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Foreword

As a public service to assist local housing actlvitles through
clearer understanding of local housing market conditions, FHA
inttiated publication of lts comprehenslve housing market analyses
early in 1955. WhiIe each report ls destgned specifically for
FHA use in administerlng its mor:tgage insurance operatlons, tt
is expected that the factual lnformatlon and the findings and
conclusions of these reports will be generally useful also to
builders, mortgagees, and others concerned with locaI housing
problems and to others having an interest in local economlc con-
dltions and trends.

Since market analysls is not an exact science the judgmental
factor ls lmportant in the development of findlngs and conclusions.
There wl11, of course, be differences of oplnlon ln the lnter-
pretatlon of avall.able factual informaElon 1n determlning the
absorpttve capacity of the market and the requlrements for maln-
tenance of a reasonable balance 1n demand-supp[y relatlonshtps.

The factual framework for each analysis 1s deveLoped as thoroughly
as possible on the basis of inforrnatton avallable from both local
and natlonal sources. Unless specifical[y identifted by source
reference, all estimates and judgmenEs tn the analysis are those
of the authorlng analyst.
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ANALYSIS OE TI]E
VIRGIN ISLANDS OF THE UNITED STATES HOUSlNG MARKET

AS OF NOVEMBER i t965

Summary and Conclusions

The economic base of the Virgin Islands was dependent on agri-
culture in the first half of the nineteenth century and shipping
and commerce in the latter half of that century and the first half
of the twentieth century. During the last fifteen years, tourism
has been the mainstay of the economy. The rapid increase in
tourism has caused employment to rise to increasingly higher Levels.
The economy is expected to continue rising, with a resulting
increase in employment, population, househoLds, and demand for
housing units. However, the voLatility of the tourist trade and
its dependece on externaL forces suggest that an anticipated
reversal may occur in the future.

Nonagricultural wage and salary employment averaged 16,8O0 in tl-re
first quarter of 1965, an increase of 1,215 over the average in
the first quarter of 1964 and 3,4f5 over the first quarter average
of L963. A large part of the increase in employment has consisted
of alien workers and workers from Puerto Rico, who irave increased
in number from about2,00O in l960 to approximateLy 9,OOO at present.
ln 1965, there were about Ll nonmanufacturing jobs for every one
job in manufacturing, a reflection of the high employment in industries
that cater to tourists. During the two-year forecast period, employ-
ment is expected to increase by 2,5OO above the current estimate of
L7,4OO, to a November 1967 total of 19,9OO workers.

lncomes have increased substantially in recent years. The current
median irrcomes of $41025 for all families and $3,425 for all renter-
families, after deduction of Federal income tax, represent respec-
tive increases of $1,25O and $1,050 above the 1959 adjusted, after-
tax median income. The median income is expectcd to rise by over
nine percent during the next two years.

The population of the Virgin Islands HMA currently totals 46,0oo.
This represents an average annual increase since 196o of 2t5OO,

signifitantly gre.ater than the average of 54O a year during the
l95O-196O decade. By November 1961, the population of the HMA

is expected to increase to 511800, of which 23,9oo will be in
St. Croix,26,700 in St. Thomas, and 1r2O0 in St' John'

There are about L2r4OO households in the HMA at present, an average
increase of nearly 680 annually since 1960. It is anticipated that
the number of households will increase to 13,9OO by November 1967,
of which 6,525 will be in St. croix, 7,O5O in st. Thomas, and 325

in St. John.
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There are approximately 13r4oo housing units in the HI"IA at present,
an average annual increment of 69o since 1960. An average of 750
units a year were authorized by building permits betv,,een 1960 and
L964. There was a distinct uptrend in the number of authorizations
during this period, from about 43O units in 1960 to over 1,175 in
1964. This uptrend has occurred mainly as a result of a sharp in-
crease in the number of units authorized in multifamily structures.

There are an estimated 150 vacant available units at present (a
net vacancy ratio of 1.2 percent), down from about 23O (2.6 per-
cent) in April 1960. The current sales vacancy ratio is 0.9
percent and the rental vacancy ratio is 1.4 percent. Only about
2o percent of the vacant available units are estimated to be good
quality housing units.

Although Ehe total quantitative demand for new housing is about
1,200 units a year, the demand for new privately-owned housing
that meets FHA minimum property standards is estimated at 660
uni ts dnnui-!L1.,' during the rre:<t trvo -yrrrirs, inc luding 280 sales
uni ts and 380 ier,tal rrnits. l'hi s cstimate excludes public l-orv-
rent- ilousing and rent-supplement accommodations. r\ cl istribrrt-i-on
of sirles demand irv s:aies price cl.asses is presented on page 25.
and distriLrution of rerital denrand bv gross monthl,v rent ancl unit
size are presenterl separirteJ,.,, f or St. Thomas snd st. Croix cin
pages 26 and 2.'i.

6

7



ANALYSIS OF THE
VIRGIN ISLANDS OF THE UNITED STATES HOUSING MARKET

AS OF NOVM'{BER I t965

Housing Market Area

The Virgin IsLands of the United States consist of urore than 50
islands and cays, only three of which are of any size or importance.
These three islands, St.Thomas (28 square miLes), St. Croix (80
square miles), and St. John (20 square miles), make up the Virgin
IsLands Housing Market Area (HMA), as defined for purposes of this
report. In ApriL 1960, the population of the HMA toraled 32,10O
persons. The capital of the lslands is CharLotte AmaLie, St. Thomas
Island. Ic is the largest city in the isLands, with a 1960 popu-
Iation of nearly 12,9OO, and is the only urban area in St. Thomas.
The onLy urban areas in St. Croix are Chrlstianst:d (1960 population
of nearly 5,15C), Located on the northeast end of the island, and
Frederiksted (i960 population of 2,1f5), Located on the western
end of the island. The island of St. John has no urban areas. The
population of the island (925 in L960) is centered principally in the
town of Cruz Bay, on the \,r'estern edge of the island, and on the
eastern edge in the Coral Bay area. Over 50 percent of the island
lies within the boundaries of the Virgin lslands National Park.

The Virgin Islands are located on the northern end of the Lesser
Antilles and the eastern end of the Greater Ant.illes, the chain of
islands that separate the Caribbean 'Sea and the Atlantic Ocean. The
island of St. Thomas is about 75 miles easE of San Juan, Puerto Rico,
IrOOO miles east. southeast of Miami, Elorida, and 1,5O0 miLes southeast
of New York City. Air and sea transportation to the Islands is pro-
vided mainly from these three cities. Terminal facilities in the HMA

have been improved and further irnprovements are in pLanning'
An airport capable of handling jet aircraft has been built in St.
Croix and a similar facility is planned for St. Thomas. For the interim,
however, the runway at the St. Thomas airport will be extended to
accommodate medium-sized jets. The recent dredging of the Christiansted
harbor and Ehe construction of a deep water pier in Frederiksted has
substantially increased the freight and passenger volume potential of
St. Croix. The CharloEte Amalie harbor Long has been considered to be
one of the finest in the Caribbean.

The IsLands are of volcanic origin and are quite mountainous. St.
Thomas and St. John rise from the same submarine plateau to heights
of, 1,OOO and 1,5OO feet above sea level. Because of the steep hills,
which rise sharply from the sea, Ehere is very litEle leve1 land suitable
for residential, commercial, or agricultural purposes. Another disad-
vantage of the steep terrain is the rapid run-off of rain water and the
consequent lack of natural water resources. As a result, nearly one
million gallons of potable water are barged in from Puerto Rico daily
in addition to the daily output of a quarter-million gallons at a

desalting plant in SL. Thomas. Most houses have cisterns attached to
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drains on rooftops and the government maintains a number of large
concreEe catchments and storage tanks to gather run-off water. St.
croix, alEhough it rises to nearly 1,10O feet above sea-level, has

an abundance of level land and an adequate supply of water. On the
souEh side of the island, from Christiarsted west to Frederiksted
(nearly 50 percent of the island), the rollings hills rise to only
about 2OO feet above sea level.

Inasmuch as the rural farm population of Ehe Virgin Islands HI1A con-
stituted slightly less than five percent of the total population in
1960, all demographic and housing data used in this analysis refer to
the total of farm and nonfarm data.
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Economy of the [re4

Character and Historv

The Virgin Islands were discovered by Christopher Columbus on his
second voyage to the New World in 1493. The Islands were intermitt.ently
controlled by England, France, HoIland, and Spain until 167I, when
Denmark took possession. The Danish stripped the Islands of all natural
vegetaEion and began producing sugar cafl€: molasses, and rum with slave
labor. The Islands flourished during the following 2OO years and became
one of the major porEs of call on the trade routes of European and i{mer-
ican merchant ships. The population rose, during this period, to a peak
of nearly 43,2OO in 1835. In 1848, Denmark abolished slave labor. As

a result, the production of sugar cane on the hilly terrain of St.
Thomas and St. John became unprofitable and was abandoned. The produc-
tion of sugar cane and rum continued in St. Croix, however, because of
the abundance of level land.

With the decline of agriculture in St. Thomas, shipping and commerce
took over economically. The excellent natural harbor off Charlotte Amalie,
located in the path of the tradewinds between Europe anci the United SLates,
and the economic stability generated by the neutrality and freeport
status offered by the Danish Government, contributed to the fast rise
in commerce and shipping. The economy of St. Thomas continued to expand
up to about 1880, while the other two islands, which were more agrarian,
experienced continued slow decline.

The United States purchased the lslands from Denmark in 1917 for $25
million" This was the sixth attempt by the United SEates, over a 5O-

year period, to buy the Islands. The involvement of the United SEaLes
in World War I and the fear that Germany would take over the Islands
and control the south seas and the Panama Canal stimulated the govern-
ment to purchase the Islands aE this relatively high price (about
$3OO an acre). The Islands were under the administration of the U. S.
Navy until 1931, when the administration was turned over the U. S. Depart-
ment of the Interior, which still administers the Islands in conjunction
with the Governor of the Islands (a Presidential appointee) and the
Virgin Islands Legislature. At the present time, the only U. S. military
installations in the Islands are a smal1 coast guard station and a smal1
submarine base.

Although the production of sugar and rum was one of the dominant eco-
nomic mainstays of the Islands for about two centuries, the industry
has been declining since the abolition of slavery, over a eentury ago.
The United States Government bought the existing sugar and rum producing
facilities in 1934 and created the Federally-owned Virgin Islands Com-

pany, which stimulated a slight revival of the declining industry. In
lg49, the Virgin Islands Corporation (VICORP) succeeded the original
company. VICORP has operated at a loss since its inception, excePt
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for L95f, and the Government of the Virgin Islands has subsidized the
Corporation. In view of the fact that the labor force on St. Croix
was no longer dependent on the sugar operation, a decision was made
to phase the sugar operation ouE of exist.ence and sell Ehe assets at
the end of Fisca1 Year L966. The u. s. Department of Agriculture has
been working with local authorities and farmers in an attempE to trans-
fer the farmland from cane production to other agricultural uses, such
as dairy and beef cattle, vegetables, and citrus crops.

Tourism has taken over as the major economic mainstay of the Islands.
There has been a phenomenal increase in the number of tourists visiting
the rslands and in tourist expenditures during the past 15 years, pdr-
ticularly, in the past five years. Tourist expenditures increased from
less than $Z million in 1950, to $25 million in fiscal 1960, and ro over
$54 million in fiscal 1965. Ihe increase of about $Zg mitlion in the
last five years is over 25 percent greater than the increase of $23
million in the ten years of the 1950-196O decade.

Number of Tourists and tal Tourist Expendit.ures
Virein Islands of the United States

r.v. rgsb-F:r:-iD5saz

F i scal
vear

1950

1 955
I 956
L9s7
I 958
1 959

1 960
19 51
L962
L963
L964
L96s

16 , OOO

18,5O0
22,OOO
35 ,4OO
37,OOO

49,7OO
57,OOO
57 ,8OO
64,2OO

1OO,600
109 ,3OO

h,Ir
DAsSenqers

8,OO&/

54,9OO
63,OOO
76,2OO
85,8OO

l07,4oo

Total
expenditures

$1,750,00O

g,L74rOOO
11,646,0OO
13, 17O, OOO

16 , 07O, OOO

21,738,0OO

24,780,000
25 ,817 ,0OO
35,I45,O0O
41,O7O,OOO
4g,l5g,ooo
54,015,00O

Cruise ship Number of
passengers ships

7 ,7OO 15

33
36
48
74
89

L26
L57
131
153
234
238

l24,4OO
146,10O
187,7O0
21 5 ,8OO
285,600
354,4OO

al Fiscal year is July I - June 30.
bl EsEimated.

Source: Government of the Virgin IsIands, Department of Commerce.
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The growth of tourism is attributed mainly to rising population, income,
and leisure in the uniEed states; to pollEical instability in cuba, the
Dominican Republic, and Haiti; and to the $2OO duty-free exemption for
Unit.ed States citizens returning to the continent. IE is quite evident
that the growth and stability of the local economy is substantiatly de-
pendent on external forces. Should any or a1I of Ehese external condi-
tions change significantly, the number of tourists and tourlst expendl-
tures probably would decline and cause a seE-back to the economy of the
Islands, which relies on tourism for employment of one-quarter of the
work force, four-fifths of retail and wholesale trade, and one-fifth
of all business establishments.

Employment

Current Estimat e and Past Trend . Covered nonagricultural wage and
salary employmentl/ averaged 16,8O0 in the first quarter of 1955 (see
table I). This total was made up of 11375 workers in manufacturing
industries and L51425 in nonmanufacturing industries, a nonmanufacturing
to manufacEuring employment ratio of over eleven. This high ratio is
mainly a reflection of the number of workers in services, trade, and
other industries that cater Eo the tourists. The 1965 covered nonag-
ricultural wage and sal-ary employment total of L6r8OO represents an
increase of 1,215 over the average in the first quarter of 1964 and
31475 over the 1963 first quarter average (the earliest date for which
comparable data are available). On the basis of past trends, iE is
estimated that nonagricultural wage and salary employment currently
totals 17,4OO, about 600 more than the average of the first quarter
of 1965.

Distribution bv Ma'ior Industrv. The increase in EoEal covered wage
and salary employment since 1963 has resulted mainly from increases
in nonmanufacturing industries. A,verage employment in nonmanufac-
turing of 15,425 in the first quarEer of 1965 was 3,L25, or 25 percent,
greater t.han in the first quarter of L963. This two-year increase
was shared by all major nonmanufacturing industries, with the exception
of the Federal Government, which lost 55O workers because of a cut-
back of 625 employees by Ehe Virgin Islands Corporation. The decline
at VICORP result.ed from the phasing-out of the sugar operaEion and took
place in the latter half of 1964.

The gains in nommanufacturing employment during the last two years have
been principally in tourist-oriented trade and services industriesl con-
tract consLruction, and the Virgin Islands Government. The increase in

l/ Covered employment, plus government employment, accounEs for
virtually all employmenE except self-employment, unpaid family
workers, and domestic employment.
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wholesale and retail trade (600) and services (400) since 1963 is a
direct result of the increase in tourism. The increase ln contract
construction of 1,215 workers between 1963 and 1965 resulted from
an increase in residential and commercial construction. Several
hundred of the construction workers are employed in the construction
of the Har:vey Aluminum Company plant in St. Croix. The construction
of the plant will be completed early Ln 1966, and the workers probably
will be absorbed in other constructiorr projects in the Islands. Employ-
ment by the Virgin Islands Government has risen because of the increased
role of the Gover:nment in the daily functions of the Islands, such as
housing, urban renewal, cons(rrvation, etc. The increased demands upon
the school system, as a result of the rapid increase in the population
of the Islands, also has been a factor j-n the increase of 950 govern-
ment employees since 1963, Employment lncreases in finance, insurance,
and real estate (110) and transportation and public utilities (32O)
also reflect the increase in services provided for the insular popula-
tion and tourists.

Employment in manufacturi.ng industries increased from t,O25 in the
f irst quarter of 1963 to 1,375 in tl-re f irst quarter of 1965, a gain
of 34 percent. The increase of 350 workers during the tvio-year period
was made up of small increases in about a dozen manufacturing employ-
ment classifications. A major factor behind these increases has been
the tax incentive program that the Government of the Virgin lslands
instituted over a decade ago. llnder this program, hotels, guest houses,
industrial concerns, housing projects, and other types of businesses
enjoy tax exemption for up to ten years and a return of up to 75 per-
cent of inccme tax in the form of a sr-rbsidy. The special provision
of the U. S. Tariff Act of 1939 (with later amendments) which allows
for duty-free entry into the Unitecl States of variotrs articles wholly
or partially prodrrced or grohrn in the lslands ai.so has stimulated the
increase in manufacturing activity. Some of the industries that have
been aided by one or both of these programs are costume jewelry, ladiesr
and mens' woolen fabrics, and watches assembled from parts imported
from the United States, Europe, and Japan.

Employment of Alien Workers. The expanding economy of the Virgin Islands
has found the resident labor force inadequate to supply the increase in
the number of job openings. As a result, employers have resorted to
importing worker:s f rom otirer i s lands of the West Indies. These alien
workers, plus sonre from Puerto Rieo. currently total about g,OOOrrepresenting
more than a fourfold increase over the 1960 estimate of 2,OOO. These workers
have been used mainly in t.he construction industry, the service industry,
and other industries thal require a large labor force of unskilled workers.
They are admitted under a six or twelve month working visa. However,
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the visas can be ext,ended a number of times. In addition to the
Iegal aliens, there are an estimated two thousand itlegal aliens
in the Islands who have failed to renew their working visas. The
existence of these iIlegaI aliens tends to depress the wage level,
because employers threaEen to expose the workers if they demand higher
wages. The Government of the Virgin Islands, therefore, has attempted
to round-up these illegal workers and deport them to t.heir home islands.
Very few of the ilIegal aliens have been apprehended as yet, however,
because the program was initiated only recently.

Trend of Participation Rate. The part.icipation rate (the proportion
of the population t,hat is employed in nonagricultural wage and salary
jobs) has risen significantly in the past, from about 27.6 percent in
1960 to 36.5 percent at present. This rise is attributed mainly to
dual-job holding, d high incidence of working wives, and Eo the large
number of alien workers, many of whom leave their families ri.n the home
i sland.

UnemplovmenE

According t.o the 1960 Census of PopuLation, there were 383 unemployed
persons in the Islands, or 3.4 percent of the civilian labor force.
Although current unemployment daEa are noE available, it is estimated
that there are between 35O and 4OO unemployed persons in the Islands
at present, a ratio of li:ss than one percent. The current level repre-
sents frictional unemployment, for the most part, indicating a labor
shortage. Employers have had to resort Eo importing workers
because of the paucity of available skilled and unskilled workers in
the indigenous labor force.

Estimated Future Euuplovment

NonagriculEural wage and salary employmenE is expected to total 19,9OO
in November L967. As was true of the growth during the last several
years, the future gains are based mainly on increases in nonmanufac-
turing industries that caEer, for the most part, to the tourists.
Employment in contract construction also should continue to rise
rapidly because of an anticipated rise in the level of residential
construction. Employment by the Government of the Virgin IsIands.
should continue to rise somewhat in line wiEh past growth trends, in
response to additional services required by the increasing population.
Federal Government employment on the other hand, should decline by
approximately 35O by November 1967, because of the phasing out of the
Virgin Islands Corporation.
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Part of the expected decline in employment in St. Croix, resulting from
the phasing out of Ehe VICORP, wilL be offset by the opening of the
Harvey Aluminum Company plant. The plant will open in early 1966 and
will be engaged in the p.'ocessing of raw bauxite into alumina oxide,
which will be shipped to a state-side plant for processing into alumi-
num. Total employment aE the plant has been estimated at 4OO when it
is in fu11 operation; however, several sources have estimated peak
employment at not much over 2OO, because of highly automated machinery
that will be installed in the plant.

Inc ome

Average l,leek1v Earnines. In the first quarter of 1965, nonagricultural
wage and salary workers in the Virgin Islands HMA, earned an average of
$64 a week, an increase of $8, or 14 percent over Ehe average of the
first quarter of 1963. Gross weekly earnings in manufacturing industries
increased $10 (19 percent) during the two-year period, and in nonmanu-
facturing industries the gain was $8 (14 percent). As may be seen in
the following table, the increase in earnings in the two islands differed
substantially. Workers in St. Croix realized an increase of $19 a week
(40 percent) during the two years, compared with an increase of only
$5 a week (9 percent) in St. Thomas. The increase in earnings of
manufacturing workers rias somewhat similar ln the two islands, buE the
increase for nonmanufacturing workers was about four times greater in
St. Croix than in St. Thomas. The prime reason for the greater increase
in St. Croix was a 59 percent increase in earnings of construction workers,
which raised the level from $49 to $78 a week. A large portion of
Ehis increase probably was caused by a lengthening of the average work-
week. In fact, the average work-week may have been increased in most
industries because of the general labor shortage. This would account
for part of the rapid increase in earnings in all indusEries.

Despite the increase of weekly earnings in the Islands (about double
the rate on the Continent), the wage levef is only about 60 percenE
of the average on the Continent. The local Government currently is
conducting a study of the wage level of aII industries i.n the Islands,
the results of which may indicate a need to increase the minimum wage
in all industries, in some by as much as 1OO percent.. This undoubtedly
will narrow the gap between the wage level in the Islands and on the
Continent.
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.Averas,e Gross 1{eekIv Earnines
of NonaqriculEural Wase and Sa1arv Workers

Virsin Islands of the United States
First Quarter 1953-First Orrarter 1965

(Rounded to the nearest dollar)

Total ManufacEuring
workers workers

Nonmanufacturing
wa4ets 

-

Area and vear

St. Thomas

1953
Le64
I 965

SE. Croix

I963
t964
1 965

Vi rgin I sleOds-_l-Slel

t963
L964
L965

$s8
63
63

47
61
56

56
62
64

49
50
63

47
51
66

$s7
59
66

$s8
63
63

54
59
64

56
63
64

Source: Calculated by Housing Market Analyst, from data furnished by
the Virgin Islands Ernployment Security Agency.

Familv Incomes. The current median after-tax income of all families
f" th" Virgt" Islands Hl,lA is $4,025; for all renter-fanrilies it is $3,425.
Current median incomes of alt families and of renter families are $1r25O
and $1rO5O, respectlvely, above Lhe adjusted 1959 after-tax median
incomes. By November 1, L967, the median after-tax lncome of all fami-
lies is projected to $4r4OO and all renter-families, $31725 (see Eables
II and III).
As may be seen in the two tables, the lncome level in St. Thomas, for
aIl families and renter-families, is higher than in St. Croix. This
situation is expected to continue during the two-year forecast period
of this report. The currenE family income level is higher in St. Thomas,
despite a hi.gher wage level in St. Crolx, because of the higher incldence
of working wives in St. Thomas, mosE of whom work in tourist-orierrted
industries. The higher wages in St. Croix are predominantly the resuLt
of the high wage level of construction workers, who ouEnumber thelr
counterparts in St. Thomas by about three Eo tvro. Because of the smaller
tourist business in St. Croix, there is a smaller proportion of working
wives and the fami ly income ( the tor.al income of al I members of the
household) is therefore lower than ln SE. Thomas.
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Demosraoh c Factors

Population

Current Estimate and Past Trend . The current population of the Virgin
an lncrease of about 13r9OO since 1960.Islands is estimated at 46,OOO,

The average growth of about 2r5oo a year is significantly greater than
the average annual growth of about 540 experienced during the 1950- I96O
decade, when the population increased from 261650 to 32r1oo (see table
IV). The growEh since 1950 appears to have occurred at an increasing
rate, following the rapid growth of tourism.

From the data in table rv, it is apparent thaE st. croix experienced
the most rapid growth during the 1950-1960 decade, but that St. Thomas
has increased more rapidty since 1960. These growth t,rends reflect'the increasing importance of tourism, mostly f,n St. Thomas, and the
declining importance of agriculture, mostly in St. Croix.

Estimated Fu re PopulaEion . The total populatlon of the Virgin Islands
HMA is expected to increase to 51,800 by November L967, about 5r8oo above
the current level. The projected ar,r,uai growth of 2r9oo is about 4oo
above the average annual growth of the 1960-1965 period. This should
not be interpreted as an abrupt increase in the rate of growEh, but
rather, a continuation of the increasing growth trend of Ehe past 15
years.

Because of anticipated increases irr tourism and residential construction
i,n st. croix, the populatibn of that island should increase by 1r4oo a
year (compared with an average growth of 1rlOO a year between
196O and 1965) and should total 23,9OO in November L967. The population
i,n st. Thomas should increase by 1,45o a year (compared with 11350 since
1960) and toLal 26,7OO in November L967. The population of St. John
should increase to abouL lr2OO by November L967.

Net Natural Increase and Miqration. Since 1960, net natural increase
(births minus deaths) has averaged 112oo a year in the HMA. The popu-
Iation has increased by an average of 2r5oo a year, so there has been
a calculated net in-migration to the rslands of lr3oo persons a year
since 1960. As may be seen in table V, in-mlgration has accounted for
over one-half of the population growth in st. croix and nearly one-
half in sE. Thomas. The bulk of these in-migranEs are alien workers
from other islands of the West Indies. !,Ioet of the remaining in-
migrants are continentals who move Eo the Islands to work or to retire.

In the 1950-1960 decade, the populatlon increased by an average of about
54O a year and net natural increase averaged nearly 53O, resulting in
net out-migration of nearly 85 persons a year. The net migration data,
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however, are uneven. st. Thomas experienced out-migration of l2o
persons a year, whereas st. croix and st. John experienced in-mi-
gration of nearly 3o and about five a year, respectively (see table
v).

Households

curfent Estimate and Past Trend. At present, there are approximately
L2'4oo households in the Virgin rslands IMA, an average increase of
nearly 680 (eight percent) a year since 1960. The annual increment
is eight times greater than the annual increase of 85 experienced
during the previous decade, when the number of households increased
from 7,775 Ln 1950 to 81625 in 1960 (see table rv). The increase in
the number of households between 195o and 1950 reflects, in parE, the
change in census definition fromtrdwelling unitr. in t.he l95o census
to rthousing unitrr in the 196o census. The increased raEe of growth
since 1960, reflects the increased population growth and an increase
in the supply of housing units, which has permitted the undoubling
of households.

Household growth between 195o and 1960 occurred most rapidly in the
rural areas of st. Thomas and st. croix, presumably because of the
paucity of available buildlng sites in the cities. Despite Eederally-
aided urban renewal and privately-financed clearance, this situation
still prevails. Because of the increased construction activity since
1960, and the prevalent shortage of building sites in the cities, a
greater proport.ion of the household growth has occurred in the rural
areas since 196O than during the 1950-196O decade.

The data in t.able IV show that St. Thomas has experienced the greatest
numerical increase in households since 1960, despite the fact that St.
croix had a greater population increase between I95o and 1960. A parE
of the added population i,n st. croix between 195o and 196o was made
up of alien agricultural workers, many of whom teft their families on
the home isl6nd and lived in boarding houses, or with friends or rela-
tives.

Estimated Fut e Households . Based on an increasing raEe of population
growth during the two-year forecast period and a slight increase in the
average household size, there will be 13r9OO households in the Islands

,in November L967, an average increment of 75o a year. This rate of
growth is abouE 70 a year greater than the average of the past five
and one-half years. The growth since 1960 has been at an increasing
rate and the projected growth represents a continuation of the increas-
ing rate. In SE. Thomas, the number of households is expected to
increase to about 7rO5O by November L967, in St. John to 325, and in
St. Croix to 5,525
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Household Size. The average household ln the Islands increased in size
from 3.33 persons in 195O to 3.55 in 1960. This increase resulted partly
from increaqed fertiliEy, but mostly from the tight housing condition
that existed in 1960. Because of the shortage of housing, there was
substantial doubling of families and boarding of relative and non-
relative alien workers, who were unable to find vacant available housing
units. With the increased rate of residential construction since 1960,
the situation has been relieved somewhat. As a result, the average
household size is estimated to have increased since 196O to 3.66 persons,
at present. The average househoLd size is expected to increase slightly
during the next tt^ro years.
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Housinp Ma et Factors

Housi Supplv

9ur-Een!_-Estimate and Past Trend. As of November 1965, there are 13,4oo
housing units in the Virgin rslands HMA, a gain of about 3,g5o, or about
690 (7.2 percent) a year since April 1960. The increase resulted from
construction of about 4,650 new units and the loss of about goo units
by demolition. The 1960 census of Housing reporEed a total of 9,55o
housing units, representing an annual gain of about l2o (I.4 percent)
over the 195o totar of 8 ,37o. The supply of housing units increasedin st. croix by an average of 32o a year since 1960 to the current
toEal of 6,475; in st. Thomas, the supply increased by 360 a year to
6,525; and in st. John, by about Io a year to a current total of 4oo
units (see table VI).

Tvpe of strucEure. Almost 57 percent of all housing units now in the
HMA, are in one-family structures, 19 percent are in two-family structures,
and nearly 24 petcent are in structures containing three or more living
units. As may be noted in the following table, the proportion of units
in structures containing two or more units has increased since 1960,
whereas the proportion in one-family structures has declined. These
changes have resulted from the increased construction of Federal and
local g,overnment-sponsored public housing, emergency housing, and FHA-
insured rental housing.

Housinq Inventorv bv Units in Structure
Virein Islands of the United States

1960 and 1965

April 1960 November 1965
UniLs in tructure Number Percent Number Percent

One
Two
Three or more
Not reported

Total

5 ,553
r,714
2,14O

I50
9,557

58 .1
L7 .9
22.4
1.6

100. o

00
00
oo

6
6
2

7

2
3

56.7
L9.4
23.9

l3,4oo loo.o

Sources: 1960 Census of Housing.
1965 estimated by Housing Market Analyst.

Condit ion of the I torv By stateside standards of housing condi-
tions Geparate plumbing facil ities for each living unit and not dilapi-
dated), approximately three-quarters of the housing inventory on the
Islands in 1960 would be considered subsEandard. Of the 9r55O housi n8
units enumerated in the 1960 census of Housing, only 37 percent had a

,
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flush toilet for the exclusive use of the occupants, and only 16 percent
had a bathtub or shower for t.he exclusive use of the occupants. For
the HMA as a whole, there was very little difference in Ehe quality of
units in urban and rural areas. By individual islands, however, there
was a significant difference. In St. Thomas, the proportion of units
Ehat contained plumbing facilities was higher in the rural areas than
in the urban areas, whereas, the opposite was true in St. Croix. Several
reasons for this may include a higher proportion of retired people and
a higher income level in St. Thomas (households in both groups tend to
live beyond the corporate limits of the city), and more cro\rded condi-
tions in Charlotte Amalie than in the urban areas of St. Croix.

Value and Rent. In 1960, the median value of owner-occupied housing
units in the HI"IA was $8,500. Median values in the urban and rural areas
were $6,9OO and $10,0O0 plus, respectively. The higher value in the
rural areas is a reflection of the retired continentals and the new
construction that is taking place outside Ehe cities. The median
value of owner-occupied units was $9,3OO on St. Thomas and $7,4OO
on St.. Croix. Median gross rents were $19 for the HM.A, $16 for St.
Croix, and $24 for St. Thomas in 196O.

Residential Building Activitv

Residential building activity, as indicated by building permit auEhori-
zations, I^,as at a l5-year high in the HMA in L964. Building permits
are issued for virtually all new construction. The 1r175 units autho-
rized were about 225 above the 1963 level of 950 and about 425 above
the average annual authorizations of 750 during the 1960-1964 period.
Perhaps fewer than half of the units met FHA minimum property stendards.
The'peak activity- tn 1964 represented a continuation of a steady increase
in annual authorizations since 1950. As may be seen in table VII, there
was a significant increase in the number of authorizations in St. Thomas
in 1963 and in l964,and in St. Croix in the first nine months of L965.
These increases resulted, in large part, from the initiation of Ehe
Virgin Islands Government Emergency Housing Program (about 325 units
completed) and the increasing activity of the Federal Housing Admini-
stration. In addition to the number of units added to the housing
inventory through these programs and through conventional financing,
nearly 775 units of public housing have been authorized since 196O;
3O0 units in St. Thomas and nearly 475 in St. Croix.
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Units Authorized bv Buildine Permits bv Units tn Structure-e/
Virgin IsIaqds of the United States

Januarv l96O - September 1965

One
unit

Two to four
units

Five or more
units

TotaI
uni tsYear

1960 42t
1961 45r
t962 s60
L963 731
1964 673
1955 (9 months)603

Total 3,439

survey conducted in early No
on information from informed
675 housing units under cons
Approximately 225 are single
fami Iy sEructures. Nearly

Based on the results of a posEal vacancy
vember 1965, on personal observation, and
local sources, there are an estimated

truction in the Islands at present.
-famiiy units and 45O are units in multi-
60 percent of the single-family units are

7
23
7L

189
232

89
61r

70
2L
30

275
189
585

428
544
652
950

l,180
881

4,635

a/ Units in public housing projects are not included.

Sources U. S. Bureau of the Census, Construction Report C-4O.
Government of the Virgin Islands, Public Works Department.

The number of units permitted in privately-financed multifamily struc-
tures (structures of two or more units) has increased from a total of
about ten units in 196o to nearly 5lo units in L964, excluding units
in public housing which accounted for 57 percent of total units
authorized in multifamily structures since 1960. units in multi-
famiiy structures, which made up 3O percent of total privately-financed
units authorized between 1960 and L964, increased from about two
percent of total authorizations in 196o to 43 percent in t964. Roughly,
two-thirds of the multifamily consEruction since 1960 has occurred in
Charlotte Amalie in St. Thomas.

A total of 88O units has been authorized in the HMA in the first ni.ne
months of 1965, about Ehe same as was authorized in the first nine
months of 1964. The number of single-family units authorized is about
IOO above the 1964 period and the number of units authorized in multi-
family structures is about IOO less than the number permitted in the
first nine months of 1964. This does not appear to represent a decline
in mulEifamily construction, however, since there was I large volume of
units authorized for multifamily strucEures in the latter part of 1964,
most of which have not as yet been marketed.

Units Under Constructi on
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being built on St. Croix, a reflection of the subdivision activity
that is being initiated in thaL island. Of the units being built in
muLtifamiLy structures, about 29O are in St. Croix and I6O are in
St. Thomas.

Demolitions. As a result of urban renewal slum clearan'.ce, condemnation,
code enforcement, privately-financed clearance for commercial struetures,
and losses from fire and other disasters a total of about 8OO unlts
have been removed from the housing inventory since 1960. The majority of
these units (81 percent) were located in,St. Thomas and most of these
were removed to provide sites for commercial enterprises in Charlotte
Amalie. About. 150 demolitions have resulted from clearance in urban
renewal areas. The level of demolition activity is expected to decrease
slightly during Ehe forecast period, to an annual volume of about 125
units. About 4O demolitions a year will result from urban renewal
act ivi ty.

Tenure of Occupancv

At present, nearly 64 percenL of the occupied housing units in the
Islands are renter occupied. This proportion represents a decline
of nearly six percentage points from the 196O level, when nearly 70
percent of all households were renters. The proportion of owner-
occupied units has therefore increased from about 30 percent in 196O
to about 36 percent at present. This relatively sharp increase in
owner occupancy is attributed to the rising affluence of the poputa-
tion, a Virgin Islands Government sponsored program to provide owner-
occupied units for 1ow middle-income and moderaEe-income families,
an abundance of rrsuperficiaryrrhousing (sales units built on land that
was rent.ed and not owned by the builder or occupant), a recent increase
in the availability of conventional mortgage money, and an increase
in FHA sma1l-homes mortg,age insurance activity. lJith an expected
increase in most of these factors (an exception is the superficiary
housing), the increasing proportion of owner-occupancy should continue
during the two-year forecast period of this report.

Vacancv

Census. In April 1950, there were 210 vacant housing units available
for sale or rent, equal to 2.7 percent of the available housing inven-
tory. Vacant units available for sale totaled 15 (O.7 percent of the
total sales inventory) and vacant units available for rent totaled
195 (3.4 percent of the total rental inventory). About 39O vacant
units were not available for sale or renE. Total vacancies, there-
fore, numbered 60O, equal to -7.2 percent of the total housing inven-
tory.
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The 1960 Census of Housing enumerated total vacancies, but did not
provide a breakdown by type of vacancy. Total vacancies numbered
about 94O, equal to 9.9 percenE of the total housing inventory. It
is estimated Ehat the bulk of the 34o-unit increase in vacancies
beEween 195O and 196O consisted of units that were noE available for
sale or rent. Most of these units, which were dilapidated, probably
were located. in the rural areas of St. Croix, and probably had been
occupied by workers employed in the production of sugar cane. It is
estimated, therefore, that vacant units available for sale totaled
2O in 1960 (a homeowner vacancy ratio of O.8 percent) and units
available for rent totaled 2lO (a rental vacancy ratio of 3.4 percent).
Total available vacancies in 1960, therefore, numbered 23o (2.6 percent
of the available housing inventory), virtually unchanged from the
1950 leveI. Although data on the availability of plumbing facilities
or the condition of the vacant units are not available, it is estimated
that not more than 20 percent of the available vacant units in 195O
and 1960 contained all plumbing facilities and were in good physical
condition.

PosEal Vacancv Survev. A postal vacancy survey v,las conducted in
November 1965 by the post offices ln Charlotte Amalie and Chris-
tiansted, the results of which are enumerated in table VIII. The
survey covered slightly more than 5,70O units (43 percent of the
current total), of whtch 80, or 1.4 percent were vacant. The sur-
vey revealed 75 vacant residences (1.4 percent of total residences)
and five vacant apartments (2.1 percent of total apartments).

It is important to note that 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 reports units and vacancies by tenure,
whereas the postal vacancy survey reports uniEs and vacancies by
type of sErucEure. The Post Office Department defines a rrresidencerl
as a uniE representing one stop for one delivery of mail (one mail-
box). These are prlncipally single-family homes, but include row
houses, and some duplexes and structures with additional units
created by conversion. An rrapartmentrr is a unit on a stop where
more than one delivery of mail is possible. Although the postal vacancy
survey has obvious limitations, when used in conjunction with other
vacancy indicators the survey serves a valuable function in the
derivation of estimates of loca1 market conditions.

Based on a spoE check of vacant unit,s reported by the posE offices,
it is estimated that virtually all of the used vacant units are sub-
standard, because of a deEeriorating ot dilapidaEed condition. Most
of these vacant units probably do not contain all- plumbing facllities
either. In fact, the bulk of the used vacant units in Christensted
are within the boundaries of the 't{aEer Gut Urban Renewal Project
area and are vacant awalting demolitlon.
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Current Estimate. Based on the results of the posEaI vacancy survey
and on information furnished by informed local sources, there are
an estimated l5O vacant available housing uniEs in the Virgin Islands
HMA at present, a net vacancy ratio of 1.2 percent. There are 4O

vacant units available for sale, a sales vacancy ratio of O.9 percent,
and 110 vacant uniEs available for renE, a renter vacancy ratio of
1.4 percent. The current. number of vacant available units is about
80 less than the estimated number in 1950. The influx of alien workers,
most of whom seek rental accommodations because of the temporary tenure
of their stay on the Islands, and a paucity of construction of rental
units have Eightened Ehe rental market considerably. The number of
units available for rent consequently has been reduced by IOO since
1960. The number of sales vacancies has increased by 2O since 1960,
not because of a softening in the sales market, but because of increased
construction, mosL of which has been speculative.

Vacant Housine Units
Virgin Islands of the UniEed_ StaEes

195o.1960. and 1955

Housinq units

Total housing units

Total vacant units
Available vacant

For sale only
Homeowner vacancy rate

For rent
Renter vacancy rate

Aprl I
19 50

8.370

Apri I
1960

s.ss79l

g44A/&,
20
.87"

November
1 965

r3.400

1.OOO
I50

40
.e%

110
L.47"

605
2L2
t5
.77"

L97
3.47"

210
3.42

a/
b/

Other vacant 393 7t4 850

1960 Census of Housing.
Vacancy by tenure in 1960 estimated by Housing Market Analyst.

Sources: 1950 and 1960 Censuses of Houslng.
1965 esEimated by Housing Market Analyst.

At present, there are approximately 25 vacant units available for sale
i,n St. Thomas, a vacancy ratio of 1,0 percent, and 15 ln St. Croix, a
ratio of O.7 percent. St. Thomas has abouE 50 vacant units available
for rent, a renter vacancy ratio of I.2 percent, and St. Croix has 60 vacant
rental units, a ratio of 1.6 percent. The number of sales vacancies
at present is sllghtly higher than the estimated level in 1960 in
both islands and the number of rental vacqncies ls lower l.n both
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islands (7O fewer rental vacancies in St. Thomas and 3Ofewer in St.
croix). The currenE level of vacancies in both islands, after
deducting approximately 8o percent of the vacant units that are
considered to be substandard, indicates a severe shortage of
quality vacant units available for sale or rent.

good

Sales Market

General Market Conditions. B ecause of t.he paucity of good quality
vacant sales units, the sales market is in a generally tight condi-
tion. There are very few vacant units in the $l5,ooo - $25,ooo sales
price range, except for several speculatively-bui1t houses recently
completed in subdivisions in the rural areas of st. Thomas and st.
Croix. The market for high-priced sales units ($:S,OOO and up) is
slow, but this is a very thin market, constituting demand by conti-
nentals for retirement or part-time occupancy.

Ma ior Su_bd.|yi s ion Ac rivi ry . Most active subdivisions in the Istandsare FHA-approved. At present, there are 14 active or planned sub-
divisions with I,35o lots in st. Thomas and five with 1,525 lots in st.Croix. Of these 19 subdivisions, seven are active and L2 are in planning
or are inactive. Subdivisions in st. Thomas are timited in size
because of the scarcity of reasonably level tand. Most of the sub-
divisions consist of about Ioo buitding lots. Nearly 2f5 snits have
been built in active subdirrisions in st. Thom.rs, sever are under
construction and 7l FHA firm commitments are outstanding at present.
The value of the completed homes currently ranges from a low of about
$l5,ooo to $33,ooo; the median is around gr9,ooo. subdivisions rendto be larger in St. Croix than in St. Thomas because of a greater amountof land suitable for building. In addition ro rhe active subdivisionsin st. croix, there are several large subdivisions in planning. Most ofthe sales housing will range in price from $16,000 to $:O,OOO:

Most single-family construction is done speculatively in subdivisions,
although there appears to be an increasing trend in contract construc-
tion. Because of the time required to build (up to six months) result-ing from the problem of scheduling shipments oi materials from puerto
Rico and the continent, the builders attempt Eo keep an inventory of
completed houses on hand to meet demand.
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The cost of new sales houses has risen by about four percent a yearsince 1960. The increase is attrlbuted, in part, to the increase in
wages of construction workers, an increase in the cost of materials,
and a substantial increase in the cost of land. part of the addedcosL, however, stems from larger units and more accessories thatbuyers are demanding, a result of the rising level of incomes in the
IsLands.

Rental Market

General Market Condi tions
family and two-famlly houses
rental supply of rhe Islands
units, there have been very
public housing has remained
and with long waiting lists
under construction in Charlo
a non-profit corporation on
offered first to occupants o
exceed the limits for contin
be displaced by urban renewa
32 units, will be completed
will be completed at monthly
received readily, as appears
projects.

Unti I the Iast three years, rented single_
r and public housing have constituted the
. Because of the short supply of rental
few good quaiity rental vacancies and
fully occupied, with very LittIe turnover
of applicants. There is one rental project
tte Amalie. The project is being built by
Government-owned land. Occupancy will be
f public housing projects whose incomes
ued occupancy and then to families that wiII
I activity. The first of four sections, with
in January L966. The other three sections
inEervals thereafter. If the project is
likely, the corporation may bulld additional

The only other rental project of any size that is(other than public housi.ng) is an apartmenE hoteIis a four-structure, th/o-story, walk_up project.
temporarily halted and rhe projecr is not eipected
at least another year.

under construction
in St. Croix. This
Construction has been
to be completed for

Mor Market

Until recently, conventional mortgage money has been in very Iimitedsupply. There were only two commerciar banks ln the rsiands wlthlimited capacity for extending mortgage credit. The banks m.rdemortg;lges on 60 percent of bank-appralsed value for a perlod often years at seven percent interesE. tlith lncreased FHA acElvityand the formarion of severar new banks and a savings 
""J i;;; 

--
association, terms have been liberaltzed on conventional mortgages Lo
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two-Ehirds of appraised value for a 2o-year period at six to seven
percent interest. rn addition, the amount of money available for
mortgages has been increased"

Urban Renewal Activitv

There are three active Federally-aided urban renewal projects in the
rslands at present; one in each of the major ciEies; charlotte,amalie,
christiansted, and Fredericksted. about 325 of the 3go families
originally living in the areas have been relocaEed and about 155 of
the 235 structures to be removed have been demolished.

The Barr cks Yard Pro.i ect (V.I. R-1) in Charlotte Amalie encompasses
an area of nearly nine acres. The project area is bounded by the st.
Thomas Harbor on the south, Fort christian and Fortet straede on the
vJest, Norregade on the norEh, and Bjergegade on the east. All but
four of the 139 families had been relocated by september 30, 1965, and
65 of the 88 structures to be demolished have been removed. AbouE 15
residential structures and 15 commercial structures along Norregade
and Fortet Straede wiIl be rehabilitated sincd most of these structures
are in a sound, buL deteriorat.ing condition. The cleared area will
be used for a Government Center and United States Post Office.

The water Gut Proiect (v.r. R-2) is a 36-acre site in the northwest
section of christiansted, bounded on Ehe north by the carribbean Sea,
the east by Queens Cross Street, the south by Strand Street, and
the west by lJest Street. As of September 30, 1965, about 18O of 212
families had been relocated and 88 of the 1I8 structures to be demol-
ished had been acquired; demolit.ion of these structures is in process.
Seventy-five strucLures that are in reasonably sound condition will be
rehabilitated for residential purposes. The cleared land will be
used for construction of sales housing, development of commercial
Eourist resorts, and a r^,aterfront highway.

Lasoon Street (V.I. R-3) , in Fredericksted, is a three-acre site to
be completely cleared and rebuilt for residential and cornmercial uses.
The project area encompasses two blocks on the north side of the town
and is bounded by Lagoon Street on the north, Prince Street on the east,
Market Street on the south, and Qtreen Street on the west. Although
the 30 slructures in the projecE area have been acquired, relocation
of the 29 famLlies and demolition of the structures have not been
comp 1 eted.

In addition to the three projects Ehat are in the execution sEage, there
are several projects in the planning stage. Only one will be in the
execution stage during the forecast period of this report, however.
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The Taarneber p-Ross Estate Renewal .Are (V is a l4-acre site
Blue Beard Apart-
primarily residen-

substandard. There
the area at present;

A .r. R-5)
in eastern Charlotte Amalie, lying adjacent to the
ments and the St. Thomas High School. The area is
tial, with 95 percent of the 151 structures being
are 140 families and 21 single Persons residing in
al1 will be displaced.

Public Housing

There are eight public housing projects ln the Islands ,with a total
of 1rO94 units. Three projects, with 59O units, are in Charlotte
AmaLie; three, with 4OO units, are in Christiansted; and two, with
104 units ) are in Fredericksted. In addition, there is a 2OO-unit
project (Golden Rock) under construction in Christiansted. This project
witt be completed in December 1965. There are 426 units (246 in
Charlotte .A'rnalie, 80 in Fredericksted, and 10O in central St. Croix)
under annual contribution contracts, but not yet under construction.
About 40 units under management are occupied by elderly households and
about LZO of the 426 units that are under annual contribution contracts
will be available for elderly occupants.

Because of the tight housing condition and the low income level in Ehe

HMA, there is 10O percent occupancy in public housing and turnover is
minimal. Eamilies in public housing that have incomes in excess of
the limit for continued occupancy will have first priority for entrance
in an apartment now under construction in Charlotte Amalie. The result-
ing vacancies will be occupied quickLy from the waiting list of applicants
and from familjes displaced from urban renewal areas.
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Demand for Houslng

Based on the projected level of household growth (750 annually), on
the need to replace housing unlts expected to be lost through demo-
litlon, fire, and other losses, on the anticipated continuatlon of a
shift to owner-occupancy, and on the need to increase the number of
vacant avallable unlts to levels more nearly representative of a
balanced demand-supply relatlonshlp, quantltatlve demand for new
housing will total I,200 units for each of the next two years, of
which almost one-half will be at sales prlces and rents which can
be achieved only with units of substandard quality or wlth substantial
subsidies. Because of the high construction costs and the low family
income levels, demand for privately-owned new housing at sales prices
and gross monthly rentals achlevable in new standard houslng ls only
about 660 units a year. Approxlmately 280 units w11l represent demand
for sales-type houslng and 380 unlts will represent demand for rental
houstng. There w111 be a demand for about 410 untts in St. Thomas
(I50 sales-type units and 260 rental unlts) and 250 ln St. Croix (130
sales-type unlts and 120 rental units). Of the demand for 380 rental
unlts, 150 are mlddle-income units that can be marketed only at the
rents achievable with the aid of below-market-interest-rate financlng
or assistance ln land acqulsitlon and cost (100 units ln St. Thomas
and -50 1n St. Crotx). This demand does not inc lude public low-rent
of rent-supplement accommodations.

Although these estimates of demand for standard quallty housing are
below the annual volume of total housing unlts authorized by building
permlts ln recent years, they probably are greater than the number
of units meeting minimum standards of construction that were built
annually ln preceding years. Demand for housing at cosEs required
for good construction and adequaEe size that may occur in St. John
will be lnsignificant in number because of the limited growth
potential of households in the island.

Qualltative Demand

Sales Housing. Based on abllit y to pay, as measured by current family
income and ratios of income to purchase price found to be typical on
the Virgln lslands, the annual demand for 280 sales-type units of
standard quality is expected to approximate the distrlbution shown in
the following table.

Quantltatlve Demand
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Estimated AnnuaL Demand for New Sales Housing
Virgin Islands of the United States

November 1965 to November 1967

Number of units
Sales price St. Thomas 'St. Croix Total

$15,o00 - L5,999
16,Ooo - L7 ,999
lg,00o - L9,999
2o,oo0 - 24,999
25,O0O - 29,999
30,000 - 34,999
35,OOO and over

To tal

35
25
10
25
20
10
25

150

t)
25
15
25
10
10
20

r30

60
50
25
50
30
20
45

280

The minimum achievable sales price for houses thaE meet FHA minimum
property standards is approximately $15,O0O. If acceptable houses can
be produced for less than $i5,OOO through use of public benefits or
assistance in financing or land acquisition, demand would be increased.
Because of the widespread inadequacy of the housing inventory in terms
of number, condition, size, and plumbing facilities, there is a size-
able potential demand.for good quality sales-type units selling for
less than $15,O0O.

Rental Housins . The monthly rent
additions to the aggregate rental
absorbed by the rental market in
cated for various size units in t
additions may be accomplished bY
tation at the specified rentals w

assistance through subsidy, Lax a
acquisition, excluding pubLic Low
accommodations.
It is estimaled that the minimum gross rents achievable
public benefits or assistance in financing are $1O5 for
$13O for one-bedroom units, $155 for two-bedroom units,
for three-bedroom units.

als at which privately owned net
housing inventory might best be

'St. Thomas and St. Croix are indi-
he following two tables. These net
either new construction or rehabili-
,ith or without pubLic benefits or
,batement, or aid in financing or land
'-rent housing and rent-supplement

without
efficiencies,
and $180
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Estimated Annua1 Demand for New Rental Housing
St. Thomas. Virein Islands of the U.S.

November 1965 o November 1967

s 7-F of unit]-

Monthly
oross rlnt€/

$eo
95

100
105
110
115
L20
125
130
135
140
L4s
150
155
160
170
180
200
220

and
il

It

lt

il

ll

ll

ll

il

lt

il

il

ll

1t

il

il

il

il

il

over
il

ll

il

lt

lt

il

It

ll

It

lt

lt

It

tl -
il

tl

lt

Efficiencv

40
30
25
25
20
20
15
10
10

5

One
bedroom

g;
-90
80
70
6s
60

-50
40
25
15
10

-10

:

Two
bedroom

75
65
60

50
40
35
25
15
10

Three
bedroom

4s
40
35
30
25
15
10

45

55

al Gross rent is shelter rent plus the cost of utilities and services.

Note: The figures above are cumulative, i.e., the columns cannot be
added vertically. For example, annual demand for two-bedroom
units at gross monthly rents of $150 to $l7O is 25 units (5O
less 25).



27-

Estimated Annual Demand for New Rental Housing,
St. Croix. Virein Islands of the U.S.

November 1965 to November 1967

Size of unit
Monthly

gross rent9
One

bedroom

-45 -
40
35
30
25

-20 -
20
1s
15
10

-5-

Two
bedroom

3;
30-
30
25
25
20
15 -
15
10

Three
bedroom

2;
20
15
15
10

5

Efficiency

20
20
t5
15
15
10
10
10

5

$eo
95

100
105
110
115
120
L25
130
r35
140
t45
150
155
160
170
180
200

and
ll

lt

tl

il

ll

il

it

ll

ll

ll

il

ll

il

tl

il

t1

ll

over
ll

n

ll

il

il

lt

ll

ll

il

il

lt

ll

I

ll

il

ll

ll

al Gross rent is shelter rent plus the cosE of utilities and services.

Note: The figures above are cumulative, i.e., the columns cannot be
added vertically. For example, annual demand for two-bedroom
units at gross monthly rents of $15O to $170 is 1O units (25
less 15).

The preceding distributions of average annual demand for new apartments
are based on projected tenant-family income, the size distribution of
tenant households, and rent-paying propensities found to be typical in
the area; consideration is also given to reeent absorption experience
of new rental housing. Thus, it represents a pattern for guidance in
the production of renEal housing predicated on foreseeable quantitative
and qualitaLive considerations. Individual projects may differ from
the general pattern in response to specific neighborhood or sub-market
requirements.



Takrle I

a/
St. Croix St. Thomas & St. John Total-

Nonagricul-tural- wage 8c sa1ary emp.

Total manufacturing
Itood and kindreC products
Stone, elay, and glass
Other manufaeturing

Total nonmaruf acturing
Mining
Contract constmeticn
Transop colffir. & public utilities
trrJholesale and retail trade
Finance, insuranee, & real estate
Serrr-ices
Virgh Islands Government
Federal- Governrnent

Virgin fsl-ands Corporation
Other Federal Government emp.

2, 25 2,725 2r7OO grOOO Ur2O0*r5---r3 3 zo

t),)21 t5,i?-5 16.Boo

t,o?5 1.15o 1,379
Zlto ?3O 3.30
55 110 105

73o q1o glro

12 ,3oo l)t,375 15,b25-*B--

l-963

2,1J5

350
120

10
220

IrSo
270
56o
t10
6lo

l-963

9 1675

675
120

10.850

5ro

lfr 7Oo

6oo
TM

7O
ll zv

t96b 1965

3,325 )r'lq75

775
220
r(

5zo

870
35o
5ro
150
720

t,575
1+ho

750
190
730

L<)d+ L96.5

6oo
fro

Iio
)r6o

l+5

5ro

BBO

850
lrB5o

350
1,6'15
3,375

130
7o

350

1r150
930

2 1725
35o

1r9oO
3 1825

lIrloo
20

l-ro75
l-, oo0
?,zqo

3Bo
2,O5O
), r)25

1,360
lrl,?o
2 r)+lO

L6o
2;55
1 1'?()t-:i-
1,175
1r000

tl5

2 rO2O
LrzEO
o 'l';(c9 i ))

5ro
21620
3 1825
1.350
L,175

175

2 1650
1r)-rL0
3 rooo

5to
2,78O
)t 1325

625fr
2qo

g/ Includes Federal Government emplolfment; totals for the separate islands clo nct

Source: Estimated byHousing Market Analyst, from data furnished by the Virgi-n fsfands Trmnloynent
Security Agency.

Covered IlmploJrment by fndustry
Virgin lsl-ands of the U.S.

Fir 5



Tabl-e II

Est.imated Percentase Distributi on of Families bv Annual Incomd/
V lslands of the United States

November

November 1 November 1967
ST , Thomas S . Thomas

allAnnual
income

a1l-
fanilI

all-
family

a1].
family

tt%

St. Croix
all

family

Total
aIl

familyfamily

B%Under
$1rooo

2 rOO0
3rooo
)+rOOO

5r@o
6rooo
7 rOoO
Brooo

l-or0o0
t2 r5oo
15rooo

$r
I
2

3
l+
\
'6

7
9

,ooo
,999
,999
,999
,999
ooo,///

,999
,999
,999

12
t5
t2

9
9
5
5
6
5
)+

7
im

tvl
16
t5
13
10

7
6
3
5
5
3
5m

$3r6oo

e%
13
t3
1I

9
B

6
5
6
6

9
130

11
13
11

9
7
6
5
B

6

5
11

130

l.0/.
11
t3
T2

9
B

7
l+

7
5
5
9m

$l+ r l+OO

Loy',
13
t5
t3
l-o

7
6
5
6
5
3
7

ffio

.$3,925

- D'Lr99
- urggg
and over
Tota1

Median $\1375

g/ After deduction of Federal income tax.

Source: Estjmated by Housing }"Iarket Ana1yst.

5[,025 $).t, Boo

and November



Table III

tion of Renter F

renter
fanily

tt%

November L967

rnco*4/]-Estimate P

Vir Islands of the ted States

renter
family

renter
fan-iIy

renter

Norember

November 195
st.

renter r€nter
family fanilv

Under $1roo0
$1r0o0 - l-rggg

3/ After dedr:ction of Federat income tax.

Source: Estimated by Housing l,larket Analyst.

Annual
i ncome family

tzfr
1l+

16
IL

9
B

6
l+

5
5
3
5

lm
*3 1725

df.2
L9
]]r
11+

9
7
5
Ir
5
l+

2
5

ro-o

tq
IL
t5
10

9
B

6
II
6
6
l+

B

To0

$Lro75

il+
17
12
10

7
5
l+

6
L
2

5
100

il+%
19
t6
13

9
7
5
3
5
3
2
l+

rd6,

l;3 ro75

ltr:9t,

16
L5
It

9
B

5
L
5
6
3
6

l5-oo

$3,725

2r0oo - 2rggg
3r00tl - 31999
lrrOOO - )11999
5rooo - 5,ggg
61000 - 6199g
7r0uo - 7 1999
Srou) - 9 1999

1oro00 -D rl$g
L2r5tn -iltr999
1!rOot-l and over

Tota].

Medlan $1,350'$3 rl25

Nov



Population

Table IV

Population, Households, and Household Size Trends
Virgin Islands of tlre Unitgit Etaleg

April 1950. April 19 and November 1965

1950- 19 60

Average annual change
1960-1965 al

Number Percent Number Percent

St. Croix
St. John
St. Thomas

April
1950

L2,L03
749

13.813

3,733
198

3.834

3. 15
3.77
3.48

April
19 60

t4,973
925

1 6. 201

4, og0
25L

4,272

3.55
3 .69
3.74

November
19 65

5, 8oo-300

6, 300

7.3
3.4
8.4

2.4
2.3
t.7

21,100
1, 100

23.800

46,000

7.5
3.6
8.5

287
18

239

1, 100
30

1.350

2.0 2,500Virgin Islands, total 26,665 32,099

Households

544

36
5

44

85

7.8

st.
St.
st.

Croix
John
Thomas

1.0
2.7
1.1

310
10

360

Virgin Islands, total 7 ,765 8,613 L2,400

Household size lt
1.1 680 7.9

St.
St.
st.

Croix
John
Thomas

.58

.67

.74

3

3
3

3Virgin Islands, total 3. 33 3. 65 66

a/ Data for 1960-1965 may not add because of rounding.
b/ Based on population in households, not total population.

Sourcesl 1950 and 1960 Censuses of Population.
1965 estimated by Housing Market Analyst.



Table V

Net atural ncrease and NeE ation
Virein Islands of thq United St ate s

A ril 19 er1 5

Average annual change 1950- 19 60

Population
change

s44

ver
Pcpulation

change

1, 100
30

1. 350

Net natural
incre a se migra tion

al

Net
migration

Net

Area

Croix
John
Thomas

Virgin Islands, total

Area

St

st.
sr.
st.

287
1B

239

29

7

-L20

258
11

359

628 -84

annual c n 19 -L965

S

s
t
t

Croix
John
Thomas

Net natural
lncrease

490
25

690

Virgin Islands, total 2 ,500 1,200 1,300

a/ Data may not add because of rounding'

Sources: Government of the Virgin Islands, DepartmenE of Health'
Estimates by Housing Market Analyst'

610
5

660



Table VI

The Housing Inventorv bv Tenure
Virein I lands of the Unit ST teA s

Aoril 1950 - November 1965

.Apri I
I960

4.7t4

624

4.090
1,131
2,959

7 2.3

33s

84

itlovember
t965

6.475

675

5.800
2, loo
3 ,7OC
63.8

300
t75
t25

4t.7

I 2 .400
4,5OO
7 ,9OO

63.7

Average annual
chanee. 196o-1965 4/
Number Percent

St. Croix, total units

Vacant units

Occupied units
Owner occupied
Renter occupied

Percent renter occupied

St. John, total units

Vacant units

Occupied units
Owner occupied
Renter occupied

Percent renter occupied

St.. Thomas, total units

Vacant units

Occupied units
Owner occupied
Renter occupied

Percent renter occupied

Occupied units
Owner occupied
Renter occupied

Percent renter occupied

6.525 @
225 b/

@
150
2LO

690

10

6.7

7.5

8.O

8.56 .3oo

3lo
t70
130

320

10 L.4

U

7.2

1.1

ts.4
4.5

3.6
6.0

t2.1
7.2

L2.7
5.7

400 lo

100 b/

251
t33
118

47.O

680
340
,o:

4,o7

Virgin lslands, total units 2.557 l3.4OO

Vacant units 944 1,OOO

4.508

236

4.27 2

L,366
2,906
68. O

8-6.L3
2,630
5,983

69.5

a a.)

64

5
5
7

7.9

a/ Data may not add because of rounding.
pl Less than five.

Sources 196O Census of Housing.
1965 estimated by Housing Market Analyst.

10
10
b/



Table VII

Housing Units Authorized by Buildi ne Permits a/
1r in Islands

1950 - L965

St. Thomas
& St. JohnYear

I 950
195 1
L952
195 3
L954

L964
1965 (9 mos.)

SE. Croix

103
108
153
L28
110

t97
2tL
254
32t

389
523

the

62
54
53
7L
79

1955
L956
1957
195 8
L959

92
LL2
139
161
258

r960
19 6t
L962
L963

23L
333
388
629

Tot.al

62
54
53
7L

L34

195
220
292
289
368

428
544
652
950

55

79L
358

1, lgo
881

al Units is public housing projects are not included.

Source: United States Department of Commerce, Bureau of the
Census. Government of the Virgin Islands, Public
Works Department.



Tab1e \rlff
Virqin Irlandt Arer Poattl Vacrncv Survev

Novcder l-2. 1955

Total residences and apartments

Total possiblc
dclivcrice {ll i trsed rie. consr

Resi

Iacant uoita

lll % Ued Nc*

75 1.4 62 13

L7 0.3 15 2

58 17.0 47 11

Torel oossible
dcliiscrics

\ acant uoitr
All % U*d Ncg

Undcr

.....!gPorl oca

fh. SEet &cr Totel

.Ct rlotte blle,
St. fhot

clrl.tlortcd,
St. CroL

ils tnilcrs

t. nder Total possible
delireries

5.467

5,125

342

tlnrlct
jg!-

9

6

3

Toul .porriSlc

L2

t2

l gcdt

\o. 9i

5.707

5,r42

565

1.4

0.3

11.2

232
EO

t7

63

&

l5

49

t6 35 240

t7

22J

2 2.1 ? L 26

26

5 2.2.2 3l4

domirrics: ror does it co'er boadedup rcsrdences or ePudments thet are rrot intended tor "(r uPan.v.

c aorriblc dclivcry.

Setc: FllA prJ v.c.'cy so.!t) conduttcd by collaboratin6 postmaster (s).


