey State Department of Health.



Table VI

Households and Household Size Trends
Paterson-Clifton-Passaic. New Jersev. HMA

April 1950-Aprt1 1967

Averaqe annual chanee Household slze
April 1,

1950
April I, April 1,

1960 t967
1950-1960 1960-1967

Number Percent !/ Number Percent 3
April 1,

Area

HI'IA total

Bergen County

Bergen fie 1d

Cliffside Park
Dumont
East Paterson
Engi.ewood
Fair Lam
Fort Lee
Garfie 1d
Glen Rock
Hackensack
Hasbrouck Heights

258.t75 356.504 406.800 9.833 3.2 7.175 1.9

157.4r3 230.578 264.600 3.8

1950

3.34

3. 39

19 60

3.29

3.36

19 67

3,28

3.r57 .3t7

245

2.0

1.8

4.850

100
40
65
45
45

110
44U

90
20

320
40

150
75

5
50
80
75

150
55

100
70
30
30
95
60
40
60

150

L

Lod i
Lyndhurs t
Ilayvood
New Milford
North Arlington
Palisades Park
Paramus
Ridgefie 1d
Ridgefield Park
Ridgewood
River Edge
Ru therford
Saddle Brook
Teaneck
Tenafly
Waldwick
Wyckoff
Rest of county

3

3

3

3

3

3

2

3

3

3

3

3

3

3

3

3

2

3

3

3

3

3

3

3

3

3

3

3

3

7
5
5

5
8

10
7

9
3

9
3

6
6
3

5
5
4
5
5
3

7
3
6
3

t2
4
2

3
64

5
5
3

4
6

7

3
8
2

8
2
4
5
2

1

4
2

1

2

3

5
2

5
2

9
2
1

1

39

,330
,233
,7 48

,453
,861
,067
,504
, 081
, 108
,383
,699
,278
,429
,629
,712
,690
,948
,665
,553
,608
,340
,698
,391
,2O6.
,548
,7 64
,L54
,549
,784

,777
,828
,323
,629
,069
,311
,694
,479
,544
,957
,950
,952
,542
,426
,455
,495
,009
,67 8
,390
,983
, 451
,854
,619
,700
,263
,189
,694
,099
,2L8

8,475
6,125
5,800
5,950
8,375

11,050
10, 800
10, 100
3,675

t2,20o
4,225
8,050
7,075
3,475
5,825
6,O7 5
4, 550
6,750
3,775
4,70O
7,925
4, 050
6, 850
4,375

t2,700
4,47 s
3, 100
4,t25

79,95O

60
158
118
12r
324
4L9
140
r44
157
t25
267
111

80
374

80
106
401

oq
38

2tL
116
t23
r49
272
142
L54
155

2,443

31
27

45
aa

38
aa

40
36
34
39
54
67
29
50
40
24
11

24
31

26
39
20
60
50
46
43
55
41

1.3

1.3
.8
.6

1.0
4.9
1.0
.6

3.0
1.0
2.1
1.2

?

1.0
1.5
1.9
2.5
1.6
2.4

o

.8
q

2.4
.6

1.0
2.1
4.1
3.2

3.8
1.0
3.5
2.3
1.7
3.8
7.9
1.6
q,

1.8
3.8
4.9
1.9
2,6

l1 .4
1.6
3.1

12.7
2.9

o

3.4
3.6
2.1
5.2
2.5
4.2
8.5
6.9
4.8

3. 50
3.00
3. 60
3.42
3.12
3. 58
2.79
3.00
3.63
2.94
3,26
3.28
3.28
3.38
3.43
3.09
2.93
3.93
3. r3
3.13
3.44
3.45
3.O2
3 .78
3.32
3.32
3. 89
3.56
3.51

50
o2
54
43
16
53
81
08
63
00
30
Jq

34

45
t7
97
93
18
L7
40
44
o7
74
40
38
89
56
47

roo.762 125.926 L42.200 2.516 2.3

2,25O

2.325 3.27 3.18 3.16Passaic County

C1 ifton
Pas saic
Paterson
Hairthorne
Totowa
Wayne
Rest of county

t9,L79
L7 ,369
42,228
4,551
L,544
3, 306

12,585

,47 4
,228
,107
,592
,826
,695
,004

27,600
t9,250
48, 550

6,O7 5
2,975

lz,20o
25,550

629
86

388
104
128
439
742

25
38
47
33

L.2
.8
.8

L.2
.8

6.6
3.5

300
150
350

70
25

640
790

2.9
.5
,9

2.t
6.1
8.5
4.6

25
18
46

5
2

7
20

35
22
2t

3

3

3

3
3

3
3

3.2r
2.9t
3,06
3.16
3 -46
3.70
3.40

3
2

2

3

3

3
3

15
80
98
11
49
79
45

d Derived through the use of a formula designed to calculate the rate of change on a compound basis

Sources: 1950 and 1960 Censuses of Housing.
1967 estimated by Houslng I'larket Analyst.
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Table VII

Hnilai no TnvFnt^w Tenrr re. and Total Vacancv Trends
Paterson-C1lfton-Passalc. Neu Jersev. HMA

Aprll 1, 1950-Aprtl l, 1967

Passaic County
Rest of County
Countv total

Be rgen
Coun tv

HMA

Eotalnve and Tenure

Aprll 1, 1950

Total tnventory

Total occupied
Osne r-occupled
Percent of total occupancy

Renter-occupled
Percent of total occupancy

Total vacanE

Aprl I 1, 1960:

Total lnventory

Tot.al occupled
Owner- occupied
Fercen! of total occupancy

Rente r-occupied
Fercent of total occupancy

TotaI vacant

April I, 1967

ToEal lnventory

Total occupied
Owne r- occupled
Percent of total occupancy

Renter- occupi ed
Percent of total occupancy

Total vacsnE

Sou rces

Paterson Cltfton Paasaic

42,925 19,7O9 17,745 27,19A 107517 162,4?7 27O,OO4

42,228
14,351

34.O7"
27,877

66.o7.
697

48,371

46,1o1
16,021

34.77.
30, 086

65.37"
2,264

50, 575

48, 550
1 5, 750

32.47.
32 ,800

67.67.
2,0?5

19,179
r r ,826

6t .77"

7,353
38.37"

530

25.47q
t6,t6z

65.87"
8, 711

34.27"
492

27,975

27.600
17,750

Oq. JA
9, 850

35.77.
37s

r7,369
5,050

29.17"
r2,3t9

70.97"
376

18,228
5, 688
3r.22

r 2, 540
68. 8Z

564

21,985
15,285

69.57"
6, 701

30.5%
5,212

258,r75
l 51 ,090

58.57"
107, 085

41 .57"
11,829

too,762 157.413
46,512 104,578

46-22 66-47"
54,25o -52,a35
53.87" 33.67.

5,815 5,014

25,966 18,792 134,39r n6,696 37t,oB741,262

36, r 17
28,964

45, 800
36, 450

77 .97.
r0, 350

22.17.
5,375

742,200
75,600

53.27"
56, 5s0

45.87"
8 ,400

230. 578
1 65, 883

264,600
185, 500

70.r2
79,100

29 .97"
5, 000

355, 504
233,3r9

65.47"
123,185

34.67"
14, 583

405, 800
251, 100

64.22
145,700

35. 8%

1 4, 400

125.926
67 ,436

53.67.
58, 490

46.47"
8, 465

80,27.
7,153

19. 8Z
5, r45

7r.97"
64,695

28.r7"
6,r18

19,875 52,175 150,600 27O,600 42t,2OO

r9,250
5, 650
?9.42

r3,600
70.62

625

195O and !950 Censuses of Houslng
1967 estlmated by Houelng ldarker Analy6t



Table VIII

Housinp Inventorv Tvoe of Structure
Paterson-Cl ifton-Pas aic. New Jersev. HMA

April 196O and April L967

Passaic CountyDate and
type of
structure

April 1. 1960:

Rest of
Paterson Clifton Passaic county

County
total

Bergen
Countv

HMA

total

one-f amilf /
Two- fami 1y
Mu1 t ifami 1v

toial!/-

9,611
20, OOO

L9.739
48 r 350

L4,L97
7 ,6L5
4^Ls4

25,966

3 ,458
5,445
9 .889

L8,792

34,997
5,253
1.O12

4L,262

6L r263
38 ,3 13
34.794

L34,37O

t66,4L4 227,677
35,856 74,L69
34.405 69.L99

236 ,67 5 37 L,O45

April 1. 1967:

One-familyg/
Two- fami 1y
Multifamily

Total

PercenE of total:

One- familv
1960
L967

Two-familv
1960
L967

MuLtifamilv
1960
L967

8r3OO
20,225
22.O50
50 r 575

L4,87 5
8 rL25
4.97 5

27 ,97 5

3,37 5
5,500

lL. ooo
t9 ,87 5

42,25O
6r150
3,77 5

52,17 5

68,800
40, ooo
41.800

15O,600

184,4OO 253,2OO
39,600 79,60C
46.600 88.400

27O1600 42L,2OO

L7.8
t6.4

4L.4
40.o

1g .4
t7.o

52.6
55 .3

84.8
81 .0

t2.7
11 .8

2.5
7.2

4s.6
45.7

28.5
26.6

70.3
68.2

L5.2
t4.6

L4.5
t7.2

6t.4
60.1

18 .6
2L.O

7
2

s4
53

29.3
29.O

16.O
17 .8

o
7

29
27

o
9

20
18

40.8
43.6

25.9
27 .7

al Includes trailers.

b/ Differs slightLy from the count of all units in these areas because units
by type of structure were enumerated on a sample basis.

Sources: 1960 Census of Housing; 1967 estimated by Housing Market Analyst.
I



Table IX

Percentage Distribution of the Housing Inventory bv Year Built
Paterson-ClifEon-Passaic, New Jersey, HMA

Year builf/

Tot,al inventory

March 196o-Apri1 1, L967
1955 - March 196O
1950 - L954
L940 - L949
1930 - L939
1929 or earlier

Total

Total inventory

March 196O-Apri1 1,
1955 - March 1960
1950 - t954
L940 - L949
1930 - 1939
L929 or earlier

Tot.aI

L967

Passaic
Countv total

15O,600

52.3
100. o

Bergen
Countv total

27O,600

Paterson

50 r57 5

100.o

C1 ifton

27 1975

Passaic

L9 r87 5

7 .47"
1.1
6.4
3.7
5.2

76.2
100.o

Rest of
countv

52,L7 5

100.o
27 .67 5.3

2L.t+7"
L4.2
15 .6
10.8
10.4

7 .77"
4.2
3.6
3.5
5.7

10.7
37.
2

4
9
9

L2.
g.

10.
8.
7.

7.6%
8.9

15 .9
18.5
9.4

39.6
100.0

L3.O7"
L2.L
L6.9
L4.9
9.7

33.4
l_oo.o

HMA

total

42Lr2OO

L2.8%

t4.6
L2.7

9 .1_

40.1
100.o

a/ The basic data reflect an unknown degree of error in the age of structure (year built) occasioned
by the accuracy of response to enumeratorsr questions as well as errors caused by sampling.

Sources: L96O Census of Housing and estimates by Housing Market Analyst.



Table X

Total Prlvate Housine Units Authorized By Buildlne Permits 9/
Paterson-Cllfton-Passalc. New Jersev. HMA

L960-1966

1960 1961" 1962

7.L99 7.963 8.829

5.187 5.563 5.069

9.Tr7 9.L44

6.352 6.011

1 963 L964Area

HMA total

Bergen County

Passaic County

Clifton
Passaic
Paterson
Hawthorne
Totowa
Wayne
Remainder of County

L965

8.082

5. 150

t966

5.572

4.243

t7
24
65

40
101
436

68
19

197
29
22
67
4

L02
29
L8

170
96

547
106

Bergenfield
Cliffslde Park
Dumont
East Paterson
Englewood
Falrl-awn
Fort Lee
Garfield
GLen Rock
Hackensack
Hasbrouck Helghts
Lodl
Lyndhurst
Maywood
New Mllford
North Arllngton
PaLlsades Park
Paramus
Ridgefie ld
Ridgefleld Park
Ridgewood
River Edge
Rutherford
Saddl,e Brook
Teaneck
Tenafly
Wal"dwick
Wyckoff
Remainder of County

60
t27
187

2,417

15
320
55
26

7

108
1 ,555

55
84
58
91
92

459
108

23
276

81
94

135
L9

100
115

73
L07
84
13
64
20

140
96
62
48

168
55

597
23
26

198
31

184
67
11
37

L77
85

122
73

8
58
12
76
98

183
52
85

t4L
2,640

106
34
54
52
29
92

269
72
22

326
L6

2L3
83

6
44

135
58

L32
27
24
86
10
23

269
68
52
80

103

,584

27
53
84
58
30

LO4
1,087

82
11

610
50

L76
87
10
29
39

102
L73

59
92

112
11-0

30
36
53
36
32

216
2,423

35
77
80
58

t43
327

66
13

569
36

256
78

7

l+675 207
15
67
67
19

140
884
r49

L7
476

24
248

75
9

43
36

118
248

30
30
79
15
32
76
28
4l
52

139
2,ggg

69
96

165
32

198
97
39
15
37
29
25
23

L57
2,361

t6

46
48
76

2 .0t2 2 .400 3 .7 60 2 .7 65 3. 1 33 2.932 1.329

2

1

31.0
22

345
47
32

525
731

L75
448
477

50
28

512
7LO

262
L34
221

62
35

L,169
882

233
105
789

61
20

L,252
673

538
93

t, 10

51
2t

389
1,409

119
159

92
43
L2

269
635

479
42r

,093
146

34
725
862

d ExcLudes alL pubLlc houslng unlts.

Sources: Bureau of the Census, C-40 Construction Reports and the New Jersey Department of Labor and
Industry, Bureau of Statistics and Records.
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TabLe XI

Priv%te Multlfamily Houslng Unlts Authorized by Buildine Permits d
Paterson- Cllfton-Pas saic. New Jersev. HMA

19 60

L9 60- 1966

1961 L962

3.501 4.42L

2.335 L.970

2.249

1.559

Area

HI,IA total

Bergen County

Passaic County

C1 ifton
Passaic
Pater son
Hawthorne
Totowa
Wayne
Remainder of County

Bergenfleld
Cl,iffside Park
Dumont
East Paterson
Englewood
Fair Lawn
Fort Lee
Garfie 1d
Glen Rock
Hackensack
Hasbrouck Heights
Lodi
Lyndhurst
Maywood
New Milford
North Ar1ington
Palisades Park
Paramus
Ridgefie 1d
Ridgefield Park
Ridgewood
River Edge
Rutherford
Saddle Brook
Teaneck
Tenafly
WaLdwick
Wyckoff
Remainder of County

204
72

2

553
24

252
77

28
48
46
48
51

398
82

245
18
2L

L22
9

38
69

2

64

18

;
30

4

2L6

680

2

236
62

10
24
46

72
868
L46

462
4

240
66
4

39
88
20
38

L24
2

575
18

183
6

L73
60

2

118
81

2

56

8
8

34
40

L44

:

1L1
56
16
20
22
12

5

2l+8
40
L9
4

22
1L3

34
18
28
L4

24
60
4

:

L,270

47
96

6
22

198
42
32

68
28

2
51
34
50

4
1,7

50

19 63

5.L42

3.687

150

L964

5.524

3.523

38
1,068

76

598
13

t69
75

2

18
101

16
44
87
64

l-00
18

2

22
L2

2

863

2.001

1965

4.594

2.837

833

L.757

784

t966

3.203

2.764

l-8
M

42L
66

t94
15
22
62

92
22
16
4

84
546
55

8
3t4

24
34
48
60

7

86
302

64

4
20

2

4

299

510

1.166

66

442

2.45L

349
418

1,040
L24

2
t78
340

1.455

709

439

158
20

310
36

443
438

34
4

132
86

764
40

4
815
I-60

448
90

415
18

2

55
158

88
34

2

LO2156 t-8 1

180
130
150
40

9
693
243

4 Excludes all public housing units.

Sources: Bureau of the CensusrC-40 Construction Reports and the New Jersey Department of Labor and
Industry, Bureau of Statistics and Records.



Table XII

Vacancy Trends
Paterson-Clifton-Passa1c, Nex Jersey, tlMA

Aprll 1, 1950-Aprl1 l, 1957

Passaic County
Vacancy

CharacEeri sti cs

ADri I l. 1950:

Total vacant unlts

Avai lai)Ie vacanE
For sale

Hom€ouner vacancy rale
l'or rent
SCntal vacancy raEe

Other vacanE

Aprll l,1960:

Total vacant units

Avallable vacant
For aale

Homeouner vacancy rate
Eor rent
Rental vacancy rate

Cther vacant

Aprll I, 1967:

Total vacant units

Avallable vacant
f'or sale

Homeowner vacancy rate
For rent
Rental vacancy rate

Other vacant

Sources

PaEerson Clifton Pa6saic

697 530 376

Rest of
Countv

5,212

278

County
Tot.al

Be rgen
County

HMA

Total

a

374
92
.67"

282
I .07"
323

360
135
1.72
224
3,O7"
170

213
2?
.47"

191
r,57"
153

197
1.37"

81
r.27.

4,934

5, 815

1.225
447
1.07"
778
r.47.

5, 590

5,014

2.454
r,653

1,62
801
7.57"

2,560

2,949
r,39r

.87"
r,558'

2.47
3,169

11,829

3,679
2,100

L.47"
r,579

r.57"
8,150

6, rl8 14,5832,264

1.123
87
. s7"

r ,036
5. 5t"

1,141

2,O25

800
75

492

243
131

.87"
t52
7 .77.
209

5, 145

595

8 ,465

2.396 5, 345
r,977

.87.
3,368

2.77
9,238

564

395
l8

3'17
2.97"
r69

625

450
25

350
| ,27"
245
3.37"

4,550

586
.97"

1,810
3.0%

5,059

375

150
75

5,375 8,400 5,000 14,400

7?5 2,125 2,425 4,550
400 575 1, lOCr 1,675

.>1"

725
2.27.
225

,47"
t>
.87"

225

1 .r7"
325
3.OZ

4, 550

.87"
1, 550

6,275

,67.
1,325

r,67.
3,575

.67"
2,875

r.97.
9,850

.42
425
3,o7.
175

1950 and 1950 Censuses of Housing.
1967 estlMted by Houstng Market Analyst
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Table X.I I I

Patqq"r:_q1_!t9lle.9!-qiS!_!9-{_J9!9"=fl=l!9C&stal Va_ggggl]qgr-].e_I

February 2l-l.tarch 10, 1967

Total residences and aparrments Residenc€s

Total
del

possible
All i ltsed New const.

Total possible
del iveries All % Used New const.

-. \ acant unirsToral oossible -----------i-:: 

- 

I n,ler
deliireries All 'i I sed \e* (on\r.

tinder under
.l orrl p,,'sihl"

The Survey Area Total
(e stimated)

Passaic Coutrty

Bergen Cousty

The survey Area Total
(surveyed sample)

Passaic County

Paterson !

l,{aln Offlce

Cllfton !

!,tain Office

Statlona:
Allwood
Athenla
Delawanna

Passai.c !

40 6. 1C0

142, 300

263,800

334.446

t2t.46L

59.667

36,17 6

3,493
4,t4O
5,845

22.r44

t2,246

4.213 L.3

2.r92 L,8

885 1.5

664 t.8

3.374

1.989

796

588

1.953

874

t47

101

0.2 1.486

L.7 782

t.2 138

2.3 98

2.255

1.318

738

563

1.8 L!_qg

L.9 L.207

-1J. 658

L.1 490

21 2.3

L 14.3

! 14.3

- 0.0

4. 780 I .2

2,42O 1.1

2 - 350 0.9

3.790

2, 180

1.610

4.000

900

3,100

3.7 67

!!1
233

224

27 4.200

68, 300

205, 900

zLO.797

50.778

11.821

4,432

17.912

10,559

1.100

200

900

131. 900

74,000

57,900

t23.649

2.s...6.3_1.

41.846

32,344

3,167
3,945
5, 186

4-232

1,677

16,L92

2.41O

1, 380

1,030

1..c00

10

990

)) 1 7

2 20.3

20 2.O

990

240

750

2.170 0,9 1.760

r,040 1.5 910

1,330 0.6 850

610

t30

480

380

110

210

1.8 2.010

L.9 L,27O

1.8 160

2.900

700

2,2O0

367 2.818

111 697

30 225

73 22t

!.19

203

89

75

92

L

3

949

146

0.0
4.3
8.3

956
575

24

515
188
640

9qt

Branchea:
llawthorne
Totowa

19 0.4
51 r.2

Statlons:
Park
River Street
South Paterson

2t 0.6
39 0.9
85 1.5

5 C.2
19 0,6

326
195
559

3 0.9
8 4.1

11 1.7

3

11

6
3

4
4

1

10
801
612

18
47

4
t4

89
3t

22

10

1

1

6

2
25

q

3

4
1

1

5

2

L4
33

L4 0.1
38 2.9

1,905
t,299

18
3l
74

95

68

25
2

383

1 100.0

2t
39
83

97

74

24
18 t2 32
3-1

416 13 L7

0.6
0.8
t.4

18
31
72

6

,
117 0.5

7A 0.6

,47t
,7 63

664

6 C.2
30 0.5
3 C.5

20 37

4 4

0.1 18 !. L 2.2 79 16

0.1 10

2;
I

42

5
1

4.r 64 4

6 0.4
5 0.1
.1. O.2

12

11

5 13
u

2.4 372

:
t418,515 429 2.3 2,323 46 2.O 44 2

'Ihe survey covere d*elling uniLs ia residences, apartments, and house
dormitories; nor does i! cover boarderl-up residences or apartmenls that a.. not intendcd for occupancy.

one possible dclivery.

Sourcc: fllA postal vacancy su.vey condurted by collaborating poslmaster(s).



Total possible
dcliveries

TaL.le XI I I (conE 'd )

lg!.-fCon-Ctfftoo-Parsa Suryev (contlnied)

rebruarv -3!:ltsEh_!qt_!gqz

Total reeidences and apartmchts Rcridcnccs

Total possiblc tinda
Att % Uacd Ncw

tlnda
conat. dclivcries All % Uaed New ron.!.

Torel oosiblc
dcliiericr

3Lr.35 76L 3.6 680 81 556

Vacanl unitr
All % Uccd

4.8

937 1.8 68r

- 0.0

0,5

I ndct Totul
\c* conli.

Other Areas t8.722

1,871
1,268
5,807
2,887
1,501
5, 388

1,892
2,459
t,579
t,413

513

659 3.5 582 71 104 2^E r02 4.2 98 ! 451
2lBlomlnSdgle

Haske 11 4
Llttle Fal1s I

aPoEp ton
Rtngrog4
Hayne !

Leke s
4

Bergen County

Alleodale 1/
Bergeo fleld

(3-3r-67) !!
Cltffside Park
Cl;oster U
Cressktll 2/
Deoarest ?

D..o.t !/

8

I
13
I
1
8

1

20
1

31
Ti
10

L4
L2
34
10

7

49
4r

5
2

1

43
23

6
13

6

2
16
73
16

5t
53

2

11
44
E1

9
55

55
14
86
40

382
184

28

44
36
14
t4
t4

3
36
74
16
86
74
t2

25
56

115
19
72

L92
118

26
24
15

3
6

15

5
16
15

5
25

139
356
2E5
098
501
756

t62
263
603
969

2.6
1.0
1.4
1.3

25.4
2.7

40
9

70
25

377
159

32

6
55
19

377
93

3.0
6.8
3.1
3.3

47
8

7l
33

382
118

26
I

331
158

2
28

201
677
425
L67
3E9

78E
413
544
969

693

329
o49
718
788
oo2

2.5
0.6
L.2
1.r

25.4
2.2

15

16
14

5
25

38C

268
88

478
211

1,368

52-966

23

1,016
1,093

44
It

510
706

7,255

9,697

304
r48

8
6

l5
1

66

26
1

t27

20
2

2E

!p.1

I
3

l5
6

56

25 2.5 25
21 2.5 16

24-52
1 9.1 I

3;
65

55

2L2.985 2.021

1,666

qr2 1.385

L.7 20

534- 2-e24 150.019 1.084

1,643 28

0.7 19!. 256 2.L2t 894 20 2.2

5

- 0.0
9 1.1 8

60 5.7 59

51 3.0 32
n i.-.0- A

l-721
t,72L

20

18

7
6

11
5

2

8
14
16

Ti
2

11
14
16

9
10

19
9

14
L2
13

3
27
14
16
35
23
12

25
L4
18
19
15

LJ 5,2t7
5,770
2,425
2,2rL
1,400

0.8
0.6
0.6
0.6
1.0

4,
4,

2,
I,

0.5
o.2
0.6
0.6
0.9

0.1
1.1
4.6
0.8

63
30

2

3

2
26

257

19-i
15

t2
44

778
56

347
339

1
4

3

3t
4

2
3

2
,y

15T
15

L2

,
56

3
1

1

3

1

,:

t2-
lo

I4

2

10
5

_!

3

32,:

6
257

3

:

l1

East Paterlgn
Edgewatef,a/
Emerson l/

'Eiclerood !/

!
3
3
1

I
I
I

19

T

t2
32

2

L29 1.9 84 !2 342
96 2.O 55 41 339
l8 3.0 18
9 r.7 7 2 3

6 1.5 4 2
- 0.0
- 0.0

63 g-\ s9
22 0.3 22
80.48

15 0.6 t2
9 0.6 9
3 0.2 3

6t.25

14.205
6,289

0.1
1.1
2.6
0.8

374
850

1,059

0.8
0.6

2
15

4.470
3,771

6.191
5,498

693

1.4
1.3Eng lewood

Engleoood Cllffs

Falr Lam
Falrvle,

v
Fort Lee (3-23- 67)
Fra nk1 1n
ca!fle 1d

Lakes
g

Hackensack !
Hackensack
Bogota
Hasbrouck lielghts
Leonla
Nayrood
South llackenEack

1.7 L.7

)1

5,899
3,755
9 ,973
1,788

11, 699

o.4
1.5
L.2
1.1
0.6

0.5
0.5
0.7
1.1
0.7

4;
91

57

0.0
5.9
1.3

5
3
,
1

2

4;
776 207

r35
1.0

1t. I

20.853
11,019
2,49O
2,982
1,990
1,713

659

.9.J.
1.1
1.0
0,8
0.8
o.2
0.9

-!43
77
26
t9
l3

3
5

6.648
4,730

598
523
411
240
t46

rlormitories; nor does it cover boardcd-up reridences o. apanmenrs th.! a.c nor inrended for occupancy.

one possibla delivery.

Source: IllA postal vacancy survey conducted by collabcuting posrmastcr(s).

a



'Total residences and aparrmenls

Table XIII (cont'd)

Paterson-Cliflon-Passar-g.._Ue_jl_lg-Eg9:. Area postal Va-gglgl Suyg..lt (continued)

Eebruary 2l-March 10. f96Z

o

\ acanr unitslotalpossiblP : I4d".
deliveries All '; I sed \es consi.

Ilarrington Park
(3-t4-67\u I

Haworth 2-/ 1

Hillsdale ! 3
Ho Ho KusU ., L
Little Ferry (3-14-61) at 2
Loci !/ 8

l4ahwah ?/
Mldland Park !/
Montvale !
New Milford L/
Northvale ?/
Norwood 2-/

Oakland 2J

Oradetl ?
Pallsades Park ?

210
595
330

,100

1.4

2.1
1.0

3
10

7

11

8.3
4.2
o.4

685
2,53t

880
130

n," \ ac unt

4C8 1 0.1

0.0

0.0
0.0

0.9
0.2
0.3
0.6
0.9
1.3

16
30

8
103
56

Total possible
del iveries

tl nder Total possible Under
All oi used New consr. deliveries Alt % Used New const.

'l otal

, 180

,008
,075
,319
,853
,004

,643
,959
,7 61
,343
,089

.4

.5

.4

.7

1

0

o
0
1

4
1

34
8

95
55

L22
4
,:

7

1

2
4

a
2

4
3

5
5
1

8

0.
0.
0.
0.

4
L37

37
32

5

2

t69
70

5

5
4

24

0.3 9 -
c.4 2), 5
0,3 20 10
o.4 4 7

0.0
0.3 4 2
0,5 L2 1

0.0

17 0.4 t7
62 0.9 2l
71 0.6 :C
31 0.7 24
- 0.0

10 0.5 8
30 0.9 26
- 0.0

t2.673
4,369

5
3

16
7

59
63

34
20

18
7

18

5
I8
2t
20
47

3
1

t2
7

56
61

19
2C
26
16

7

t7

16
4

14
10
14
36

3

1

6
23
20

16
t0
I9

5
1

0.0
0.0
0.0

5.0
0.8

i
33
4l

90
4a

1,165
I ,005
3,0 60
t,295
2,t91
2,825

15
2

15
24

656
5,tl9

5
3

16
6

2l

31
10
45

7

7

18

29
l

t2
2T
t2
40

14
4

48

4

145
048
629
664
343
089

701
336
350
234
024
354

o.4
0.3
0.5
0.5
1.2
o.7

4
I

34
8
5
7

L2
2

,9

7
1

2

4

;
1

110

:

6
9

6.
1.

;
33
42

3

10
1

'l

3
2
6

8
7

L31
2t
2L

16;
67

2

5
4

24

L.4
0.8

o.7
0.5
L.7

15

26
2

1

16
1

4
11

5
11

8
76
15

4;
13

7

2

!

15

26
2

1

Paramus V
Park Ridge2/
Raosey !

Ridgefleld 1/
Rtdgefield Park
RidgeuoodV

Rldgevood
Clen Rock

River Edge U 
-,

RocheIIe Park 4/
Rutherford U
Rutherford
Csrl stadt
Eest Rutherford
Lyndhurst
wood Rldge

3,737
2,384
5,765
3,234
2,145
3,117

3,979
4,963

779

4,001
6,862

0.8
0.1
0,3
0.6
0.5
!.2

36
48

4t5

t2l
363

13 16 16
2L30
848

1J 11 108
6656

29 11 22

ll 1.6 l1
90 3.6 LO 14
9. 1.5 g I9 r.5 8 I

599
599

684
22

34 t4 16
30 L4 11
4-5

25 0.6 L7
94 1.9 18
57 0.9 42
53 t.2 38
40.24

6-287
4,508
1

8 0.9 8
36 21.7
41 1.8 38
20 t.4 20

4 2.5 4
tl 2.5 t4
- 0.0

3,294
2,432
5. 688
3,909
L,779

3,L2t
6,732

10.445
2,976
1,208
t,128
2,8t6
t,717

0.4
o.2
0.8
1.1
o.2

o:

:

n
96

9
26
30
11

6
I3

2

9

!.
36

3

1 ,208
I ,887
3,487
t -722

2.228
1,393

159
671

5
3

dormitorics; oor docs it crver boarded-up residences or aparrments rhar are not intcnded ior occupancy.

one possible dclivcry.

Sourcc: ltlA poatal vacancy survey conducted by rollaborating postmaster(s).



Table XIII (con'd)

Paterson-Clifton-Passaic. New Je!sev. Alea PostaL Vacaocv Survey (continued)

Feburarv 2I-March I0, 1967

UnderTotal possible
All % used New .o.sr.

possibl

Residences

UnderTotal
del All % Uaed New const

\ ".ant units
Total oossible ----------:::i:: l nder

deliierics Atl "i I sed \ex (onst.

Total residcnces

l otal

Saddle River !-/
Teaneck
Tenafly
I{a ldwlck

!
4

2.6
0.7
o.4
0.6
0.9

2t
30
16
13

3

6C 2.6 2l
61 0.8 52
L7 0.4 16
18 0.6 13
84 2.5 64

t 17 t.2 :.3.
97 1.1 44
20 1.6 9

49 t.2 28

2,338
7 ,386
4,4t3
3,O74
3, 391
9.963
a,14a

39
9
I
5

20
64
53
1t

2L

21
8

19
2

L2
42
31
11

L44

39
9
1

5
2

64
53
11

2t

27
8
9
2

L2
rr2 L.2 48
92 1.1 )9
20 t.7 9

60
39
l7
18

5

338
7A2
413
o74
546

2
5
4
3

9. 701
8,489
t,212

': r'4 ':
79 2.8 61

:. l.e :.
5 1,9 5
- 0.0

3 11.5 3

,rj
,845
262
259

t8flallington 3
westuood 4
westvood
Woodcllff Lake

lyctorg 2/

42
31

I,2t5

4,231 4,2tt 46 1.1 25

11

L44 26

I The saopllng ln these areas ,.trclude all postal routeE esti@ted
to have substantial deliverles to apartrents and about ooe-half
of the reualning postal routes.

? Bepresents full coverage itr the postal service area of thlg
local {ty.

] Branch eened by the Pasaalc Post Offlce. See footoote 1.

dormitories; oor does it covcr boardc$.up residenccs o. spetm.nts that are not intended for occupancy.

one possible dclivcry.

Source: FllA postal vacancy survey conducted by collaboruring poshaster(s).

t


