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Hous:Lng Market Analysls

Vlrgln Islands, U.S.A., as of November L, L97L

Foreword

This analysis has been prepared for the assistance
and guldance of the Department of Housing and Urban
Development in its operations. The factual infor-
mation, findings, and conclusions may be useful also
to buil-ders, mortgagees, and others concerned with
local housing problems and trends. The analysis
does not purport to make determinations with respect
to the acceptability of any particular Dortgage in-
surance proposals that may be under consi_deration in
the subject locality.

The factual frameu'ork for this analysis was devel-
oped by the Economic and Market Analysis Division
as thoroughly as possible on the basis of informa-
tion available on the "as of" date from both local
and national sources. Of course, estimates and
judgments made on Lhe basis of information avail-
able on the "as of'f date may be modified consider-
ably by subsequent marl(et developments.

The prospective demand or occupancy potentials ex-
pressed in the analysis are based upon an evalua-
tion of the factors available on the "as of" date.
They cannot be construed as forecasts of building
activity; rather, they express the prospective
housing production which would maintain a reason-
able balance in demand-supply relationships under
conditions analyzerl for the "as of" date.

Department of Housing and Urban Development
Federal Housing Adnlnistrat,ion

Economic and Market Analysis Di-vision
Washi_ngtoD, D. C.
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TIIA HOUSING MARKET A}IALYSIS - VIRGIN ISLAI{DS, U. S.A.

Houslng Market Area

The Vtrgin Islands of the Unlted States Houslng Market Area (HI.IA)

lncludes Ehe three prlnclpal lelands of the rnore than 50 isl-ands that

comprise the Virgln Islands of the United States. Ttrey arel St. Iho-re

(28 square mlles), the locatlon of Ctrarlotte Analle the most populous

city and capital. of the Unlted States Territory of the Vlrgin Islande;

st. crolx (84 square niLes), the largest of the three lslands; and

St. John (20 square milee), whlch has experlenced vlrtually no economlc

or populatlon growth because of rugged topography and the fact that

Virgln Islands National Park accounts for two-thlrds of the island area.

Prinarily because of lts excellent harbor, St. Ttromae was settled flrst
and most intensively during the colonial era whlle under Danleh control.rn recent yearsr lncreaslng congestlon on thts island and the rough
terrain have comblned to make land sultable for devel-opment increaslnglyscarce. St. Crolx by vlrtue of lts size and substantlal areas of level
land has gradually been accounting for greater portlons of comercial
and demographlc galns ln the HllA. Ttre elze and topography of St. John and
the unavall-ablllty of National Park land make lt unreallstlc to considerthis lsland for purposes of economrc or housing market analysis.

0n November 1, 1971 the popuLation of the Virgin Islands Hl,tA totaled
66r2oo, comprised of 301400 persona on st. Thomasr 34roQo reeldents ofSt. Croix, and 11800 pereons livlng on St. John.
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Economlc, Demographlc, qnd Housing Factors

Ihe econouy of the Vlrgln Islands HI'IA is dominated by tourlsm andrelated industries. Beglnnlng ln 1950, but particularly 
"i.r". 19d0,the nr:ober of tourlsts vlsltlng the HI"IA has increased at an exceptionallyrapid rare (see rable I). From about L74,000 vlsirors ln Iy 1g6a, rhe

number of tourlsts lncreased to well over one million ln Iy 1970. Since
\970, howe"r, the economlc recesslon and instability on the u.s. main-land have resulted in sharply reduced numbers of tourists and by Fy 1971the nunber had fallen to 9131000, or over 2OOr0OO below the peak visitoryear' rY 1969. This substantial and rapid growth followed by equallysubstantial reductlons ln the basic lndustry of the HI'IA has irad profoundeffects on the economy and demography of tnl UUA.

of course, all of the economic, demographtc, and housing factorsare lnterrelated, but by way of preface some signlflcant and atypicalfactors are worthy of mention. Both the total population and the nuoberof ali-ens in the HI'IA are points of conslderable controversy and dlsputein the Virgin Islands. Allens are those persons in the HMAr most of whomare from the neighboring British lslandsrwho a.e not U.S. cltizens; thesepeople account for approximately one-haIf of the total Virgin Islands III,IApopulatlon. There are three classlflcations of aliens; p"*rrr"nt resldentallens, bonded aliens, and l1lega1 allens. Permanent resident aliens are
Persons who have been granted visas for an unlimited time; this status isa prerequisite fot citizenship application, but only a handful of the penna-
nent resident ali.ens have real prospects for citiz..r"htp. Bonded aliensare those persons for whom an employer has certified that there ie a job
an individual can f111 for whlch there is not an intereeted, quallfledcitizen available; most of these jobs are in the constructlon, touristservice, or household domestic employment groups. rllegal aliens arethose remaining non-citlzens who are not reglstered with lmrnigratlonofficials. The recent drop ln tourist acti;ity resulted in increased
unemployment and increased conpetition for Jobs between citizens and aliens.This, conblned with uore subtle politlcal considerations, prompted a
"roundup" or alLen certiflcation program lnltiated early in rsio. By
November L97L, about 12r500 allens had been certifled wirtt" an estinated
7,000-9,000 had left the HMA. This dld not resulr in a popul_ation drop
as might be supposed, however, because the certifications iranted per-
ml-ssion for frmilies to acconpany allen workers, a privilege not previousrygranted to aliens, and nany fam{llee were brought over frou nritish terrltoryas a result.

It is a widely held opinion among officials in the Virgin Islands
Government that the 1970 Censlrs of Population flgures undercounted theactual population by as much as lorooo. I,Itrile it is not unusual for
Census figures to be dlsputed, they usually become accepted benchmarks.rn this case, some of the skepticlsm may be justified. The census enu-Deration was conducted durl.ng the flrst week in April 1970 which coincidedwith the initial phases of the alien certification progran. It ts posslble
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that the aLlens (nost of whom resided in overcrowded, poor quality housing)
were reluctant to cooperate rillth any government representatlve aeklng
questions because of the fear of deportation. However, beeause there le
no reasonable alternative, the Census flguree have been used ln thLs analysis
without adjustment and thls poselble undercount ls mentioned only because
the controversy in the HIIA regarding the validlty of the Ceneus flgures
ls not l-ikely to subside or to be resolved. It should be noted thet the
1970 Census i Housing count le generally accepted by public offlclal-s ln
the Vlrgin Islands as being accurate.

Euplovment,

Ttre economy of the Virgln Islands HI'IA has been domlnated by activities
that provide senrices for the tourlst lndustry since at leaet L960. Detalled
employment data are not avallable for the HltA, but estlmates of total
employment and covered enplopent by lndustry are available fron 1963-1970;
covered euployment lncludes 75 to 80 percent of all employuent (see table II).
Total employment increased each year from 1963 through L970 wlth galne ranging
fron 11650 Jobs to 41100 Jobe. Data are not available for 1971, but lt
ls expected that little or no gain w111 be reported.

Covered manufacturlng employment ln the HI'IA lncreaeed from 11000 jobs
to 1,900 jobs fron 1963 through 1967; three fourths of the gain represented
employuent at the Hess 011 Refinery and the Harvey Alunlnun Coropany plants,
which have had a combined employment of about 700 since 1967, because of the
highly automated nature of actlvitieg no employnent changes are anticipaEed.
Frour 1967 to 1970 covered manufacturlng employuent lncreased by 525 Jobs
much of which was in lndustrles engaged in the aesenbly of costrrme Jewelry
and watch movements. Because of the lsolation of the HI'IA and the absence
of raw materials locally, signlficant gror.rth ln thLs sector of the economy
is not expected ln the foreseeable future.

Covered nonmanufacturing employment Jobe lncreased by 16r200 froro
1963 through 1970, accountlng for 92 percent of all covered employment
gro\4rth. Year-to-year increases ranged from 11700 to 3,450 with all
industry groups contributlng to the lncrease. Typically, most non-
manufacturing enplo)rment le of a support nature provldlng necessary
servlces to workers employed ln the baslc manufacturlng jobs. In the
Vlrgin Islands HI'IA, horever, a dominant proportion of nonmanufacturlng
employment is directly enployed ln provLdlng necesaary services to the
tourist industry, the foundatlon of the HIIA economy. Emplo5ment ln the
construction industry lncreased from 11400 ln L963 to 3,675 ln 1966,
much of which was related to the construction of the Hess and Hanrey
facilities on St. Croix. Wlth the eoupletlon of these projecrs in L966,
employuent in constructlon dropped to 3r350 ln L967, but galns resumed
ln 1968 as increasing numbers of housing unlte financed under government
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prograns went under constructlon; ln l-970 there were 41575 Jobe ln
constructlon. Enplolment ln the transportatton, trade, md eervlces
induetries that provlde t,ourlst servlces grew steadily fron 1963 through
1970 and accounted for 43 percent of all covered nonmanufacturing employ-
ment growth. The greate8t galn of any category was ln government ln
whlch there was an lncrease of 4 1775 Jobs (30 percent of all nonmanu-
facturing enployment growth) from 1963 to a total of 8,2?5 in 1970. This
sizeable ga' reflects the rapldly grovrlng population, lncreasing problems
of houslng and urbanization, and a broader sphere of responslbllity
assuned by the Virgln Islands Government.

Unernployment has not been a problem ln the Virgin Islande HlfA during
the perlod slnce 1960. Ttre Vlrgin Islands Enploynent Securlty Agency
estimates do not exceed two Percent in any year and ln most years the
ratio is belos one percent. Ihe labor market has been characterlzed by
a shortage of workers. Ttris 1s the basls on which the alien workers are
permitted to enter the HMA job rnarket. Technically, when Jobs are not
avallable those aliens who are unemployed must leave the Hl'tA. Consequently'
even though the HMA is sufferlng the effects of a recessior5 the recently
imposed stringent alien certlflcation proceduree probably have not permitted
the unemploynent ratio to rise above two Percent.

Future Employment

The economic and employuent prospects for the Vlrgin Islands HIIA

are closely tied to conditlons of the U.S. malnland economy. As the
trend of passenger arrivals shown ln tabLe I indicates, the nr:mber of
visltors to the Vlrgin Islands varies dlrectly I^rlth Prosperity or reces-
sion on the mainland. On the assumption that the U.S. economy has turned
out of the recessionary trough, the nurnber of tourists visitlng the HIIA

is expected to trend upward. However, because of the llmited space and

increasing congestion, especiaLly on St. Thomas' it is most unlikely that
the number of visitors will lncrease during the decade of the 1970rs at
the same rate as from 1960 to L970.

During the two-year forecast perlod from November 1, L97L, to
November 1, 1973, yearly increases ln total employuent of 11500 and 2,000
jobs are antici-pated. Economic changes ln the Virgin Islands HI"IA durlng
the 1970 decade are expected to be more moderate in nature than during the
years from 1960 to 1970. 0n1y nodest gains are expected ln the manufac-
turi-ng sector. Residentlal constructlon ls already at such a high 1evel
rhar ir is unlikely that signlficant gains above the 1970 level wl-1l
develop in this industry. Therefore, most employment gains w111 develop
in trade, service and government; increases ln employment ln trade and

sertice industrles will be responslve to lncreases ln the nr:mber of
tourists, and goverrunent euplo)rment has now reached a level where the gains
w111 probably be more moderate. Ihe lnltiat,ion of najor publ-lc works
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proJects such aE the much dlecussed alrport wouLd necessLtate adJustmentln this enpLoyment forecast, but such dlvelopments are not antlclpateddurlng the forecast perlod.

-i"!gr.s. As of November L, rgr]-, tbe estlmated medlan income ofall fanllres rn th-e virgln telands nuA .ii"i-i.a,r"trrrg federal ineometax' was $51125; the nedian after-ta:r income of renter households oftwo or mo persons was $41350. Detalled distrlbutlons of all fanillesand renter households by annual lncome for the HMA are shown ln table rlr.sufficient data are not avaiLable to prepare the detailed estlmates foreach island. However, fragmentary iniormation lndlcates that fanilyincomes for st. croix are souerdhat greater than the Novenber L, 1971median estimate and the medlan fanlly lncome for St. Thomas is belor themedian' Ttris situation i-s a reversal of that whlch was reported ln the1960 Census.

Popula tion

As of Noverober 1, 197r, the populatlon of the virgln rsrands HMAnumbered 66,200 persons, an lncrease of about 31750 (z'rsts-.-y""r>slnce the April 1970 Census. Berween 1960 and fgZO, ihe fnfa plp"fatlonincrease was 30,375 roughly two-thirds of which r^ras concentrated in thei955-1969 period. Ttris dlstriburion of population durlng the decadewould indlcate annual popularion galne on ih. order or zlooo a year from1960 through 1964 "nd neirry 4,100 yearly fron 1965 through tgo'g.During the dggsde of the l960rs, the popllation on st. croix grew tosurpass the populat,ion st. rhomas; this is a trend that will probablybecome more pronounced in the future. By November Lr. Lg73 thl populati.onof the IIMA will total about 7Lr2oo, for -an 
anticipated annual popurationgain of 2,500 during the forecast perlod. Populatlon trends for eachisland ln the HI"IA are shown ln table IV.

Llouseholds

There were 201300 households ln the virgin rslands HI'IA on November 1,1977, representing an lncrease of 2,550 (1r6do yearly) slnce the Apr1l1970 census. Households have lncreased at'a proportionally more rapidrate than populatlon since 1970 because the etonouic el-ow down coupledwith the completlon of new houslng unlts have permltted some reductionof overcrowding ' a conmon problem ln the HI'IA. Changes in the number andrtistribution by island occurred accordlng to the sa:ne patterns as populationchanges and are shown in table rv. By Novenber 1, 1g73 the number of house-holds in the HMA will total about 22rl5o or an annual increase of 925 durlngthe forecast perlod' 
-More rapld household gror4rth tnay occur as nerr hous-ing uni'ts are completedr ln which case more undoubling of householde wouldresult, with further reduction of average household slze but withoutaffecting population changee.
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llouslng -F4ctrcrs. On Noveuber 1 , L97L there were about 23,350 houe-
ing unlts ln the Vlrgin IaLands HI'IA. The lnventory lncludes 7 1400 owner
occupied unlts, L2r90O renter occupled unlts and 3,050 vacant unite. The
net addition' of 2,550 unlts to the houelng lnventory since Aprll 1, l-970
wErs conprised of 21650 newly completed unlts and 100 unlte lost through
demolltlon. Between the Aprll 1, 1960 and Aprll 1, l-970 Censuses the
housing inventory increased by L1,250 unlts which included LL,925 new units
and demolit rn numberiag 675 unlts. Nearly three-fourths of the net addltion
from 1960-L970 occurred durlng the latter half of the decade.

Residen tlal Construct,ion Activlty . The use of bullding perolte to
measure resldential constructlon actlvlty ln the Virgin Isl-ands HIIA ls,
at best, only a rough guide to nrrnbere of unlts actually constructed.
Data for St. Thomas are generally rellable, but the reporting system for
St. Croix is virtually nonexlstent. In recent years the slzeable nr:mber
of publlc housing units completed and under construction under the
"turnkey" programs have caused other reporting problerns slnce the r.rnlts
are not identified as pubIlc houelng when bullding perrnlts are issued.
The residential construction data dlscussed here represent total
residential construction actlvlty lncluding publlcly financed units.

Ihe trend in total residentlal constructlon actlvityl/ has been
sharply upward since 1960 (see table V). In that year 428 unlts were
authorized and by 1962 the number had lncreased to 652. In 1963, an
increase to 1,150 units was recorded and the ntrmber increased gradually
to 1,357 units in 1966. Up r:rrtil 1966 most of the galne were the result of
privately financed constructlon in response to economlc gains Ehat rdere
occurring in the HMA. Ln L967 another eizeable lncrease to 11835 units
occurred as strong economLc galns continued and addltional lnpetr:s was
provided by publicLy-financed constructlon. A contlnued large voh:me of
publicly financed units resulted in authorlzations reachlng 21326 units
in 1969 and a peak of 21448 unj.ts ln 1970. Although continued, but more
modest, support from the publ-icly-financed sector developed ln 1971,
authorizatlons for the flret nj.ne months numbered 1r553 r:nits lndlcating
that the total for L97L probabl-y w111 not exceed 2,000 unlts and would
represent the only year ln the pa6t twelve year6 that authorizatlons did
not exceed the previous year.

Single-family unit authorlzations followed a gradual and consistent
trend of increase from 421 units in 1960 to L,2L7 units ln 1967. However,
declines have occurred in each year elnce L967; only 490 units were
authorlzed in 1970 and data for three-fourths of 1971 lndicate that the
calendar year total will be about 400 unlts (eee tabLe VI).

Figures are intended to be comparable to unlts authorlzed by permlts
rather than starts. The term ttauthorizedrt will be used ln thle con-
text subsequently.

l_
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Authorizatlons of units ln muLtlfarnily structures numbered less than

100 a year untll. L963 when 419 unlts were authorlzed. From 1964 through
1967 unlts in rnultifantly structures varled between 281 and 618 a year.
Spurred primarlly by lncreaeed nudere of publlcly flnanced unlts in nultl-
fanily structures 962 unlte were authorlzed in 1968, which was follorred by
substantial increases to 11349 units ln 1969 and 11958 units in 1970.
Data for the first nine months of. L97L lndicate that total unlts ln multi-
fmily stn -ures authorlzed ln calendar year L971 w111 not exceed 1,500
(see table rf-I) .

Vacancy and Tenure. Ihe 1970 Census reported 31053 vacancies tn the
Hl'[A of which Lr239 were available for sale only, 672 wete for rent, zLs
were seasonal vacant, and 927 wete rrother vacant" units whlch were not
available. The homeowner and renter vacancies equaLed vacancy ratios
of 16.0 percent and 5.6 percent, respectively. Vacancy ratloe of thls
nagni-tude especially for the homeotmer aegment of the hogsing market
aPPear to be sharply Ln contrast wlth lnformation and lmpresslons from
field lnvestigation whlch found a tlght housing market, vlrtually wlth-
out excePtion. Ttris apparent dlscrepancy seems to be the reeult of the
manner in which many second homes used for only part of the year were
enumerated and classified. As of November L97L, all lndlcations polnted
to a tight housing marketr especlal-ly for nlddl-€ income and l-oter lncome
familigs. Indeedr even in the higher sales price ranges that cater
essentially to U.S. malnland retireesrvlrtually all constructlon ls
undertaken on a contract basis; and for the more nodestly prlced unlts
dlrected toward the indigenous populatlon, nearly all unlts are pre-sold.

Of the 8,613 occupied houslng unlts reported by the 1950 Census
of Houslng, 21630 or 30.5 percent were owner occupied. By Apr1l 1970
the proportion of orrner occupancy had lncreased to 35.6 percent of the
L7 ,76L total occupied units; thls ratlo hae not changed signlflcant1y
as of November L97L. Becauee of rapidl-y rising costs associated wlth
single-family houslng constnrction, further gains ln the proportlon of
olrner occupancy are not expected.

Sales Market. Illstorlc all-y there has been a strong preference ln
the Virgin Islands HI"IA among fern{f{gs for single-fanlly detached houslng
units. However, during the paet decade the achlevement of thls goal has
become more unlikely for Dost famlLles. Several factors, all interrelated,
explain the declining volume of slngle-fanily homes. Rough terrain,
rapidly growing populati-on, and a scarclty of land (sometlmee artlflcial)
have made it very difflcul-t to obtain eltes euitable for developmenE ln
the HI"IA. In recent years, the cost of avallable sites has lncreased
sharply. Wlth the exceptlon of eand and gravel, no construction uaterlale
are avallable in the II!1A, and most oust be shlpped from the malnl-and.
These factors have made it extremel-y dlfflcult to construct and market
homes for less than $30,000 ln the HMA; on St. Thomas the mlnlmum figure
is probably c,loser to $351000. Consequently, about 80 percent of famllies
do not have incomes sufflclent to purchase new unsubsldi.zed slngle-fall-y
homes.
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Tract bulldlng of unsubeLdLzed elngle-frmtly homes ln the Vlrgln
Islands HMA ls unusual for the aforementloned reasona, but speclflcally
because of the dlfftculty of aesembllng tracte of sufflclSnt slze for
development. Eetate Tutu on St. Thomas ls a notable exeeptlon to the
lack of tract deveLoprnent. Thle eubdivision wae begun ln the mld 1960's
and included three bedroom homes at salee prlcee of about $16'OOO. Since
then about 550 units have been compLeted, and sales prices noh, are near
$30,000. D'-'elopment of a new section of Estate Tutu ls Just begLnning
that will ir,clude about 300 unlts, aLl of which have been presold. Home
purchases in the early phases of thls development were financed under
Section 203(b) but more recent constructlon has been under the provlsions
of Section 22L(d) (2), Other single-faml1y homes are bullt on a contract
basis at prices of $351000 and higher.

Rental Market

The rentaL market 1n the Hl'fA ls tlght, especially f or f arnllLee with
moderate or low incomes. Wlth the exception of government sponsored
subsidized housing little or no new rental- houslng hae been provided for
low and moderate income famll-lee. Nearly all new rental- unlts constructed
have been dlrected toward hlgher-lncome nlgrants from the U.S. malnland.
The existing rental inventory generally conslsts of older resLdences
converted to rental use or euall detached units of subetandard or marglnal
quality. Monthly rentals for units of standard quallty whether neh, or
exlstlng start at about $180 for one bedroom unlts and $200 for two-bed-
room units. These figures represent mlnlmums and most standard quallty
rental units rent for at least 10 to L5 percent more. In November L97L,
there were no completed nonsubsidized rentaL units under HUD prograurs,
but a 64 unit Sectlon 22L(d) (3) narket lnterest rate proJect was about
half couplete and there rilas en outetandlng commltment for a 120-unit
Section 207 project in St. thonas.

Subsi dized HousLns

Lonr-Rent Public Housing. Low-rent publlc houslng haa been rrsed
intensi-vely 1n the Virgln Island Htr4A and has done much to allevlate the
housing shortage among low lncome fanllles. rA.s of Novernber L, L97L,
there were 31063 units of publlc housing rxrder mzrnagement and 11400 units
under constructlon, a total of 41463 unlte. Only about 250 of all unlts
completed or under congtructlon have been for the elderly. St. Ttromas
accounts for 21201 units of which 11137 were r.mder management and Lr064
were under constructlon. St. Crolx accounted fot 21262 urrLtg of whlch
L,926 were conplete and 336 were under constructlon. A11 proJects report
complete occupancy. TLre achlevement of full occupancy Ls frequently sIow,
a situation that ls attrlbuted to admlnlstrat,ive and tenant selection
crlteria rather than a lack of quallfled appllcants. In October there
were 21640 eliglble appllcants for Lor-rent publlc housing lncludlng
1,600 on St. Thomas and 1,040 on St. Crolx.
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Unlts already under management comblned wlth the ellglbJ-e appll"*t" '

total over 51700 famllles (or lndlvlduals in the caee of elderlyi. or,
Novenber L, L97L, there were 121900 renter households ln the vlrgtn
Iel-ands HMA, eo that famllles reeidlng ln or ellglble applicants for low-rent Publlc houelng accounted for 45 percent of the tsqal. rt ls estinatedthat, of the totaL number of renter houeeholds, 4r900l/ frriLt"s and L.ZO&/
elderly-households are the maxlmr.uo numftrsas that could qualify under the
lncome lini"r of the low-rent publlc housLng prograxn. These flgures showthat the nurluer of publlc housing units completed and under constructionfor fanllies ls only about 550 units fewer ihan ttre total nr:mber of incomeeligible fa.mllies. In addltlon to the lnventory of los-rent public houslng
completed and under constructlon, the San Juan HIJD Area Offlcl h"s pro-
grirm reservatlons fot 61300 units of lou-rent publlc houslng in the HMA
(31000 on St. Thomas and 31300 on st. croix). were these ,r.rit" to be
developed there would be a total of nearly 111000 low-rent public housingunlts equal to 85 percent of the November L97L eetlmate of the total n,rmberof renter householde. Fleld investlgation indlcates that thls unusually
large number of occupied loo-rent pubL1c houslng units is due in part
to the fact that the very tlght houslng market ior los and moderate
lncome fsml lles has resulted in over income families contlnulng to resldein public houslng projects; epeclflc data were not available to lndlcate
the rnagnitude of this prob lem, owever.

Before additional unlts of pubIlc housing are approved the numberof over incone tenants should be determlned. rf, tn iact, it
repl-esents a sizeable number, rnoderate income housing prggrams
such as section 236, should be used more intensl.vely to ,provlde houslngfor over income resldents of public housing, thereby freling these unltefor famllies who can not qualify for hlgher cost houslng. -

Section 236 Housing . There are about 2,4SOL/ famiLies ln the HMAthat_are,ellgible, based on income, for sectlon 235 or 236 housing; there
are 70ol/ elderly households eligible for section 235 housing. on
November 1, L97L there were 329 units of Section 236 or the predecessor
progrErm Secrion 22L(d) (3) BMrR housing completed ln the HI,{A. of thistotal, 129 units are on st. Thomas and 200 unlte are on st. crolx. Anadditlonal 443 units of Sectlon 236 or 22L(d) (3) BMIR are under constructlon:
363 unlts on st. croix and 80 unlts on st. Thomas. Also, there were two

rncludes 500 fanilies eliglble for both low-rent public houslng and
Section 236 houstng.
Includes 400 elderLy householde or lndividuals eLigible for both losr-rent pub1lc housing and Sectlon 236 housing.

1
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projects of 101 units, one each on St. Thomas and St. Crofu<'on whlch
construction start was lmuinent ln November L97L. There have been
no uni.ts produced under provlslone of Section 235. Manlmr:m alLowable
mortgage limits for Sectlon 235 homes in the Virgin Islands HMA are
$21,000 for a three-bedroom house and $24'000 for a four-bedroom home;
single-family houses can not be conetructed ln the HI'IA withln these
allowable limits.

Snbsidrzed Housing Dq_gqd_ggggluglgng. As of November L97L, there
r^rere enough low-rent publlc housing unLts completed or under construction
to satisfy over 90 percent of all famllies who could quallfy for such
housing provided the income limltations r,rere obeer'red. The dlstribution
of these units between the two principal islands seemed to be ln proper
balance. An apparent need for addltional low-rent public housing unlts
seems to develop ag a reault of over-incone tenants who are unable to
find houslng they can afford ln the rental market. Ihe production of
more housing for moderaEe income families under such programa a€t Sectlon
236 should alleviate the pressures for more low-rent publlc housing by
permitting the over-incone occupants t,o move to moderate income houslng.
The number of elderly individuals and houeeholds that are eI-lgible for
lour-rent public housing based on lncome Ls about 11200. There have been
about 250 units provided for thls group lndicatlng that about 950 lncone
eligible elderly l-ndividuals or households could requlre houslng. Ttre
provision of any additional lovr-rent publlc houslng should be considered
with caution and only lf lt ls conflrmed that the leglslative requlrementa
in terros of income limits are net and that addltional eligible famllles
can be speclfically identlfied.

The consideration of additlonaL unlte of moderate income housing
under Sect,lon 236 should also be carefully and crltLcaLly reviewed. Of
the 21450 fanliltes that are eligible based on lncome for houelng provided
under Section 236, about 975 wilL be housed ln those units completed or
under construction. The distrlbutlon of these unl-ts ls unbalanced wlth
about two-thlrds located on St. Croix.

As a means of provldtng perspectlve to the relatlonship of fanllles
and individuals e11gibLe for subsidized housing units it should be
pointed out that in November L97L there were 121900 renter households in
rhe HMA. Of these 4,900 famllies and l-,200 elderly individuals and house-
holds were eligible based on lncome for lotr-rent publlc houeing and 41463
of such units were completed or under construction. Another 21450 famllles
and 700 elderly indivlduals or households rilere eligible based on lncome
llnigs for Section 236 houslng of whlch 974 unlts Irere comPLeted or under
construction. The total number of fantlles and elderly eligtble for some

subsldized housing progrErm after adJuetlng for thoee eligible under more
than one program totals about 81350 or about trrro-thlrde of alL renter
households. Therefore, as the number of unite completed or proposed
approaches, as it has for low-rent publlc hor.rsing, the total nuuber of
lncome eliglble famllies, requests for addltlonal units should be prudently
consldered and approved only when warranted by conplete docunentatlon of need.
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Nonsubsldlzed HousinF

Sales Housing. As land and construction costs in the HI"IA have
caused sales prlces of new slngle-fanily units to rlse sharply durlng
the past decade, a dlnlnlshlng nurnber of famllies have been able to
quallfy for nortgage loane for thls type of housing. Thls development
is shown by declinlng nurnbers of slngLe-fam11y homes authorized since
L967. Wit' the exceptlon of the Estate Tutu development, most ner{
single-family construction durlng the past few years hae been comprlsed
of units built on a contract basis for ln-mlgrants from the nalnland.
This trend will probably contlnue, wlth the number con6tructed determlned
by the vitality of the U.S. nalnland econouy; lt w111 probably range
between 400 and 450 units yearly, most of whlch will be prlced above
$40,000. 0n1y a negligible portion of the indlgenoust fanlIles w111 be
able to afford noo single-famlly sales houeing.

In the past few years development of multifanily condominium unlts
has begun. rn mid-1971, there were about 400 units completed and 700
units under construction wlth the maJorlty of both categories equally
dlvided between one and two bedroom unlts wlth mlninum prices of $241000
and $291000, respecti-vely. Because of deslgn and price, these unlts
appeal to the in-mlgrante from the malnland or malnland resldents who
desire a second home; there l.Iere no reported lnstances of native Virgin
rslanders purchasing condomlni.uros, rn early 1971 there were about
31000 condominium units in some phase of plannlng by loca1 developers,
but it is not known how the impact of the recent economic recesslon has
affected these plans. In any event the productlon and sale of condomlnlum
units is not geared to the loca1 population, but to the ln-mlgration and
second home market orglnatlng on the mad.nland.

Rental Houslng. Relatlve ly few nonsubsldized rental units have been
built in the HMA; there ls only one nonsubsidlzed rental proJect insured
by HUD and that is a 64 unlr secrion 22L(d)(3) projecr on sr. Thonas.
Construction of new multLfamlly units for rent has been limited because,
at the rentals charged for sufficiently large units, families prefer slngle-
family units. However, because of the hlgh costs for all new constructloq
most of the rental inventory consistsof older ei-ngle-f"miIy houses converted
to three to four uni.ts or rented aa one unlt. Most of the unlts in the
two to four unit classification ln table VI were constructed by ovrner-
occupantswho use one unit ae llvlng quarters and rent the
other units. Gross rentals ln these r:nits, which are primarily one and
two bedroom units, begin at about $200 and $225 nonthly, respectively.
construction of about 300 unlts of this type of housing yearly will
satisfy the effective demand for this type of housing during the next two
years.
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Table I

Air and Cnrlse Ship Pasgenger Arrlvals
U.S. Vlrgln Islande

Selected Ilscal Y'ears - 1950-l-971

Change frcr,.9
Alr paesenger

arrtvale
precedlng year

1950
1960
1963
L964
L965
L966
L967
1968
1969
L970
L97L

27.
18.
32.
24.
22.

280,
386,
46s,
554,
649,

24.
15.
37.
20.
19.
L7.
25.
37.

-L7.
-1.

7 ,700
49,700
64,200

1-00,600
109,300
LL7,7O0
133,400
166 ,100
2 13 ,500
251,100
253,900

4,200
4,850

36 ,400
8,700
8,400

15 ,700
32,7OO
47 ,400
37 ,600

2 ,800

8,OOO!/
L24,400
215,800
285 ,600
355 ,400
436,800
516 ,300
651 ,100
908,800
671,500
559 ,100

11,650
30,450
69 ,800
70 ,800
80,400
79,500

134 ,800
257,700

-237,300
-L2,4O0

8L7,2OO
L,L22 r3OO

922,600
913,000

15, 850
35 ,300

10d,2oo
79,5O0
88,800
95,20O

L67,50O
305 ,100

-199 ,700
-9,600

I_8.

18
8

56
8
7

13
24
28
L7

1

e
5

7

7

7

3
5
5

6
1

;
4
3
8

6
2
1
6

1
9

15
L74

70
10
00
20
70
50
70

;
8
9
6
1
2

8
3
I
0

0
0
0
0
0
0
0

26,
39.

-26,
-t_.

a/
!-r

Average annual change when for more than one year.
Estl,nated.

Source: Department of Connoerce, Goverament of the Vlrgin Ielands.



Table II

1963 L964 1965 L966 L967 1968Indust,rv group

Total enploymen€./

Covered enploynenth./

Manufacturlng

Nonmanufacturing

15 ,200

L2.L77

L,004

LL,L73

,309
457

2 r2L5
3,497

2L3

18,700

14,951

L,305

L3,646

2,362
L,352
2,464

552
2,674
4,0L9

223

21,050

16 ,851

L ,506

15 ,345

2,823
L1457
3,056

587
2,67L
4,550

20L

25,150

20,106

1,993

L8,2L3

595
2 1926
5,445

L99

26,800

22,00o

1 r900

20,100

3,350
1,900
4,000

6s0
3,550
6,450

200

30,850

25,675

2,075

23 . sso

L969

32,7OO

27.L50

2,25O

24,90O

L970

35,9oo

29 .800

2,425

27 ,375

,100
,275
L75

Constnrction
Trans., comrrr., & pub. utllltlee
I'lholesale and retalL trade
Flnance, lns., & real estate
Servlces
Government
Agrlcul-ture and minlng

,4L4
,o6g

t_

1
2

3,677
L ,836
3,535

3
2
4
1
4
7

,
,
t

t

,

,
850
000
700
100
200
500
200

4
2
4
l_

4
7

100
000
900
300
500
900
200

,575
,950
,575
,725

4
1
5
1_

5
8

a/
Ir

Estlnated by Houslng Market Analyst fron data provlded by the Vlrgln Islands Employment Securlty Agency.
Some years estlmated from data for flecal years.

Source: U.S. Vlrgln Islande Enployment Securlty Agency.

Emplovment. Total and Covered
U.S. Vlrgln Ielands, 1963-1970

t

,
,
,
,



Table III

Estlmated Dletributlon of A11 Farnilles and Renter Households
Bv Annual Incme After Deductlng Federal Income Tax

L97L

A11
fem{ flgsAnnual lncome

Under $41000
$41000 - 4,ggg
51000 - Srggg

47
8
7

4L
I
7

Renter
housetroLds

$4,350

6,000 -
7,000 -
81000 -

6,999
7 1999
8,999

6
5
4

3
7
4

6
5
4

4
6
5

9
100

L4
100

over15,000 and
Total-

91000 - 9rg9g
101000 - L2r499
t-2,500 - L4,g9g

lGdlan $5,125

Source: Estlmated by Houslng Market Analyst.



Area

Populatlsn

Vlrgln Islands total

St. Croix
st. John
St. firooas

Vlrgln Islands totaL

St. Croix
St. John
St. Thomas

Source:

Ta51e iV

PopuLation anC Household Trends
U.S. Virgln Is lands

1950-r.971

Aprl1
1960

32,Ogg

L4,973
925

16,201

8,613

4,090
25L

4,272

31

April
L970

62.469

L7,76L

Novenber
19 71

66.200

34,000
1,800

30,400

20 .300

L0,475
575

9,25O

779
729
960

1
28

,
,
t

8,972
5s1

8,238

1960 Census of Population and Housing; 1970 Census of Populatlon; estimates by
Housing Market Analyst.



Table V

Year

1960
1961
L962
L963

L964
1965
L966
L967

1968
L969
1970
L97L (9 noe.)

St. Thouae &

st. John

23L
333
388
629

79L
544
672
9L6

LrL24
L1226
1,398

803

St. Crolx

L97
zLL
264
52L

389
67s
685
9L9

923
1,100
1,050

750

HMA rotal

428
544
652

1,150

,180
,2L9
,357
,835

,047
,326
,448
,553

1
1
1
1

2
2
2
1

al Nurnbers are intended to be cooparable to turlts authorlzed by pernlts rather than starts.

Source: Departtrents of Publlc Worke of St. Thomas and St. Crolx; eetlmates by HoueLng Market
Analyst.

Total Resldentlal Constructlon Actlvltvg./
Vlrgln Islande, Houslng Market Area

1960-19 7l_



Table VI

Total Resldentlal Constructlon Actlvltv, Bv Unlts ln Structurei
Vlrgln lelandg ' Ilouslng Dlarket Area

1960-1971

Year

1960
1961
L962
1963

L964
1965
1966
L967

1968
L969
L970
L97L (9 oos.)

One-uolt

42t
45L
550
73L

673
926

LrO76
L,2L7

11085
977
490
311

ftco to four uoltE

7
23
7L

189

232
2L8
181
273

635
884
44L
310

Flve or
more unlts

275
75

100
34s

327
465

I_ r517
932

Total

428
544
6s2

1,150

1,180
i-r2L9
L,357
1,835

2,047
2,326
2,449
1,553

7;
2L

230

al Ntulbers are lntended to be comparabl-e to rxrlte authorlzed by perults rather than starts.

Source: Departuents of Publlc Works of St. Thomae and St. Crolx; estltrates by Hor.rslng Market Analyst.


