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Foreword

This analysis has been prepared for the assistance
and guidance of the Federal Housing Administration
in iEs operatjons, The fact'raL information, find-
ings, and conclusions may be useful also to build-
ers, mortgagees, and oLher.s concerned with Iocal
housing problems and trends. The analysis does not
purport Eo make determinations with respect to the
accepEability of any part1cular mortgage insurance
proposals that may- be under: consideration in the
subject 1oca1ity.

The factual franework for this analysis was devel-
oped by the Field Market Analysis Service as thor-
r''ughly as possible on the basis of informat.ion
available on the "as of" date from both local and
national sources. 0f course, esLimates and judg-
ments made on the basis of information available
on the "as ofil date may be modifted considerably
by subsequent market developmenEs.

The prospective demand or occupancy potentials ex-
pressed in the analysis are based upon an evalua-
tion of the factors available on Lhe "as of" date.
They cannot be construed as forecasts of building
actirzitvi rather, they express the prospective
housing prodrrction which would maintain a reason-
able balance in dernand-sLrJ)ply r:elationships under
cond i t i ons ana l yzed fo r the ',as of ,' date .

DepartmenL of Housing and Urban Development
Federal Housing Administration
Field Market Analysis Service

Washington, D. C.
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The i,laterbury, Connectlcut, Housing Market Area (Ht'{A) Is located

in eastern Connecticut; the city of I'Iaterbury ls about 3O miles south-

west of Hartford, 9O ml1es northeast of New York City, and 130 mlles

southwest of Boston. The HMA is coterminous with the Standard Metro-

politan Statistical Area (SMSA) as currently defined and is comprised

of the city of Waterbury, the borough of Naugatuck, and the towns of

Thomaston, l{atertown, and Woodbury in Litchfield County and the towns

of Beacon Falls, Cheshlre, Middlebury, Prospect, and !{olcott in New

Haven County.

Anticipated Housinp Demand

Economic, demographic, and housing factors suggest that the demand

for new housing units during the July 1, 1969 to July 1, 1972 forecast
period will average about 11400 units a year, 800 slngle-family houses
and 600 multifarnily unlts. Annual demand for single-family houses by
price classes, and demand for multlfamily units by gross monthly rent
and unit size are shown in table I.

The present demand estimates are not intended to be predlctions
of short-term constructl-on volume, but rather suggestlve levels of
construction designed to provtde stabillty ln the houslng market based
on long-term trends no$, evident in the area. However, even short-term
deviations from demand ln the volume of construction may hamper the
maintenance of balance in supply and demand forces in the houstng mar-
ket..

Data in this analysls are supplementary to a previous FHA anat/
of the area as of Deeember 1, 1966.

Lysis
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Occupancy Potential for Subsidlqed lloqsing

Federal assistance in financing costs for new housing for low- or
rnoderate-income families may be provided through four different programs
administer:ed by FtlA -- monthly rent supplement payments, principalLy in
renEal projects financed with market-lnterest-rate mortgages insured
under Section 22l(d)(3); partial payments for inteqest for home mortgages
insured primarily under Section 235; partial payment for interest for
project mortgages insured under Section 236; and below-market-interest-
rate financing for project mortgages lnsured under Section 22L(d)(3).

Household eligibility for federal subsidy programs is determined
primariiy by evidence that household or family income is below estab-
lished limits. Some families may be alternatlvely eligible for assist-
ance under one or more of these programs or under other assistance pro-
grams using federal or state support. Since the potential for each pro-
gram is estimated separately, there is no attempt to eliminate the over-
Iaps among program estlmates. Accordingly, the occupancy potentials
discussed for various programs are not additive.

Future approvals under each program should take into account any
intervening approvals under other programs which serve the same require-
ments. The relatively large votume of subsidized housing now under con-
struction, committed, or planned, suggests that absorption should be
carefully observed and the potential realistically adjusted on the basis
of experience. Future approvals also should take cognizance of the need
for 4- and 5-bedroom units by large families, and should avoid large
concenLrations of units designed for low- and moderate-income households.
The potentialsL/ discussed in the following paragraphs reflect estimates
for housing which are not adjusted either for projects under construc-
tion or for increased needs because of either highway or model city demo-
lition--factors which may roughly offset each other over a two or three-
year period.

The annual occupancy potentials for subsidized housing in FtlA pro-
grams discussed below are based upon 1969 incomes, on the occupancy of
substandard housinBr on estimates of the elderly population' on July 1,
1969 income limits, and on available market experience.?/ The occu-
pancy potentials by size of units required are shown in table II.

L/ The occupancy potentials referred to in this analysis have been cal-
culated to r:eflect the capacity of the market in view of existing va-
cancy strength or weakness. The successfuL attainment of the calcu-
lated market for subsidized housing may $re11 depend upon construction
in suitable accessible locations, as well as upon the distribution of
rents and sales prices over the complete range attainable for housing
under the specified programs.

Z/ Families with incomes inadequate to purchase or rent nonsubsidized
ht-rusing are eligible for one form or another of subsidized housingl
howt'ver, llttle c;r no hotrslng lras been provlded underr some of thr:
subs icliz.r.d programs and absorpti<.rn rates remain to be tested -
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If federaL funds are available, about 280 units
of 22L(d)(3) BMIR houslng pfQbably could be absorbed annually durlng the
period ending July l, l972.Lt As of the date of thle report there were 311
unigs of 221(d)(3) BMIR housing completed and occupied. An additional 475
under were under constructlon and constltute a signiflcant portlon of the
calculated potenElal; the rate of absorption upon completlon of the three
projects under construction, however, fiEy suggest the necessity of ad-
justing the potential lndicated above.

Rent -Supplement There is an estimated annual occupancy potential for
50 units of rent-supplement housing for families and 180 units for elderly
individuals and couples--a total of 590 units ln the next three years. An
estimated 45 percent of the families and 35 percent of the elderly also are
eligible for housing under Section 236. A total of 88 units of rent=supple-
ment housing is proposed in two Section 236 projects that are awaiting
funding. Generally, famllies eligible for rent-supplements also are eti-
gible for public low-rent housing (900 units in management, 2OO units under
lease, and 350 units in planning).

Sectlon 235. Sales Houqing. Sales housing can be provlded for low-
and moderate-income familles under the provlslons of Sectlon 235. Under
exception lncome llmits, there ls an annual occuPancy potentiat for about
250 units (750 unlts in the next three years); with regular income llmits,
the occupancy potential would be about half thls total. A11 of the faml-
lies eligible for Section 235 houslng also are eligible for Section 236
housing (the number eligible under Sectlon 235 ls not additive to those
eligible under Section 236) and about 8O percent are eltgible for 22L(d)(3)
BMIR housing.

Section 236, RentaI Houslnq Utilizing exceptlon income limlts, the
gngualoccupancy potential is estimated at 250 units for familles and i

100 units for elderly households (a three-year potentlal of 1,050 units,
including 750 families and 00O elderly). Using regular income limits,
the occupancy potential for families would be about 45 percent of the
above figurei while the occupancy potential for elderly couples and in-
dividuals would be about 80 percent of that shown above. Families ell-
gible under this program also are eligible under the Section 235 progrulm
(the two proElrams are not additive), and about 8O percent are eligible
under Section 22L(d)(3) BMIR. Approximately 10 percent of the families
eligible fcrr housing under Sectlon 236 are alternatively ellgibLe for
rent-supplenrents and 6O percent of the elderly households quallfy for
ren t -sLlppleurerrt pavnrents.

There were 909 unlts (414 units funded, lncludlng [70 units for the
eLderly, and 495 additlonal units, lncluding 88 unlts of rent-supplement
housing, proposed but unfunded) of Sectlon 235 houslng proposed for con-
struction in the Waterbury HMA as of JuIy 1, L969; none were under con-
struction or completed.

l/ At the present time, funds for allocations are available only from
recaptures resulting from reductions, withdrawals, and cancellations
of allocations.
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The Sales MarkeE

The markeE for new and existlng single-famlly sales housing ln the
Waterbury housing market remalns extremely strong. Thls 1s lndicated by
the low (one pereent) sales vacancy raEe ln the area. Ihis vacancy rate
is virtually unchanged since December 1966, but represents a decrease in
vacancies in the city (due to demolitlon activlty) and an increase
in the suburban areas.

Most of the new single-family building has taken place outslde the
city of l.rlaterbury. Naugatuck, Cheshire, Watertown, and WolcoEt each had
considerable subdivislon activity, partlcularly in. the $18rOOO to $3OrOOO
price range. Higher priced homes (costlng more than $35,OOO) were built
mainly in subdivisions, but with a slgnificant number on scattered lots,
particularly in Woodbury and Middlebury.

There are relatively few existing homes ln desirable locations avall-
able for sale for utrder $2O,OOO, and none for under $15,OOO. Exist,ing
sales housing ie found malnly ln the older sections of Waterbury, Nau-
gatuck, and, because of t,urnoverr in newer subdlvlsions in the suburbs.

The Rental Market

The rental market in the Waterbury HMA is tighter than it was at the
time of the December 1965 analysls. Ihere is still a shorEage of units
for rent, particularly 1n the lower rent ranges. the rental vacancy rate
decreased from 3,7 percent in 1956 to 3.4 percent as of July L969.

Multifamily construction in the city of Waterbury is concentrated
in high-rise buildings; the other towns with significant multifamily
activity, mainly Naugatuck and Woodbury, have had only garden-sty1e and
town-house apartments built. The other suburban communities have had

almost no multifarnily units bullt since December L966. Rents in new

buildings range from about $150 to $230 for one-bedroom apartments, ex-
clusive of utilitles, and from $170 to $310 for two-bedroom apartments.
Generally, rents in town-houses and in high-rises are higher than in
garden -type apartments.

Result-s of ther Postal Vacancy Survey taken Jn .Iune 1969, togethcrr
wi th illf ()rnraL itrrr gat-lrered f rom lclcaL Bourc€!s, lndlcate that thr' hlgh
Ievel of multlfamlly construction ln 1958 dld not have a detrimental
effect on the market for existing rental units. A significant number
of these units can be found in older, Bmaller building of three to five
units, particularly in Waterbury and Naugatuck. These units generally
rent for quite a bit less than newer unlts, with one-bedroom apartmenEs
available for less Ehan $1OO a month.

Economic. Dernographic, and Housing Factors

The preceding demand forecasts are based on the developnrent of
the enrplol'ment, income, demographic, and housing varlables discussed

be low.
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Emplovment. Total nonagricultural employment averaged 77r890 in
Lg6B, ii reported by the Connectlcut Labor Department. Ttre 1968 employ-
ment was 1,650 greater than the level recorded ln 1957. Annual in-
creases between 1965 and 1965 and between 1965 and 1967 were 2r77O

and 2,120, respeetlvely (see table III). Flgures for the flrst four
months of 1969 showed an lncrease of 21240 over the slmilar perlod
tn 1968.

The fact that a slgntficant amount of the employment in manufac-
turing is dependent upon defense contracts mbkes lt difflcult to fore-
cast employment ln the Waterbury Ht'{A. However, lt should be noted
that the major portion of employment lncreaseo ln the Hl'{A have taken
place. in the nonmanufacturlng sector, and lt ls expected that increa8es
will continue to be attalned ln that sector.

None of the exlstlng large manufacturlng flrms in the area expects
to have significant employment during the forecast perlod, except the
LIniroval lncorporated. Uniroyal Incorporated pLens to transfer part of
its headquafters staff to new facilities in the town of Oxford (ten miles
southwest of Naugatuck) in 1970. However, the extent to which this wilt
affect the'Waterbury HMA may not be signiflcant.

Taking into account the above factorsr lt is expected that employ-
ment increases in the HMA will average about 2,000 a year durtng the
three-year forecast Perlod.

Income. The median annual after-tax income of all famllies in
the Watu.brry HMA was estimated to b" $g,4OO in July 1969; the median

income of all renter households of two or more pereons h'as $7'975'
These medians represent a substantial increase in income since December

1966 when the meiians were $7,gZS and $6,650, respectlvely- Detailed
distributions of families and renter household by annual after-tax
inconre as of December 1966 and Juty 1969 are presented in table IV'

Population and Households. The populatlon of the Waterbury HMA

."ormated22t'oo0Persons.TheannualPoPu.
lati6n increase ff11m December 1966 to July 1969 averaged about 2'880
( 1.4 perr:errt ), fl r€lte about the same as that attat ned durlng the
perlocl fronr 1960 to 1966 (see table V). Becauee of an lncrease ln the
employment participation rate (ratio of ernployment to PoPulation) durlng
the Lg66-1969 period, the employment galns durlng thls period did not
generate as great an increase in population as otherwise would be ex-
pec ted .

Because of the anticipated continued stow growth of the Waterbury
economy, it is expected that population will increase moderately to
about 218,500 by July L972, an average annual increase of 2,500 (1.2
percent ) .
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The 54,300 households in the Waterbury IIMA on July 1, 1969 repre-
sented an average annual increase of 11130 since December l, 1966. It is
expected that durlng the three year forecast period households will in-
crease by about the same rate (see table V).

Housing Inventory and Reside nti al Cons truc t ion. As of July 1, L969
there were approximately 67,O75 housing units in the Waterbury HMA, re-
flecting a net increase of about 3rO25 over the December 1, 1966 inventory
of 64,050. This increase in the housing lnventory resulted from approxi-
mately 3,425 units added through new construction and conversions, and
the loss of about 400 uniEs through demolltions and other causes. There
were approximately 900 units under construction on July 1, L969, io-
cludlng about 150 single-family homes and 750 units in multifamily struc-
ture s .

It is anticipated that urban renewal will dispLace 425 families in
near future years. Most of them will qualify (by income) for low- or
moderate-income housing. The U.S. Bureau of Public Roads plans addi-
tional highway improvements which may dlsplace 4O9 families (including
322 white and 87 nonwhite and Puerto Ricans)in near future years.

Almost all of the construction in the Waterbury HMA was covered
by permits, which are tabulated ln table VI. The exception is the
town of Woodbury, where about 510 units (270 single-famlly houses and
240 multifamlly unlts) were constructed during the 1950-1969 period.
The high level of construction attained in the period after 1953 re-
flects the tight market in both sales and rental units which existed
during this period.

Vacancv. As of July 1, L969, there were an estimated 21775 vacant
units in the lJaterbury HMA. There were 4?-O vacant units available for
sale, 855 vacant units available for rent, and 1r5OO vacant units which
were either seasonal, dllapidated, awaiting occupancy, or held off the
market for other reasons. The available vacant sales and rental units
represented vacancy ratios of 1.O percent and 3.4 percent, respectively
(see table VII). These vacancy rates are moderately lower than would
be expected if the market were in balance, thus indicating some tightness
in both the sales and rental markets.



Table I

Annual for Private Nonsubsid d llousinq
w

A. Single-familv Hquses

Price Class

I

Number
houses

Under
$ 20,000

22,5OO
25,000
30, ooo
35, OO0

$ 20, ooo
- 22,499
- 24,ggg
- 29,999
- 34,ggg
and over
Total

40
140
I40
190
130
150
800

B. Multlfaml lv Units

Gross
MonthIY Rentl/

Stze of Unlt

Eff tc lency

Under $140
$140 - rs9
160 - L79
180 - 199
200 - 2t9
220 - 239
240 - 259
260 and over

Total 25

al Includes the cost of utllltles.

t0
10

5

One
bedroom

l\lo
bedrooms

Three or rlpre
. bedrooms

2;
15
LO

5
50

L25
75
35

95
75
60
45
15

290235

a



Table II
Estimated Annual cupancv Po ential for Subsldized Hous ins

Market A
Jul I Ju

A. Subsidlzed Sales sins. Section 235

Eligible farnilv size

Wate Connec t ic t

Number of unltsS/

-

Four persons or less
Five persons or more

Total

B. P 1

S ize
of unit

Eff ic ienc ies
One bedroom
Two bedrooms
Three bedrooms
Four bedrooms or more

Totat

e -f in edS si d

Rent -Su lement Section 236ffi/
55
45

150
100
250

tal usi

Faml lies

5
20
15
10
50

E lderlv

L25
55

180

2;
115
85
30

250 100

al Al1 of the famllies ellglble for section 235 housing are alec)
eligible for the Section 236 program, and about 80 percent are
eligible for sectlon 22L(d)(3) BMrR housing. The estimates are
based upon exception income llmits; the use of regular income
limits would reduce these potentials somewhat.

y/ Applications, commitments, and housing under construction under
Section 2o2 ate being converted to section 236 in accordance
with instructions issued March 7, L969,

a



Table III

Nonasricultural V'laee and Salary Employment by Industry
Waterbury, Connecticut. Labor Market Area

(Annual Averages, 1960 1968 )

Tota1 Nonagricultural Employment

Manuf ac t ur ing
Food
Textiles & apparel
Printing & publishing
Chem., rubber & plastics
Primary metals

Bras s

Fabricated metals
Machinery
Electrioal equipment
lnstruments

clocks & watches
**Other manufacturing

Nonmanuf ac turing
Construction
Tran sportation
Communications & utilities
Trade

Who le sale
Retai I

Finance, ins. & real estate
Service
Government

19 60

67,OlO

490
600
080
800

196i

66, o5o

L962

6-/,90O

r963

68,24O

1964

68,980

1965

71 .350

1966

74,I20

39,6!0

1967

76,240,<

1968

77,89Ox

40, 5ook
I ,050
1 ,380
l,OOO
6,650
5,820

( 5, 16o* )
9 ,280
2,89O*
2,010
4,79o

(2,25O)
5,640

37,390

38,020
[ ,010
2,L7O

790
6,ggo
6,630

(6,110)
7 ,350
3, 680
1,160
5,000

(2,720)
2,640

28 , gg0

I ,930
1,450
1,340
9,vgo
1,300

36,800
L,010
2,O7O

800
7,03O
6,29o

(5,810)
7,090
3,500
I ,940
4,640

(2,32O)
2,43O

29.250
L ,870
l,5oo
1,300
9,760
1,310

38,200
I ,000
L,25O

820
-l ,84o
6,490

(5,940)
7,420
3 ,780
2,390
4,900

(2,340)
2,4LO

29,700
1 ,890
L,47O
1,300
9 ,900
1,370
8,530
1 ,660
7,57O
5,9 Lo

37,82O
I ,020
l,2lo

900
7,810
6,22O

( 5,740)
7,LgO
4,010
2,24O
4,890

(2 ,4OO)
2,33O

30,420
I,890
I ,450
I ,300

I0,020
L,42O
8,600
I,700
7,79O
6,27O

37,24O
1,050
1,24o

910
7 ,7OO
6,23O

(5,680)
7,47O
3,640
I ,980
4,44o

( 2,050 )
2,590

3L ,7 40
2, 150
L,44O
1,300

10, 260
1 ,490
9,77O
L,77O
9,140
6,680

38 , O3O

I ,070
L,2gO

920
7 ,560
6,400

( 5,790 )
7,77O
3,690
2,L4O
4,45O

(2,050)
2,740

33,320
2,27O
1 ,450
1,320

10,990
1,720
9,27O
I ,810
8,580
6, goo

1, 130
1,310

880
7,260
6,670
6 ,070 )
8,760
3,390
2,390
4,7LO
2,14O)
3, 150

40,45ok
1,110
I ,350

940
5, 920*
6, 150

( 5,510* )
9,000
3,LzO
2,730
4,94o

(2,29.O)
5, r90

35,790
2,7LO
1,480
1,45O

11,29O
1 ,990
9 ,3oo
1,880
9,42O
7,560

8
I
7
5

g ,450
1,620
7,380
5,820

34.480
2,620
1,5O0
1,380

1 1 ,0OO
1,840
9, 160
1,810
9 ,00o
7,17o

3
1

I
11

2

9
1

g

7

,390
,470
,550
,460
, o0o
,460
,890
,680
,950

*Excludes hrorkers idled due to labor-management disputes.
**OEher manufacturing consists of firms in the following industries: ordnance, tobacco, lumber and wood, furniture

and fixtures, paper, stone, clay and glass, and miscellaneous manufacturi.ng.

Source: Connecticut Labor Department



Table IV

E s t imate .l Perc c n l'noa st r{ hrr on nf Al1 Familles and Renter Househol1D t dcal
By Annual Income After Deductlng Federal Income Tax

Waterbury. Connecticut. Housing Market Area
1966 and 1969

A1I families
Income L966 1969

11

7
10
L2
11

10
11
18
l2
L4

100

$ 9 ,400

RenEer households
t966 L969

Under
$4, ooo

5,000
5,o00
7,ooo

,000
,999
,999
,999
,999 I

$4
4

5
6

7

10
10
L4

8
7

100

$7,925

100

$ 5, 650

l2
6
8

I1
t3

11
9

7
7

100

$7,975

7
4
6
8
0

t7
I1
t3
13
t2

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

10,0o0 - L2,499
12,500 - 14,999
15,000 and over

Total

Median

6I

10
8

10
4
2

al Excludes one-person renter households.

Source: Estimated by Housing Market Analyst.



Table V

Population and Household Trends
Waterburv. Connecticut Houslns Market Area

April 1960 - July 1972

Date Population Househo lds

Date

April 1960
December 1966
July 1969
JuIy L972

185,548
203,800
21 1 ,000
218, 500

Average annual changeg/

Population t t
Number Percentl['

55, 43 1

6 I,450
64, 300
67,675

905
1, 130
L rL25

Households
llumbElGrcer,th/

1960
1966
1969

L966
t969
L972

35
80
o0

7
8
5

2
2
2

t
I
1

L.6
1.8
L,7

4
4
2

a/
b/

Rounded.
Derived through the use of a formula designed to calculate the
average percentage change on a compound basis.

Sources: 1960 Censuses of Population and Housing1, L966, L969, and
1972 estimated by Housing Market Analyst.



Table VI

Private Unlts Authorl zed by Bul ldtne Permits
of Structure lon

Housins Market A rea Cltv of Waterburv

Years
A11

units
Sing le
fami 1y

692
632
7L9
732
796
831
746
826
726

Mult i -
fami !y

25
67

115
L29
392
868
525
377

1 ,1O7

A11
unlts

Sing le
fami ly

23L
2L5
284
230
220
2L2
185
151
L26

MuLti-
faml ly

19
16
90
31

131
468
4t4
308

1 
'04o

1960
1 961
t962
1963
t964
L965
19 66
L967
1968

7L7
599
834
861

1r188
L 1699
L,27L
I ,2O3
1 ,833

250
23L
374
26L
351
680
599
459

1r166

Source: U.S. Census Bureau, C-4O Constructlon Reports.



Tabl.e VI I

onents of the Housl s I
Wqlgrbqfy, Connectieut, Housing Market Area

ril 1960 - Jul L969

Components
Apri 1

i9 60

Total housing supply &r99
0ccupied housing units 5jir431

33 0645
60. 8

2t n786
39.2

32129

12776

/+3 8
L.3%

1 ,338
s.8%

December
L966

64,O5q

6L,475

38,235
62,2

23,24O
37.8

)75
L.Oi"
90(

J.th

Ju ly
1969

67.O75

64,3OO

40rooo
62.3

24,3OO
37 .7

4:zo
L.O7"

855
3./+%

Owner- occupied
Percent

Renter- occupied
Percent

Vacant housing units

AvaiIable vacant

For sale
Homeowner vacancy rate

For rent
Renter vacancy rate

0ther vacantg/

2,57:i ?J7s

lrSl) t_tt5

1,353 i,3O0 1,5OO

al Seasonal , dilapidated, and units sold o:: rent,.d and arvai-ting
occuPancy.

Source: 196O Census of Houslng arrd r:sLimates hy !'ousing ltarket
AnaIyst.
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