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A TENTATIVE FIVE YEAR PLAN 
F0R 

SLID!! CLEARANCE AND LOW-COST HOUSING 

IN NEW JERSEY 


Summar~ &nd Reeammendatio~ 

In response to the request of the Housing Divisinn of the Federal 

Emergency Public Works Administration, the state Housing Authority of 

New Jersey--presents herewith a. Five Year Plan for Slum Clee.ranee and Lnw-

Cnst Housing in New Jersey_ The tentative program which has been formu­

lated. of neeessity, has been based ~n the use of Real Property Inventory 

Data f~r the City nf Trenton and Environs whioh has been onlleoted and 

oompiled jointly by the Bureau of Foreign and Domestic Commerce and the 

Bureau of the Census. The data of the Real Prnperty Inv,ntories on a 

state-wide basis for New Jersey whioh have been oondueted in the field by 

the State H"using Authority of New Jersey, ~ided by the New Jersey State 

Emergenoy Relief Administration, will not be oompletely onmpiled and tabu­

lated fnr several months. 

The propo~ed rehousing for New Jersey whioh the tentative esti ­

mates indioate is formulated in Chapter I of this report and indioates 

the demolition and reoonstruotion of about nne hundred thousand (100,000) 

dwelling or family units thrnughout the State with an estimated oost ~£ an 

appr~ximate total of four hundred million dollars ($400,000,000). On the 

basis of a Five Year Program, this would imply the rehousing nf about 

twenty thousand (20,000) families a year and an annual expenditure of ap­

proximately eighty million dollars. 

An analysis of suoh a rehousing program as that tentatively fnrm­

ulated is made in Chapter II of this repnrt, and developed three points 

or oonsiderable interest: ­
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First- An analysis of the past residential o~stru~t1~n in· 

New Jersey between the years 1923 and 1933, as compared t~ the total vol­

ume of oonstruotion under the proposed tentative program, shows that this 

proposed program, however large it may look on first inspeotion, would be 

but 50% to 80% of the past total oonstruotinn volume between the years 

1923 and 1929. 

Seaond- Likewise analysis shows that if a program ~u~h as that 

proposed for New Jersey were to be instituted on a pro-rat~ basis, oon­

sidering the relationship of 1929 N~ Jersey Residential Construotinn to 

the National Residential Construotion; the resulting construotion vol~ 

would only tctal approximately t~-thirds (2/3) of the past volume af 

residential oonstruotion in the United States between 1923 and 1929. 

Third- An investigation of market oonditions for possible new 

residential construction in New Jersey, also based upon Trenton conditions 

as a sample, indioates that, when Uextra" fa.milies now doubled-up with 

other families and dwellings unfit for habitation are oonsidered, a. con­

siderable market for new o~nstruotinn will exist within the state as soon 

as re-employment and restoration of purohasing power oan be obtained. 

Furthermore, if dwellings unfit for habitation were somehow to be elimi­

nated fr~m the residential real estate market and if consideration were 

given to what are usually oonsidered normal vaoancy oonditions and whi~h 

.usually prevail in Amerioan cities due to maladjustments in sizes, loca­

tions and other faotors whioh render some dwellings ~rketable; then 

the New Jersey oonditions would aotually indicate oonsiderable opportuni­

ties for new construction. 

The first of these indications is of considerable interest, since 

if a rehousing program suoh as that formulated were undertaken, the con­

oom1tan~ re-employment and restoration of purchasing power oould be 

generally expeoted to improve the real estate market within the state in 

addition to improving the general level of business aotivity_ The seoond 
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~f these indicatinns, while nnt striotly applicable to slum olearanoe and 

rehousing families in the lowest inoome brackets, ~uld tend to ehow that 

enme possibilities exist for the oonstructinn of new low-onat housing not 

neoessarily limited s~lely to demolition of structures in slum areas and 

the replaoement of an equivalent number of dwelling units. 

You are viewing a document archived at the New Jersey State Library.



I 
-I 

PART I 

PAR'r II 

PART III 

PART IV 

TABLE OF CONTENTS 

CHAPTER I - THE GENERAL PROGRAM 

INTRODUCTION. 
GENERAL DATA ON NEW JERSEY 

Population, Total 
Analysis of Family Figures 

Rank of State in Size of Cities 

Analysis of Salient Features from 

the Real'Property Inventory of 
Trenton as an index of Condi­
tions in the State 

Analysis of the Population of the 

Trenton Metr~politan Area 


ESTIMATE OF TOTAL SUB-STANDRRD HOUSING IN NEW JERSEYr. 
Sub-standard Housing in Trenton, its 

envir~ns and Metropolitan Area 

Basis for estimating the number of 
urban dwelling units in the state 

Analysis of struotures and dwelling 
units in bad condition 

A critique of the validity of the 

method of estimation used 


Estimate of the amount of rehousing 
needed in New Jersey 

Estimated total cost. of the rehousing 
pr('lgram 

DETAILED FORMULATION OF THE PROGRAM LATER 

Present report directed s"lely towards 
the determination of the total tlover-all" 
requirements of r'ehollsing in New Jersey 

Diffioulties in the way of any detailed 
or final estimate at this time 

Reoapitulation and Summary of the proposed 
tentative estimate 

~ 

1 

1 

1 
2 
3 

5 
7 

8 

8 

9 

11 

11 

12 

13 

15 

16 

17 

You are viewing a document archived at the New Jersey State Library.



[ 

I 

~ 
l 
-, CHAPTER II - ANALYSIS OF THE PROGRAM 

INTRODUCTION: Tests and analyso?> to be applied 18 

PART I Relationship between the proposed 
tentative estimate and past resi­
dential oonstruction volume in 
New Jersey 20 

PART II Effeot of suoh a Proposed Program if 
Inaugur~ted throughout the U. Se 23 

PART III Analysis of the potential Housing 
Market in New Jersey 

A- The future influenoe of "Extra Families" 

26 

26 

B- Considering Normal Vaoanoies 

Possible potential market for new residenoe 
oonstruotion (estimate by the U. S. De­
partment of Commeroe dated August 30,1934) 

27 

30 

You are viewing a document archived at the New Jersey State Library.



r 

LIST OF TABLES AND GRAPHS 


ITEMS PACS 

TABLE I-A Analysis of Family Figures in New Jersey 2 

TABLE I-B Analysis of Major Areas in whioh the R.P.I. 
has been eonducted 6 

TABLE II Analysis of Salient Faetors shown by R.P.I. 5 

TABLE III Analysis of the Trenton Metropolitan Area. 7 

TABLE IV Comparison of Conditions in Trenton, 
Trenton Environs and the Tr '·n.ton 
Metropolitan .:".rea frnm R.:P.I~Figures 8 

TABLE V Average Cost of New Dwellings per Family 
in 257 Identioal Cities 14 

TABLE VI Valuation of Construotion V{ork in 
New Jersey from 1923 to 1933 20 

TABLE VII Analysis of Construction Volume in 
New Jersey and in the United states 23 

TABLE VIII Estimated Construet'ion in the United states 24-6 

GRAPH I Construotion Values in New Jersey, 1923 to 1933 22-b 

GRAPH II Construction Values in the United states, 
1923 to 1933 24-0 

GRAPH III Visual presentation of R.P.I. Data from the 
Arohiteotural Forum 30 

You are viewing a document archived at the New Jersey State Library.



CHAPTER I 

THE GENERAL PROGRAM 

PART I - INTRODUCTION 

Th~ Federal Emergenoy Publie Works Administrati~n Housing Division 

has requested the state Housing Authority of New Jers~y to submit a five 

year program for low-cost housing and slum clearanoe within the state of 

New Jersey_ 

In order to do this, at the present time, it is neoessary for the 

Housing Authority to present very preliminary and outline figures directed 

towards total cost only without any great detail since th~ astimates whioh 

oan be made up at this time must of neoessity be baaed upon samples, rather 

than upon a complete survey of housing ~onditions within the state. A ~0al 

Property Inventory has been conducted in most populous and oongested area'­

of the state ineluding HudsonJ Bergen, Passaio, Essex, Union, Middlesex] 

Camden and Atlantio Counties. Likewise, the Federal Government under· the 

j~int auspioes of the Bureau of Foreign and Domestio Commeroe and the Bureau 

~f the Census has conducted a Real Property Inventnry throughnut the City 

of Trenton and the major portinn of Mercer County, including likewise 

Bordentown and a small portion nf Burlington County, immediately adjaoent 

tn Trenton. * 
PART II - GENERAL DATA ON NEW JERSEY 

The total population of New Jersey was 4,041~334, based upon 1930 

Census figures, and 3,339,244, or 82.6% is olassed as urban as against 

702~090 olassed as rural. New Jersey ranks ninth among states in population, 

is fifth aocording to the highest rate of pnpulation inorease between 1920 

and 1930, As may be seen from the table on urban and rural population: 

*See Table IlIon Page 7 or this report: 
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r-!A"BLE I-A 

,A;JALYSIS OF FAMILY FIGtrnES IN NEW JERSEY •
N 

BASED ON 1930 u" S.. CENSUS 

FAUILIES IN CITIES 
COUNTIES r;:'otal l.Ton-Farm Farm A. of 10,000 B of 25, 00f) 

Families Families Families Population Popule.tion 
or over. or over,______J 

Atlantic 
Bergen 
:Burlington 
Camden 
Cape Hay 

Cumberland 
Essex 
Gloucester 
Hudson 
Hunterdon 

Passaic 

Salem 

Somerset 

SUssex 


. Union 

! Warren 

TOTAL FOR THE 
STATE 

I 

! 

30,446 

c:u,'+) { 

32,087 

i 60,425 I
tI 7,884 
!I 

I 
I 

! 
I 

I 
i 

I 

18,076 15t 234 
203,233 202,886 
17,777 15,085

165,104 
9,270 I 

I 
165,014

6,428 

Hercer 42,711 
Middlesex I 47,671 
Honmouth 38,969 
I'Lorris 26,122 
Ocean 9,247 

15,060 
9,337

15,151
7,184 

12,529 

12.13'5 

41,327 
46,258

i 36,368
! 24, 744 
I 8,370i 

74.532 
7,796 

13,535 
I 
I 

5. 735 
I 
I 
t 

12,222 
! 

I 11....372 

I 

I 
I 
t 

I 
I 

I 

j 
I 

! 
I 
t 

I 
I 

I 
I 
I 
I 
J 

I 

I 

i 
! 

I 

I 
i 
I 

! 
I 

1,641 
Si(7n 

c,4fo.L'+ 

971 
383 

2,842 
347 

2,692 
90 

2,842 

1,384 
1,413
2,601 
1.378 

877 

528 
1,541 
1,616 
1,449 

307 

1.)63 

985,636 956,087 29.549 


20,033
111 7Qj:\ 

I id,,)(O 

34,598 -
i 
i 8,256 
I 
I 193,689 
! ­I 

159,199 
-

26.417 
28,304
11,666 
6,285 

-

63,585 -
-
-

64,688 

46gq 

16,986 
v,v, ,.. -. 

,27,873 
-

I 

-
I 174,466 

-
151,842 

-

26,417 
I 
j 

23,461 
-
-
-

60,418 
-
--

34,475I 
I 
1 -

665,180 522,612 
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Table I-A page 2: New Jersey has a remarkably small proportion of farm 

population, and ranks third among all states as to lowest farm population~ 

On the other hand, her rank in urban population is very high, particularly 

aocording to oitiesa This is clearly sh0vrn by her position among other 

states as follows: 

Fourth in largest number of cities of 100,000 or more population 
\I 11 11 II 11 11 1125,000 to 100,000" 
11 11 11 11 \1 IT 11 1110,000 11 25:000 
11 11 It tI 11 II 11 tI5.J ')0 1\ lO~OOO 

Another feature of interest regarding New Jerseyfs economic status is re­

vealed by the fact that she is fifth highest L.'1. median rental for rented 

non-farm homes, and is second highest of all states in median value of 

owned non-farm home s o' 

A reconnaissanoe of the principal areas of the state which should 

be given primary consideration fo.r slum clearance and lo.w-cost housing indi­

cates Hudson,Bergen:Passaic~ Essex~Union~Middlesex~ Camden,Atlantio, and 

Mercer Counties. The total population o.f these counties is 3~273:044 as 

based on the 1930 census~ Thus the total population of the above named 

oounties is approximately 81% of the total population of the state and ap­

proximately equivalent to 98% of the total population of the state which is 

olassified as urban~ 

It is further noteworthy that this population is concentrated in 

nine out of the total twenty-one countieD 0f the ~tate, and for the most 

partl fairly well oonoentrated within these nine counties, thus il1ustrat­

ing the density of population in the State.: On the other hand the remain­

ing nineteen percent of the total popUlation of the State is soattered 

about in the other twelve counties with only occasional tnwns or cities. 
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4. 

Frnm the view point of housing, the figures on the number of 
!

-I 
families and their distribution throughout the State is of perhaps greater 

importance than figures on the populati~n in general~ The t~tal number of 

families in the State of New Jersey as based upon the 1930 oensus J is

I 985,638 of 'Whioh 956,087, or 97%, are olassified as "non-farm familias." 

Within the eounties previously named for particular study (Hudson, Bergen, 

Passaio, Essex~Union# Middlesex,Camden,Atlantio, and Meroer)are inoluded 

a total ~f 792,252 families, whioh is approximately equivalent to 80% of 

the total f~ilies in the state. See Tables I-A opposite and I-B at the 

end of Part II of this' ohapter~ 

It is thus expeoted that about 80% of the t()tal number of families 

in the State will be enumerated shortly in Real Property Inventories. 

(An expanded Inventory has just been inaugurated to cover the remaining 

twelve counties in the State not included in the purview of the first or 

principally urban surveyso When this is completed in 1935, data will be 

made available on all areas and towns whioh have even small slum areas o ) 

This ~rk is now praotically oompleted in the field and oompila­

tion and ta.bulation ~f the data is already under way. However" it will 

probably not be possible to present general summaries of this informa­

tion fO! approximately two or three months. 

Fortunately, a completed Real Property Inventory is available for 

the urban porti~ns of the Mercer County area 3 namely: Trenton and en­

virons, whioh include the most important portions of Meroer County, as 

well as the small area in Burlington County lying immediately adjaoent to 

the City of Trenton. (For detail figures on the Trenton Metropolitan Area, 

see Table III included at the end of Part II of this chapter.) It is pr~, 

posed to use this oompleted sample Metrnpnlitan Area within the state of 

New Jersey as an Index of the conditions within the State as a whole. 
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TABLE II 

~~ALYSIS OF SALI~\~ FACTORS SHOWl! BY THE R.P.I. 

u.s. Composite Trenton 
Based on 64 Cities Trenton Environs Metropolitan Area 

EM:S l~ber Percent [her Percent NUmber Percent 

ota1 Residential 
Structures 1,931,055 100.0 14,841 100.0 11,715 100.0 26,556 100.. 0 

~ .............................................. " ..... II •• '.................................................................. ., ........... ., •• • ... .. 


Condition 
I" Good 726,180 37·7 " 5,725 38.. 6 4,546 38.7 10,271 38.7 
2. Need Minor Repairs 857,6).1-8 44.5 7,298 49 .. 2 5,973 51.1 13,271 50.0 
~~ Need Structural Repairs 297,791 15·5 1,592 10.. 7 1,062 9. 2 2,654 . 10.0 
14. Unfit for Habitation 43,068 2.3 211 1.4 112 1.0 323 1.2 
I.!".... • ... .-: ... "" ...... II ........ " ..... ~ ••.••• 0., .......... tit .................... ·• o. Co ••• .,. ......... ., \oJ • ., .......... 110 ........ a ••••••• v ....... '.... " ....... '" c 


I 

Total in Bad Condi tion 
(Classes #3 & #4 above) 340,859 IT.g 1,803 1201 1,174 10.2 2,977 11.2 
I 
i 

! 

I~~~~~.~~~~~~.~~~ ~~ .......~: ~::: ~::....~~:~.........~~: ~!~.... ~~:~....,..... ~~::::..... ~~~: ~........~:.~~~....... ~~~: ~.. 

Occupied D. U' s 2,428,908 92.2 26,801 94.1 13,560 94.4 40,361 94.3 

acant D.U's 204,227 7.. 8 1,675 5.9 765 5·6 2,440 5·7 

Total Families 2,612,100 100.0 28,719 100.0 14,427 100.0 43,146 100.0 
.................................................. _................................................................... ................... .
, ' 

, 

ota1 Extra Families 183,192 1.0 1,918 7·2 867 6.0 2,785 6.9 

You are viewing a document archived at the New Jersey State Library.



5. 

On the acoompanying Table II herewith ()f this mem('randum rep~rt will be 

seen Q. very brief oomparison of the salient cnnditi(lns (If this Metrnpolitan 

Area ot Trenton and the City of Trenton itselfJ tabulated with the oom­

pf's1te o<"ndit1C"'1ns reve2.1ed by the Federal Real Property Inventnry as oon­

duoted in 54 cities located throughout the continental United state, 10­

oluding Trentl'fnls Matrnp"litan Area. 

The housing conditinns in the Trenton arens are somewhat superior 

to th~se revealed by the oomposite picture of the other 63 cities and the 

Trenton area itself, which were inventoried by the Federal Government. For 

instanoe, npproximately 17,8% nf the residential struotures in the C~ 

pns1te picture are in poor oondition (i~e~ require struotural repairs or 

are unfit for.~ocupnnoy) as against approximntely 11.2% shown for the 

Trenton Metropolitan Areno Further.more~ the composite vaoancy in the 64 

oities shows an average of about 7c8% as against 5.7% shown for the Trenton 

Metr~p~litan Area. 

There is no question but that the Trenton figures are a very oon­

aervative index of conditions in the other populous and oongested area of 

the state nf New Jersey, particulnrly when such oities as Newark,_ Jersey 

City, Atlantio City, Trenton; C~den,Elizabeth, Bayonne, East Orange, 

Passa1e, Hnboken, Uhion City, and Irvington are oonsidered. Of oourse, it 

1s not at present p~saible to actually substantiate that an index for the 

state of New Jersey as a whole; based upon the oonditions of the Trenton 

Yetrnp~litan Areas is on the side of conservation, but nevertheless, it is 

readily believed that even a oasual inspecti"n of the other eight e~unties. 

where the majority (If opportunities for a slum clearanoe and low-cost 

housing lie, will show the conservation of tl~ sample available and selectGd. 
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Table I-B 

Analysis of Ms..jor. Areas in Whioh R. P. I. was Conaucted 

Counties Total Population Total Families F. F. 
(1930 Census) (1930 Census) 

Atla.ntio 124...823 32 ,242 (3.87) 

13~rgen 364,971 90,934 (4.01) 

Camden 252,312 61,458 (4.15) 

Essex 833,513 203.676 (4.09) 

Hudson 690,730 165,537 (4.17) 

Mereer 187,143 42,808 (4.37) 

MidJl],l€s&x 212,208 47,782 (4.·44) 

Passaio 302,129 75,.161 (4.. 02) 

Union· 30~,.209 72,654 .(4,20) 

Totals 3,273,044 792,252 (4.13) 

T~tal Urb~n Population 3,Ql1~453 

Urban Popul&tion as a 

per~~nt of TOtal Population 92.0% 
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TABLE III 

ANALYSIS OF TRENTON METROPOLITAN AREA, (Partial) 

(A) 	 (Total Mercer County) Population Families F. F. 

Mercer County Total 42,810 
Trenton City 27,,183 
Mercer Co. less Trenton 15,627 

(B) 	 Trenton Metropolitan Area (Excluding ~ownships in Penna.) 

Trenton Ci ty 123,.356 27 ,183 (4.54)
Ewing Twp. 6,942 1 1 646 (4.22) 
Hamilton Twp. 27,121 6,691 (4.05)
Lawrepce Twp. 6,293 1,453 (4.33 ) 
Prinoeton Borough 6,992 1,771 (3.95) 
Princeton Twp •. 2.738 621 (4.34) 

Sub-total in Mercer County 173,442 39,375 

••••••••••• .It ............................................................ ~ • 


Bordentown City 4,405 1,152 
Burlington Twp. 2,587 602 
Fie1dsboro Borough 493 122 

Sub-total in Burlington Co • 7,485 1,876 

•• • 	 • • • • • • •• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • II ••••••••.•••••••••••••••• ., ••• 

Grand Total Trenton 

Metropolitan Area 180,927 41,251 


(Exoluding Townships in Penna.) 
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TABLE IV 

COMPARISON OF CONDITIONS IN TRENTON J TRENTON ENVIRONS 
AND THE TRENTON METROPOLITAN AREA. FROM R. P. I. FIGURES 

Items Trentnn Trent~n Trenton Cnmpl"lsite 
City Environs Metrl"lpf'llitan of 64 U. s. 

Area. Cities* 

In Bad Cnnditinn 
Percent of Residential 
structures in Classes 
:.,13 and #4 12.1­ 10.2 11.2 17.8 

Renting under $15~ per mOq 

Percent of total Rental 
Units 17.4 15.8 16.9 20.6 

Valued under $1500 
Percent of owner-oocupied 
dwelling units 1.8 6.1 12.7 

Renting under $15. per moo 
and/~r Valued under $1500 
if owner-occupied, Peroent 
of Total Dwelling Units 10.0 10e5 10.1 

Cr~wded or wnrse, 
Peroent of Occupied 
Dwa11ing Units 14.6 10.5 13.4 

Without Running Water 
Percent of Total Dwelling 
Units O.Z 9.6 8.0 

Without Gas or Eleotricity 
Percent of -;"ltal Dwelling 
Units 5.2 7.3 8.9 

Withnut Private Indnor Water 
Closet~ Percent of total 
Dwelling Units 10.0 24.6 14.9 17.1 

Withnut Bath Tub nr Shower, 
Percent: nf Total Dwelling 
Units 14.1 21.9 16.7 

Fifty years old or nlder, 
Percent of tntnl Structures 22.3 12.7 18.1 7.8 

Rutin Totu1 Dwelling Units 
to Total Structures 1.62 1.61 1.56 

*Notes: - This composite inoludes the Trentnn Metropolitan Area figures. 
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CHAPTER I 
-,' 

ESTI~m.E OF TOTAL SUB-STANDARD HOUSING IN NEWv JERSEY 

PART III 

Conditions in the Trenton Metr~politan Area as a Sample 
of Those in the State of New Jerseyo. 

In Table IV, which is presenteQ on the opposite page, may be seen a 

Qomparison of a number of salient featu~f/which have been revealed by the 

Real Property Inventnry in Trentt")n, in ..l~~:w Environs of Trenton and in th~ 

Trenton Metropolitan Areao For purposes rof (:0mparison" similar figures 

have been likewise set up based upon the compnsite findings of the Real 

Property Inventory fnr 64 representative cities of the United state.* 

Even a oursory study of the comparisons between the oompnsite pio­

tures in 64 United States oities and in the City of Trenton~ itself shows 

oonclusively that Trenton is in a generally superior condition to a com­

posite evaluation of the other cities~ It may thus be reiterated as highly 

important and signifioant that the use of any Trenton figures as an index 

of oonditions will nr.t only result in a conservative estimate for any raw 

housing program that may be formulated:as -'uch a program might be applied 

t~ other oities in the United states; but also in a like measure the use or 

such an index based upnn Trenton as a sample will be very conservative if 

applied to other urban conrrnunities within the state of New JerseYQt:'* 

*Note- These figures are based upon the Real Property Inventory findings 
tabulated in the November issue of the Architectural Forum. 

*.N~te-A few tests made by Distriot lhnagers of the state Housing Authoritw 
of N. J. in other areas h~ve indicated oonclusively that the use of 
Trenton as a sample is most oonservative when Jersey City, Newark 
and certain other cities are considered~ 
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DETAILED ESTlllA.TE 

In mnking n tentative and preliminary estimate ~f the total re­

housing and replacement of family ncc~mm~dations within the State ~f 

New Jersey, it is prf'posed to oonsider only the tntal "non-farm" families 

within the state, ~r 956,087 families out of the gross total of 985,636 

families in the state, thus omitting from consideration all families 

definitely olassed a.s "farm". These lINon-farm1t families will then be 

Bub-divided into two seetions as follows: 

A- Those families residing in cit:L.:..s with a population 
of 25,000 or over, and 

B- Those remaining families (non-farm) residing in 

the smaller towns and communities which have a 

population nf less thnn 25,000 and which may be 

termed "non-farmll families in nnrginnl areas. 


In setting up these estimntes the following general prncedure is used: 

Fnr conditions in all cities having a population of 25,000 or over J the 

oonditions of the City of Trenton itself will be assumed as representing 

stnte-wide urban requirements; on the other hand for the various mnrginal 

~reas, as previously disoussed and defined~ the conditions revealed by 

the' Trenton environs will be assumed as an indexs 

Referenoe tn Table I-A of this repnrt shows that a total of 

522,612 families are situated in oities which have a populatinn of 

25,000 or over. These oities thus accommodate about 53% (If the total 

families in New Jersey_ The Real Property Inventory figures for the 

City of Trenton Bh~ that 12.1% 0f all residential struotures are in bad 

oondition, either requiring struotural or major repairs, or being in 

an uninhabitable conditi~n. (Condition olass Nn. 3 and Nn. 4). This 

informatinn and other salient factors pertaining to Trentnn mny be seen 

in Table IV of this report. Furthermore, it may be nnted that 13.7% 
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of all the dwelling units in Trenton are crnwded or worse; l~fo of all these 

dwelling units do not have a private indoor water closet; 14% lack either 

a bath tub or a shrrwer; and over 22% of all structures in this city are 

50 years of age or over. Fr~ these o~nditions it is conservatively es­

timated that at least 12% of all dwelling units within the City should be 

demolished and replaced in any comprehensive rehousing program that might 

be suggested$ 

If the relationship existing between the total dWBlling units 

within the City of Trenton and the tntal stl'uctures within this same area 

is studied it may be seen that if 12% of the total structures were to 

be replaoed, a somewhat higher proportion of dwelling units should be 

replaced G An inspeotion of Table IV sho~ the ratio of dwelling units 

to struotures as being 1.62 fnr the City of Trenton: while for the Environs 

of Trenton this ratio drops to 1.21 dwelling units per structure~ This 

shows markedly the influenoe of urban oongestion. It is also noteworthy 

that there are very few apartments (or tenement buildings) in the City 

of Trenton. This is well demnnstrated by the fact that Trenton apart ­

ments constitute about 3.4% of the total dwelling units in the oi-tY4l* 

Furthermore, even it those dwelling units in 3 or 4 family structures are 

considered, the tntal dwelling units oontained in various types 0f multi ­

family structures (those oontaining 3 or more families) only a total of 

about 5,4% of the tntal dwelling units in the city will be accounted for. 

This indioates very clearly that Trenton is not an apartment or tenement 

city, but rather one where the great majnrity of families are housed in 

smaller struotures. Thus, it may be readily seen that for the various 

*Note:- See summary tables of the Real Property Inventory data published 
in the Architeotural Forum of November 1934. 
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slum ~r blighted ar&as where a large number nf persons are f~d per aore 

and where greater oonditions of over-cr~wding prevail, there will be an 

even higher ratio ~f dwelling units per struoture than maintains as an 

average for the oity as a whole. 

Therefore, based upnn this consideration, the use nf an estimate 

calling for the replaoement of about 12% of the total dwelling units in 

the oity, will unquestionably be a very oonservative appr~ximatio.n and 

an understatement (If oonditions in those areas whioh present the great­

est field for a slum olearanoe program. 

ANALYSIS OF THE VALIDITY OF BASIS OF ESTIMA.TE 

It is but logioal to examine oritioally the validity of the 

assumption whioh has been made regarding the replaoement of a number of 

buildings equal to the total number of struotures whioh are either in 

n~ed of structural repairs or whioh are in uninhabitable condition. 

Although this assumption at best is approximate, and the question may 

be raised that, although the great majority of buildings in bad oondi­

ti~n lie within the various slum areas; nevertheless l it is reasonable 

to suppose that some of these in a bad oondition are probably soattered 

~hrnughout other areas nf the oity_ Although on the one hand~ the 

pnint may be raised that to inolude all buildings whioh are in bad onn­

dition as the number requiring demolition and reoonstruction might 

indioate an exoessively large estimate for any slum olearano6 program; 

nevertheless, on the other hand, it must be b~rne in mind that many 

struotures Which are in superior condition are located in these slum 

areaS I and must be demolished along with those adjoining struoturea 

whiQh are in considerably worse conditions.* 
._--_.. _­

*Note:- This on the assumptinn of a slum olearanoe program involving 
demolition and rebuilding of portions nf oommunities. 
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In other words, in the event that any comprehensive slum clear­

anos progrrumis undertaken or even if more localized projects involving 

only a few blooks are inaugurated, it would be necessary to demolish 

an appreciabl~ percent of gnod buildings along with their inferior 

neighbors. Therefore, it may be logically assumed that any ~ oon­

ditinn buildings which might be improperly estimated in a rehousing 

program due to the faot that they might lie in areas whioh were other­

wise generally excellent would be offset in number by th~se buildings 

in superior condition whioh would lie within slum areas and for which 

the only possible treatment would be a oomplete demolition and replace­

ment program necessitated by the blighted condition of the entire area. 

ESTI!MTE OF DWELLING UNITS IN BAD CONDITION 

In estimating the total number of dwelling units which should 

be reconstruoted, it is therefore estimated that 12% of the total number 

of family units located in cities with a population of 25,000 or over 

(522,6l2~'dwelling units) nr a total of 62,713 dwelling units would re ... 

quire replaoement. 

On a similar general basis of estimation, and this time using 

the general findings of the R. Po I. for Trenton Environs as an index, it 

is estimated that approximately 10% of all structures and dwelling units 

in the so-called marginal areas wnuld require replacement. It has been 

previ('lusly shr,wn that the total number !'If lI non-farm" within the state is 

956,087 .. and that the tntal number of families in cities rtf 25,000 or 

~ver .. is 522,612, thus leaving a tntnl of 433,475 families whioh are class­

iried as tln("ln-farm" and which we here consider by definition as residing 

in the s{\-oalled lIrnargino.l areas". On a basis generally similar to 

that used for the estimate of the number of dwelling units requiring 

replaoement in oities of 25,000 or over, an estimate of replaoement 
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required in these marginal a.rea.s is develnped, and it should be assu.m'~d. 

that a.pprnximatel~:;;;~:"~>·!lJf all the family units in such marginal areas 

(433,475) or 43,300 ~elling units sh~uld be demolished and reconstruoted. 

. TOTAL ESTIMATE OF SUBSTANDARD HOUSING 

Summarizing the f~regoing estimates it has been found that ap. 

proxinately 63,000 dwelling unita shou~"l be reconstructed within the 

cities having a population of 25,000 or mora, and approximately 43,300 

dwelling units should be reoonstruoted in the various marginal areas con­

taining f'amilies olassified as "non-far:m.n , which areas cnmprise the smal .. 

1er oommunitieg of the State. From the foregOing figures, it oan there­

fore be approximately and tentatively estimated that even on a oonserva. 

tive basis in state-wide and general oomprehensive rehousing program should 

involve the oomplete demolition and reconstruction of slightly over 1001000 

dwelling units. 

TENTATIVE ESTlj,lATE OF TOTAL COST 

The total eost of' suoh a. state··wide and oomprehensi ve rehousing 

pregram, on the 8"' "uznpti(\n ()f a.n average o~st t:tf about $4,000 per dwelling 

unit,. oan thus be estimated to total appr~ximately $400,000,000. If suoh 

a program is promised within a period of ~ive years, and if it is tenta­

t1vely assumed tn involve equal annual expenditures, the annUAl rate of 

expenditure would reach a total of appr~ximately eao,ooo,OOO• 

•Note:~ See Table V immediately following on Page 14. 

You are viewing a document archived at the New Jersey State Library.



--------~-..".-.-~----,---..-.- !--,.~..- ... ,-...,. 

:I'abJ.p__'y 

~~~v el:~~g~_i.l.C?_~,~-2i~ ~\T£VI.. Dw~]'.1i~~.:p~J.~ ]~~t~L ..ig_?'5LJdent.1:..9.€J cti!~~ 

l02'l t 'j a'Z~'_~~_ .. 0 .".2..!!3:.. 

-----.-----,-,-------.•.--------..-.~,---.-.- ..- --~~'-'----j' 

Average Cost of New Inde:lC 1'fumbers of Cost 
Dwellings per ]1ami~;L_____.______,_______.__.. -_.__of_pwellil:l.Ei!?.....:Qer=--.;F::...,;'am=1:;-·...;);;:,;._Y"'--_________, 

1 Family 2 Faro.ily !!Ll1ti-F8mily .All Classes 1 ]"amily 2 Family HLllti-Fam.. All Classes 
pweJ.l~~ (g) ~e~irl€; C1..?_D~~llil1~ ~~e~~~~~,~ pwelli.~~ (~.2._!?!~l~~ngs J;:~~11illg.~3) of Dwelli 

1921 ,972 3!762 4,019 3~9t~7 100.0 100.0 100.0 100.0 

1922 4,134 ' 3,801 3,880 4,005 104.1 101.0 96.5 101 .. 5 

'1923 4,203 4,159 4,001 4,127 1(;5 .. 8 110.. 6 99.6 104.6 

1924 4,317 4,336 4,418 4,352 108.7 115·3 109·9 110·3 

1925 4,618 4t 421 4,2g9 4,464 116.3 117.5 106.7 113.1 

1926 4,725 4,480 4t 095 4,422 119.0 119·1 101.9 112.0 

4,830 4,449 121.6 116.1 103.8 

4,937 4,407 124.3 108.0 102·.1 

! 
" 
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CHAPTER I 

. r DETAILED FORMUlATION OF THE PROGRAM lATER 
I 

I PAR~ IV 

I Of neoessity, and pending the completed tabulation of Real Pr~perty 

Inventory results for the principal urbanized areas within the state of 

New Jersey, it will not be possible to make detailed estimates of rehous­

ing aotivities with allooations to the various oounties, cities or other 

oommunities of the State. The purpose of the present report and the de­

duotiona contained therein is to develop a preliminary and tentative tl over­

allU 60st estimate of the slum elearance and low-cost hnusing nseds and 

possibilities within the state. However, it may be safely assumed that a 

major portion of the aotivity would naturally result in Hudson: Bergen J 

Passaio, Essex, Union, Middlesex, Meroer l Camden and Atlantic Counties, 

which Counties oontain approximately 80% of the total urban pnpulation of 

the State. However, it should not be assumed that rehousing activities 

should be limited solely to these oounties, although they oontain the larg­

est and most oongested cities, Indeed there are other communities within 

the State whioh should reoeive oon~iderationl study and ana1ysis Q 

Cities inoluding Phillipsburg, Asbury Park, Long Branch~ MorristoWDt 

Dover, Burlington, Vineland, Millville, Bridgeton, Salem, Woodbury and the 

like~ merit some oonsideration sinoe l although these oities do not have as 

large and probably as congested slum areas as exist in New Jerseyts major 

oities, nevertheless, sub-standard, congested and blighted areas exist to 

a degree perhaps relatively as acute as that prevailing in auoh cities as 
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Newark, Jereey City.. Trenton, Camden" Atlnntia City" ate.* 

Another diffioulty prevents any exaot and detailed fnrmulation of 

a rehousing program in advance of full oompilation, analysis and interpre-

e"'"'O'\ J.,-!.,tation of the results of the Real Property Inventories. This is the ..... •..,J_' 

definition as to the general charaoter of the program to be adopted. Al­

thnugh it is known in advanoe that the pr~gramwill be directed primarily 

toward slum clearanoe, nevertheless the e~igenoies of the situation whioh 

may later develnp might materially affeot oarrying nut any program directed 

solely to slum eliminatinn olearance. Arr.('lr,g these oontingencies might be 

excessive or speoulative land values .. which would render low-oost housing 

in the more open and undeveloped areas highly desirable, ~r general de­

oentrnlization of partioular industries from oertain over-c~ngested towns t 

whioh might render almost imperative l at least .. some, marginal low-cost 

housing, in oontradistinction to a program of slum clearanoe. 

For these reasons, therefore, it is oonoluded that this tentative 

and prelimino.ry report and analysis formulating a "five-year program" sh~-

be direoted merely towards 0. determinatinn of blanket or It(\ver-allit require"" 

m.ents of the state of New Jersey; and that all detailed planning and allooo ... 

ti~n of the program to various portions of the state or t(\ speoi~ic sites 

in oertain eities, should be postponed as a subject matter for later study 

and presentat~on • 

...... 
*Nnte:- The state Housing Authority of New Jersey, with the oooperatfon of 
the state of New Jersey Emergenoy Relief Administration is now conduoting 
n Real Property Inventnry and other speoial studies in varinus of the 
smaller cities and oommunities of the State, suoh as those menti~ned above~ 
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RECAPITULATION OF PRINCIPAL FEATURES OF THE 
PROPOSED tlFIVE YEARn PLAN OR PROGRAM 

1) The dem~lition and reoonstruotinn of apprnximately 
100,000 dwelling or family units within New Jersey 

2) The probable oost of such a program oould be 
peoted to total about $400,000,000. 

ex­

3) Suoh a program, if carried ~ut within five years# 
would oonsist of the rehousing of approximately 
20,,000 families per year c.t nn annual rate of ex.. 
penditure of a.bout ~)80, 000,\1 000. * 

.,*--, ~______ ·w .._- _ __.._....~____-------_._._---------_. 
*Nnte:- Rehousing of 20~OOO families per year would involve insuring 0.0­

oommodntions for less than ~ of the t~tal urban families in the State, 
and should n~ oause any very aoute prOblem, sinoe vaoanoies in Trenton, 
whioh is assumed as a fair sample ~f state-wide cnnditinns , are 5,9%, 
and it is highly probable that this vaoanoy figure will be exoeeded in 
the majority of other areas. 
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i CHAPTER II. 

I ANALYSIS OF THE PROGRAM 

"'I 

Intrl")duetinn, Teets and Analysis to b~lied. 

I Admittedly the eost estimates formulated in the preoeding 

ohapter are preliminary and tevtative pending the complete tabulatinn and 
")

interpretatinn of the Real Property Inventories covering the principal ur­

ban areas of New Jersey. These data oan hardly be expeoted fnr an~ther ~ 

or three mnnths, and the compilation of figures for more ~utlying and soat­

tered oommunities on whioh the field survey is nnw commencing may nnt be 

oompleted for another four to six m~nths. However, it is deemed ~f import­

anoe and interest to take the estimntes previously formulated and recapitu­

lated at the end of Part IV of Chapter I and examine them oritically by the 

appli~ation of several teats. These tests will inolude the following: 

(1) Study of the relationship of an annunl rehousing expenditure of 

$80,000,000 to past residential construotion volume in New Jersey. 

(2) Analysis of what an expenditure of this amount would mean if oar­

ried nn in an appr~ximate pro-rata (based on relaticn nf New 

Jersey residential onnstructinn tn U.S.Total Cnnstruotion in the 

past) in all oth~r states of the Union; and a oomparls~n of the 

u.s. estimated total thus derived with past estimated total onn­

8tru~tion, both residential and aggregate. Suoh an analysis 

presents an interesting br~-1 perspeotive of hnw suoh a tenta­

tive prop()sed program would affeot part of the tloapital goods" 

seotion of our national eoonomy. 
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(3) 	 Investignte what is shawn by the Trent~n R.P,I. figures, as an 

indioative sample for the New Jersey state-wide c~nditi~ns, 

partioulnrly considering total struotures~ tntal dwelling units l 

prop~rti~ns of eaoh of these in bad and in uninhabitable eondi­

ti~n, oonditions of oooupanoy and vaoanoy, total families and 

Uextro.tl or doubled-up families. 

Alth~ugh the tentatively proposed progrnm ~uld enn­

sider n demolition of substnntially tb~ same number of dwelling units ns 

w~uld be replaoed under a plnn prinoipully direoted t~rds slum olearanee, 

neverthless, some knnwledge as to the p~ssibilitieB of the real estute 

mnrket ~y be of vulue should the progrrum be direoted townrds nt least 

s~me l~-onst housing oonstruotinn of new dwelling units out~ide slums 

and in the more ~pen and undeveloped areas. 
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Table VI 


Valuation of Construction Work in 


New Jersey 1923 to 1933 


'Vo.lues Expressed in 
Thousands of Dollars 

Year 	 ~To .. of value of Value -of %of 
Residential Residential Total Residential 
Structures Construction Construction Construction 
OonsidQred 

1923 8505 111,679 221,518 50.4 

1924 6776 122,144 238.824 51 .. 2 

1925 9775 137,086 292,278 47·5 

1926 8056 138,622 293,003 41.3 

1927 7626 148, 774 350,832 42.4 

'1928 10757 168,154 365,952 46.0 

1929 1259 104,843 313,634 33.4 

1930 3920 49,035 228,804 21.4 

1931 4983 46, 794 167,507 27.9 

1932 2931 19,011 64,944 29.3 

:"~j3 2795 16,381 53tS12 30.4 

Total 	 75.383 lt 062,523 2,591.108 41.1 

Note: The values expressed in this table are taken from the 
bookS of the Dodge Statistical ResearCh Service and are based on contracts 
awarded for erection and/or repairs. 

Under the heading "Value of Total Construction" are included the 
following classes of work: Residential, Commercial, Industrial, Educational 
Hospital ani Institutional, Social and Recreational, lfilitary and Naval, 
Public Buildings p Public Works and Religious and Memorial. 
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CHAPTER II 

Pt'4rt I. Relnti~nship between the Pr~pnBed Tentntive Estimate and 
,. t« 

Past Residentinl Construction Volume in New Jersel' 

In8pecti~n of Table VI included oppnsite this page shnws the t~tnl 

e~n8truetinn in New Jersey, the total residentinl ennstructinn in the state 

and the total number of residential structures oonsidered in the npernti~ns 

between years 1923-1933. It is partioulnrly signifioant tc note residential 

oonstruotinn wns slightly over $100,000,000 in 1923 and progressively in­

oreo.sed until the yeo.r' 1928 when it ho.d reached o.ppr~ximo.tely 150'/0 of the 

1923 total. In 1929 a shnrp decrease ooourred, the volume ngnin returning to 

slightly less thnn 1923 total. Thence from 1930 until 1933, residential con-

s~ruotinn has fo.llen very sho.prly in the state nnd in 1933 the figures are 

only about 15% ~f the tntal residential oonstruction volume for the year 1923. 

The~~~sed upon the value of total oonstruction as supplied by 

F~.D~dge Compnny Statistioal Researeh Serviee. It should be nnted thnt the 

values ~f residential construotinn in this table inoluded nnt ~nly new O~~ 

struotinn ~r the ereotion of dwellings, but nIl kn~ repair and restorati~n 

wnrk. However, inasmuch as these figures are bused upon actual c~nstruoti~ 

nr repair o~ntraots l~t, the lutter type of contrnots probably onnstituted 

only a very amnII propnrtinn of the tntals reported purtioulnrly for the 

years from 1923 to 1929. The situation, however, has ohnnged markedly sinoe 

the year 1930., and the importunoe of repnirs J restoration and mnderniztltinn 

eontro.ots Me borne a. very much lo.rger share in the totals tha.n they have in 

~ther years oovered by these figures. In nther w~rdB, while repair nnd 

modernizntinn restnration volume wns relatively a. amnII prnportinn ~f the 

tntal construotinn up to the year 1929, this Olo.SB nr work has ~1ntriinea~1t8 

years follnwing 1929. Thus o.ctual vclume of strictly new oonstruotion Me 
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hns been nppreoinbly 8~11er sinoe 1929 thnn these ~igures w~d sh~ 

~d hAs been n relntively amnl1er prnp~rti~ of the total onntrncts let. 

If residential onnstruoti~n vnlume of npprnximntely $80,000,000 

per nnnum woro devel~ped in New Jersey by n oompreheneive re-hnusing prn­

gram pnrt1~ulnrly direoted t~rdB slum ~learnnoe, it is admittedly nnt 

striotly o~mpnrnble tn nny p~st figures of oonstructi~n vnlume for new o~n-

stru~tion, noverthe1oss, in getting br~nd perspeotive on pnssible ef£eots 

n£ n reh~u$ing expenditure nt the rnte of substantially $80,000,000 it 18 

of distinet inte~est to note the f~llowing p~ints: 

(1) Suoh vnlume of expenditure direoted tnwnrds reh~us1ng in slum 

arens wnuld only Q~unt to between 70 to 80,% nf the past res1dentinl onn­

8truoti~ v~lume, in the year 1923. Furthermore, an annual rehnusing ex­

penditure nf $80,000,00° 1 whioh see~ nt first inspeotion a pr~digious sum, 

w~uld ~~unt tn n pr~gressively smaller percent nf the t~tn1 New Jersey re­

aidentinl o~nstruotinn vnlume fbr the yenrs f~llowing 1923 and up t~ 1928, 

when 'suoh expenditure f~r rehousing in slum arens would nnly nmnunt t~ 

Qb~ut 5Q% nf the tntnl Naw Jersey residential o~nstructinn vnlume_ 

(2) Withnut g<'ing int~ ~ny :t·.;ngthy nno.lysis nf the present large 

number nf mn6~ns, brioklnyers, eo.rpenters, roofers and many nther types ~r 

nrt18ans nnd oraftsmen wh~ are nnw unemployed within the state of Ne~ Jersey, 

it is be1ieTed thnt these figures shrnw with~ut muoh d~ger ~f onntrnversy 

the present deploro.ble nnd unpreoedented onnditif\ns nt unemplnyment in this 

brnnoh nf N~ Jersey industry. 

(:s) Furthermnre, bo.sed upon these figures it oan be rea.dily seen 

thAt if privnte oo.pitn1 d~es not immediately step in and lo.unoh oonstruo~ 

ti~n w~rk on n Inrgo sonle, there enn ben~ questi~n whatever but thnt the 

number of nrti8~8 nnd ornftsmen in the ~nnstruoti~n industry oo.n be very 
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rend11y reoruited for a rehnus1ng onnstructi~n pr~grum within the State; 

sinoe this tentntively proposed annual reht\us1ng volume wnuld I'Inly 

omt'tunt t('l between 50 and 8C1fo ~t the estimated residential cr"nstruct1nn 

v~lumes between the years nf 1923-1928. 

(4) The pr~posed t~tal replncement prog~ r"r approximately 

100,000 dwelling units in the state of New Jersey nver a five year peri~d 

~~ at the rate of 20,000 dwelling units per year is ~nly equo.l t~ ~ tntal 

nf nbnut 10"": (IIf the dwelling units in the Sta.te, o.nd o.pproximtes, there­

tnre, only n rnt~ nf 2% per annum•• 

-r.urther.mnre, since the tntal assessed vnluntinn ot residentinl 

property in N~ Jersey is t~dny apprnxi~tely six billil'ln dollars 

($6,000,000,000) it mny be rendily assumed that their n~rmnl vulue i8 in 

the neighbnrhn~dof eight billion dollars ($8,000,000,000). The replaee­

ment ~t substnndnrd dwelling units 1nv~lTing over n totnl ~f $400,000,000 

is therefnre nnly n very small pnrt of the total value of residential 

pr~perties, to wit:- nppr~ximntaly 5%. On either basis, the o~templated 

replnoement is 81"\ smnll that 0. g,rnduo.l ohange Wt'Juld be effeoted withnut 

onusing any undue dislooation nf the real estate or the finnnoial strua­

ture of the state. 

Immediately f~llnwing this porti~n of the rep~rt, Graph I h48 

been prep.nred t~ ~llustrate the Valunti~n of Cnnstructi~n W~rk in New 

Jersey, between 1923 and 1933, as obtained thr~ugh the o~urte8ies nf the 

------...-----------------------­
.I~tel- The total number ~t fnmdlies in New Jersey is 986,636 and with ~l­

Inwo.noes for vo.oo.ncies, dt:lubled-up or Uextro.tt fa:mllies, the tr.-tCll 
number ~f dwelling units probably exoeeds 0. mil1i~n (1,000,000). 
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TABLE VII 

AltALYSI5 OF 
CONSTRUCTION VOLUME FOR 1929 


IN NEW JERS]}y AIID THE Ul:IIT1fID STATES 

(Values expressed in thousands of dollars) 


Type of Construction 

PRIVATE 
RESIDE.NTI AL 
COMMERCIAL 
FACTORIES 
SOCIAL, RECREATIONAL. 
RELIGIOUS & MEMORIAL 
MISC. 

Sub-Total. PRIVATE 

M150L, UTILITIES 
RAILROADS 
ELECTRIC PO'!JER 
TELEPHONE, CONST. 
WATERWORKS 
SE\VAGE DIsPOSAL 
HIGHRAYS &MISC. 

Sub-Total, MISC. UTIL. 

P'013LIC 
MUNICIPAL 
COUNTY' 
STATE 
FEDERAL 

Su.b.-Total, PUBLIC 

NOT CLASSIFIED 

GRAND TOTAL 

United States 

$ 	85Ot 71g
862,56 

407 J 763 


177,377 
567,340 

2,865,759 

89,519 
152,865 

3,205 
92,635 
92,376 

818,OQ4 

1,308,604 

669,260 
238,079 
468,289 
113.244 

1,488,872 

581,031 

$6,250,266 

Ye'!l Jersey tf, in N. J-. 

$ 44'l1~
29, 0 ~ 

30,377 . 7.43 


8,028 4.53 
26,160 4.61 

138,746 4.83. 

11 875 2.09 
12,·g81 8.43 

434 13.50 

11,222 12.10 

6,192 6,70 


25,926 2.93 


58,530 4,49 

32,168 4.81 

17,122 7.20 

19,406 4.15 

1,170 6,32 


75,866 5. 10 

19.033 3.24 

$292,175 4.6~ 

Note: The above statistics are taken from the 1930 census of constru­
ction in the United States as published by the Bureau of the Census. Since 
it was compiled from information received only from firms doing more than 
$25,000 worth of business a year and since all of these firms did not re­
port, it is not an accurate statement of the value of construction taking 
place during the year 1929 but it is an accurate cross-section of the 
industry and will serve adequately for the purpose of comparison and obtain­
ing percentages. 
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Part II. ~ Effeot ~f Suoh n Pr~po5ed Prngrnm if Inaugurnted
Thrnughnut ~ha U__3..;;-________________ 

As n further rnt1nnnli~ntinn of the ostimntas ronde in Chapter I~ 
I' 
j and aummnrized in part IV of this repnrt, it is perhnps rGas~ble to O~~
! 

pare the annual residential onnstruotinn vnlume whioh w~uld result in the 

United states, if nIl other states had rehousing progr~ similar* to the 

tentative ~ne proposed r~r New Jersey. 

It is n~t possible to obtain oomplote figures onvering all 

branohes of onn8truoti~n in New Jersey, and ~ver n perind of years whioh 

w~uld correlate its onnstructi~n with that in the entire United states. 

However, the onnstruction census for 192~, which was published by the 

United states Bureau of tho Census, as u part of their 1930 dntn, gave high­

11' signifioant figures for bnth New Jersey, and the t'ther stntos of the 

Uninn, based up~n returns reooived rr~m firms in the onnstruoti~n industry 

d~ing n business ~f over $25,000. per nnnum~ While, nf e~urse, these fig-

urea are in no sonae complete, nevertheless they present 11 fairly adequate 

ernas seotinn nf the onn~truoti~n industry fnr general purp~ses nf o~mpnri~ 

s~n, As may be seen in Tnble N~.VII set up Dppnsite, onnstruoti~n in the 

state nf New Jersey totals nbnut 4.7% nf the aggregate U.S. onnstruotinn~ 

based up(ln the returns of firms doing an nnnua.l business nf 025,000, or (~"":;2'~ 

H~wever, in the field of private rosidential o~nstruotinn, ennstruotinn in 

New Jersey in 1929 wus 5~ nf the total U.S~ private residential oonatruo­

tlo1'1. Although prnbo.bly n grant many firms did n~t rep"rt tn the U.S,.Buroo.u 

nf the Census, and although n vast nmnunt nf cnnstruotinn was oarried ~n qy 

firms doing nn nnnual business ~f less than e25,OOO. 11 year, it is believed 

reasonAble fnr purp~ses n£ a very npprnximnte estimate, tn nssume that 

.N~te:" Bnsed nn ~ pro-rata relationship ~f New Jersey's t~tnl pnst reside~ 
tinl o"nstruotinn tl"l total U.S. past residentia.l onnstruotinn. 
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New Jersey wnuld pr"'bo.bly represent o.~ut_l/2Othof ,o~!'UC~\'n..1n the 

Unitod Sto.tod. 

On tho bo.sis ~f this assumption, it mny be roughly estimnted thnt 

if rehnusing onnstrueti~n were carriod on in tho state nf Now Jersey ~t 

the ro.to nf about $80,000,000. per ~um, the totnl U.S. o~struotion nn 

equivnlent bnsis might total approximately ~nG billion, six hundred mil­

linn dollars ($1,600,000,,000). Alth""J.gh this tota.l, admittedlya.rrived 

at ~ ~ vory r~ugh nnd ~pproximnto bo.sis of estimAte, may nppanr stagger­

ing ~n mc.gnitudo, noverthe1ess it is most ~tgnifionnt t(\ oompa.ro this with 

an nnalYBis ~r ostironted oonstructi~n which wns onmpi1ed in the yoar 1933 

by the Fedoral Employment Stnbilizatinn Board. Those figures f~r osti­

mated tntnl oonstruotion nre inoluded herowith a.s Tnble VIII, "f this re­

pnrt. Reference tn the first line in this table, no.moly residentia.l con .. 

strueti~n ns a. po.rt of tnta.l priva.te oonstruotion, shows thnt privnte 

resident1ul oonstruoti~n hryvcred ol~801y nr~und three b111inn dollars 

($3,000,000,000.) r~r 1925 tn 1928 1 drnppod tn abnut ~ billion dollars 

($2,000,000,000) in 1929, nnd finnlly roachod slightly ovor twn hundred 

million dollnrs ($200, 000,000) in tho yoa.r 1933. This deoroase involved n 

ehrinkngo d"Wn tn apprnximntely 1% of the private residentia.l oonstruotion 

mnintninod in the four years between 1925 and 1928. Although figuros fnr 

tho yoar 1934 ~re nnt yet available, tho ohnngos rop~rtod ~uld n~t indi­

onto thnt any tremendous inorease mny bo expeoted for 1934 over and nb~ve 

the 1933 figures, For instanoe, the Enginooring News Reo~rd oonstruotion 

8h~ thnt n1though 1934 exoeeded 1933 with n slight margin fr~m Fobruury 

thr~ugh und until tho end of September, tho repnrt~ for Oot~bor and Nnv~ 

ember onnstruotinn volume have fallon be1~ tho 1933 figuros. Even if tho 

1934 privuto rosidentio.l onnstruoti"n v0lumo sh0uld tf'tnl $400,000,000. ~s 
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JJSTIi lATE]) CO})TS~~RUCTI0]:: 
(In millions of dollars) 

1925 1926 1927 1928 l~ 1930 1931 1932 1933 

Residential 3050 2965 2856 3095 2127 1222 900 311 232 
Commercial 968 1022 1035 962 1031 684 345 136 103 
Factories 363 523 417 565 606 285 129 48 140 
Theatres, Clubs 
Lodges, Religious 
& Hemoria1 ~g6 385 393 311 224 188 129 47 25 
Farm Construction 10 410 41") 46? 463 161 25 8 12') 1') 

TOTAL PRIVATE 5237 5365 5175 5416 4451 2746 1751 667 575 


Railroads 1223 1371 1339 1280 1370 1230 787 478 395 
Electric Power Co. 884 823 844 813 906 968 654 322 75 
Telephone Co. 502 534 545 613 795 817 604 434 352 
Electric R.R. Co. 242 201 20') 194 194 189 155 98 80 

SUb-Totals 2851 2935 2933 2900 3265 3204 2200 1332 902 

Pipe Line 00. 515 469 165 35 
Gas Co, Data 226 167 96 35 
Telegraph Co Ii. 

Waterworks 00. 
not 

Available 
73 
44 

37 
25 

21 
15 

9 
8 

TOTAL R.R. & PUB. u. 4052 2598 1629 989 


Cities 1283 1302 1482 1422 1339 11t'95 1302 797 400 
Counties 778 676 885 829 556 709 329 137 100 
States (Exc1. Fed. 

Aid) 411 404 438 502 576 706 786 551 300 
Federal (Incl. Fsd. 
Aida Excludi~ D.C.) 245 230 240 '210 30~ ,90 510 580 500 

TOTAL PUBLIC 2717 2612 3045 3023 2776 3300 2927 2065 1300 


Sub-Totals 10,805 10,912 11,153 11,339 10,492 9250 6888 4054 2777 

GRAlID TOTAL 10,108 7588 4361 2864 

This table for the years 1925-1932 was cornpiled by the Federal Employment Stabiliza­
tion Board based on reports to the F. W. Dodge Corporation, to the Department of 
Agriculture, the Bureau of the Census and the Federal Employment Stabilization Board, 
1933 was estimated from the same souxces by the Division of Economic Research and 
Planning of the National Recovery Administration. 
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ngo.inst 0. tt:'to.l <'£ $232,000,000. fnr 1933, it nny bo seen tho.t tho n.ddi­

tion of one billion six hundred million d~llnrs (~1,600~OOOJOOO.) to a 

hyp('1thetio0.1 1934 v~lumo of fnur hundred million dollars ($400,000,000.) 

w~uldon1y bring the tntal privo.te rosidontinl oonstruotion baok to approxi­

mately twn billion dollars ($2,000,000,000) or in round figures to nb~ut 

2/3rds ~f the privnte rosidential cnnstruotinn volume maintaining in tho 

fnur years between 1925 and 1928. Although unquostionab1y construoti~n vn1­

ume in thoBo fnur yeo.rs, namely 1925 to 1928, oxcoedod tho reasonable needs 

of thconuntry nnd follnWBd the ncuto h~using shortage in the latt~r yenrs 

("If the World War period f'\!~.d in tho op~ning years t:'f the postwar perind;, 

nevertholess, it should be bomo in mind that practioally all types of oon­

struotion in the United states have been at an exceedingly low ebb for the 

fnur yoars frnm 1931 to date, nnd was also subnormal in 19300 Thus, al~ 

th~ugh tho oountry hns nnt had the genernl stimul~s t~ business aotivity; 

('Iooasi~ned by tho W~r1d War, o.nd in fo.ot, has had influenoes whioh woro 

quito the rovorse, novertholess thoro is ovary roas~n to boliove thnt an 

aoute housing sh~rtngo hns been developing during tho last years. 

Evidonoos ~f n p~tontinl h~using shortage nro unquostionnbly shn~ 

by an analysis of real prnporty invontnry figuros f~r tho 64 U.S. oities 

surveyod jointly by the Bureau nf Fnroign nnd D~mostio Cnmmoroo and by the 

Bureau of the Census. A somewhat po.ro.llol ostimate mndc in this repnrt us 

Pnrt III of this Chapt~r II, likewise indioo.tos this. An estimate by tho 

u.s. Depnrtment nf Co.mmoroa in Washingt~n# dnted August 30, 1934, nnd bo.sed 

upnnReal Prnperty Invont~ry dnta, is inc1udod heroinafter us an oxhibit of 

possible intorpretati~n of those invont~ry findings, n1though this partiou­

lo.r ostimate is beliovod snmowhnt ovor-nptimistio. 
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CHPATER II 

ANALYSIS OF THE POTENTIAL HOUSING MARKET IN NEW JERSEY 
• I .« •• 

Po.rt III. 

A. - Futuro Inf'luonoo nf "Extra. Fo.m11iee". 

It is nf interost t~ invostignto nnd nnnlyze tho prosont hnus. 

ing o("tnditil'tn in Now Jersoy, using Tronton as on indox fnr the Sto,to .. fl.S 

tn totnl struotures and dwolling units, those unfit fnr ~ooupanoYI those 

nooupiod. nnd vacant against tho total mxmbers of familiee in tho StatoJ 

o~n8idor1ng b~th fnmilies whioh nooupy dwelling units in tho n~rmnl manner 

and families Vlhiob nrc nextI'<la <"r doubled-up with ('thor families within Q, 

dwelling unit dosigned for cnc fnmily undor mnro usual onnd1ti~ns. 

Of o("urso, at tho outset it is promised thnt any h<"uaing prt'grnm. 

is bneod upon tho oonoeption that it is preforablo to domnlish and repla~o 

approximntely equnl numbers of d~lling units and thnt these nporati~ns 

will be c~nduotod 1n substandard or slum aroaa. Nevortheless, it 18 ~f 

intoraettn test in a preliminnry wuy (using datn available at present) 

the p~tentlal mnrkot f~r h~using in the Stato. 

Reforring tn Table II inserted previnusly in this rap~rt, it may 

be seen that in the City of Trentnn thero are 14,841 struotures, and of 

these 1,592, ~r 10.7% require major or Dtruoturn1 repairs, while 211 or 

1.4~ are deemed unfit fnr hubitutinn g ThuR n t~tal ~f 1,803, nr 12.1% ~f 

~rentonls 14,841 struoturos are in bud oonditi~n. 

If it wero assumed thnt the 211 struotures uDfit tor hnbitati~ 

were eltminnted fr~ the housing mnrket by cnndomnatinn nr dem~litinn, the 

number nf struoturos romnining, or 14,630" W"uld be in 0. ha.bita.b1e enndi­

t1~n. Thus this apparent present surplus nf dwelling units ~uld ~hange 
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tn Do shrrto.go ('\f apprnximately 643 fj, In (\ther-words there w""Uld be nbnut. 

three extra. familias as p('\tential tenants fnr every twn vaoant habit~blb 

dwelling or fnmily units within the City nf Trentnnq 

While this repnrt o.nd analysis h('\lds nn brief f~r anything but re­

hnusing nf thoso nNW uccnromndatod in substo.ndard quartors, nevertheless it 

is highly significant that Trenton 1 us an indicative 8~plo of state-wide 

New Jersey onnditinns~ gives overy indicatinn thnt if hnusing notivity is 

~nmmenoed in the state l tho very reomplnymont and re8t~rati~n ~f purohasing 

power thnt this will o.ffnrd will have u direot offect upon l"Woring vnoan­

oies nnd other econnmio lossos now maintaining within the state. 

B.- CnnsidDrin~ Normal Vacancies. 

The fnreg(\ing basic figures giving an indicnti~n of the rosiden­

tin1 renl estate market in Trent(\n might be rocast in nnnther manner whioh 

would have 0. greut deal nf significanc~ in illustrating tho pntentio.l mar­

ko~ in this City for new hnme constructinne Although this is nnt germane 

tn ~ discussinn of slum clearanoe, nevcrtholess~ it might readily have in­

terostin~~ implications in tho event that at least snme roh~using nf the 

pnpulntinn sh~uld be attomtpcd outside nf areas whioh are definitely slums 

in oho.rnotoro, Tho sa.liont feuturos illustrating c()nditi~ns in T:rentt"n 

which h~ve been provinusly sot up in Tablo II of this rep('\rt, reveal thnt 

there are 1,675 vacant dwelling units within the City ('\f Tronton. H~weverl 

this npparent vacancy whioh amnunts t~ 5 Q Q% is nfraat by tho numbor nf ex. 

trn familios rumounting to n tntal nf 1;918, Sn that the notual net shortage 

whioh will mnintain as snnn as ooon~mic cnnditinns better thomselves 1s 

243 family units o This not shortago, h~woverl ~~uld be inoreased t~ n t~tal 

of 643 in the event tha.t the estimated dwelling units whioh arc unfit fnr 

habitntinnlt~taling npprnximntoly 400*, nrc s~mehnw removed frnm tho pre­

sent housing mnr~etQ~~_~~_~(\t ~~~n2::!?ely pu'/lished h"'w ltltlny dwelling un!ts 

*Nnto:- This figure of 400 is arrivod at by multiplying 211 struotures in un­
inhnbitable ~onditinn by 1~6, the average numbor of dwelling units 
por structure in tho City of Tront~nJ thus giving the npprnximnto es­
timate of tho numbor nf uninhabitable dwelling units. 
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uro situatod within 8tru~tures rnted as unfit for habitati~A h~~verJ 

inasmuoh as Trentnn ~n particular and New Jersey in general, is n~t groat­

ly given to apurtments~ tenements, ~r multi-fnmily dwellings (~nly abnut 

6% of the totul family or dwelling units in Trenton are looated in 8truO­

tures with three nr more families) and since cnngestinn and over-orowding 

is synonymous with slum arens J it may be safoly assumed that at least the 

same relntinnship between dwelling units and structures will prevail in 

the pn~rest arens ns prevails f~r the city as n whnle. On this basis it 

can be oonservatively assumed that if 1.4% of tntal struotures are in an 

uninhnbitable oonditinn, at least the snmo percent of dwelling units are in 

this class by cClnclitinn. Thus it may be assumed tha.t apprf'lxi:mL\tely 400 

dwelling units in Trenton are unfit fnr nccupanoy. This would leave the re­

mninder~ or about 28,076, habitable, nlthough of these some 1,600 ~uld be 

subjeot t~ major repairs. 

The eliminatinn by cnndemnntinn nr demolitinn ~f 400 dwelling unit. 

in Trontnn w~uld roduce the present number ~f va0 ant dwelling units fr~m 

l,675'nr 5.9% down tn 1:275 or to slightly less tha.n 4.5%. $inoe a vo.oanoy 

ryf 5% is generally considered quite usual in m~st U.S. oities evan in nnr­

mnl times~ oonditinns in Trenton are really not very abnormal even in the 

present times. 

Hn~ver, nne vcryvitnl faotor should be oonsidered ~ch, while it 

is 0. produot nf the present depressed times~ would rapidly areate a tre­

mend~us ohnnge in Trenton's Housing Market as sonn as times improve. This 

is the fo.otnr of extra /"Ir dnubled-up families nnw totaling 1918 in the City 

~f trenton. It oan be readily pr~phesied thnt us s~~n ~s business onndi­

ti~ns gr~w better those extra. families, or certainly the great majority of 

them, will seek their nwn individual and separate quarters or dwelling un­

its, As so~n ns this happens, the present apparent surplus of dwelling 

units (the 1215* vaoant habitable dwelling units) would be oompletely ab. 

snrbed by Trentnn 1 s dt"lublod-up fnm~lios numbering 1918. 
*Note:-This figure is arrived at by subtraoting from the total of 1,675 

vaoant dwolling units an estimate of 400 suoh units unfit for 
hnbitati0n, 
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Whilo this t~tnl sh~rtngo thus indicatod is ~ extromely signifi­

onnt reversal nf tho appnrent surplus whioh tho Tronton f ~uros revealod 

bofnro they were given snme dotailod nnalysis, nevortheloss, thoro is 

nnnther highly imp~rtnnt fnotnr which sh~uld be onnsiderod. Evon in timee 

Which nro o~neidered n~rmall it has been quite usual t~ find n vaoanoy nf 

8ubstnntinlly 5% mnintaining in mnst oities nf thooountry. This vaoanoy 

mny be explained by vnrinus mnladjustments whioh nre bound tn noour. As an 

illustrntinn nf these mnladjustments, it is almost ~bvious thnt n oertnin 

pr~pnrtinn of dwelling units will be eithor lnoated impr~perly r~r avail­

ablo tenoIlts in nny given ino~me class 1 nr thoy will bo ·xnudnptod as tn 

size, arrangomonts and many nther fact~rs tn pntontial tonants. If n tnir 

onnsidGrnti~n is given tn n~rmnl vacancies oaused by fnotnrs similar tn 

thoso previnusly desoribod, and if theso nnrmal vaoanoies nrc nssumad at B.% 

whioh figure is considered quito usunl~ thon the tntal p~tontinl shnrtngo 

in the City nf Trontnn would b~ increusod by apprnximntoly 1423 dwelling 

units, or t~ n tntal nf abnut 2066. 

On this basis of analysis and intorpretnti~n nf tho Ronl Property 

Invent~ry figur~s f~r the City nf Trcntnn, tho suporfioial and appnront 

housing surplus nmnunting t~ 1675 dwelling units nr nppr~ximntoly 6.~ ~f 

tho tnt~l might bo reasnnably and justifiably ostimnted tn bo n p~tontlnl 

shortnge rtf 2066 nr nb{"\u'-' 7% based upon the presont tntal (\f 28,,476 dwel­

ling units. 
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DEI?Am'MEl~ OF COMMERCE, 

WASHIUGTON 

POSSI~LE POTENTIAL MARKET FOR 1~1 RESIDENCE CONSTRUCTION. 

NUmber of dwelliDg uxdts enumerated in 
R..P • I. Survey in 63 cit i e s ~.O'....,.................. .. 2,313,954 


Occupied dwelling units in same area ~ •••...••....••.••.•• 2,136.717 

Nt:unber of Vacant Uni ts ............................... , .••••• 177,237 


Less Normal vacancies 	in 63 cities (5;-; basis) •• IO ......... . 
 115a6al 
Apparent or probable surplus •••• bl t 5 0 

Extrafaadlies in 63 cities •••••.•••••••••••••••. ,161,933 
Lese probable surplus 	............... ,. .... , ............ " 61,540 


Indicated Shortage ..........100,393 

Plus dwelling units unfit for use ••••••.••••.••••• 50,917 

~lus 50% ~f crowdadt overcrowded and greatly 


overcrowded •••••••••••••••••• lg9,662 
Total indicated shortage •••••340,972 

<Population of 63 Oities, based on 1930 Census ........ O' 8,598,382.... .. 

,"fcpulatlon of United States If tt 1930 Census ••.••••••••• 122.775,046 

The population of the 	63 cities enumerated covered by 

the R. P. I. survey ••..•...•..•...••• 7,942,230 


T~ng the actual population of the cities enumerated and of the entire 
continental United States, it will be found thai the l~tter is approximately 
·~4.2 times greater than the 63 cities. Using this ratio then, and multiply­
ing the total indicated shortage or 340,972 by 14.2 will give a grand total 
cf 4,841,802, as the indicated shortage in the country as a whole. To this, 
however, must be added the estimated increase in population during the past 
four years, or 1930 to 1933 inclusive, since the Fifteenth DecDnnial Census 
Was taken, which would give an indicated shortage for the country of 5,115,638. 
In arriving at the 5,000,000 indicated shortage, it will be noted then, that 
we have dropped 115,638 from the indicated shortage total and have taken no 
cognizance whatever of the buildings in need of major or structural repair 
which might have to be eliminated from the calculation of structures avail ­
able for use. It must be likewise borne in mind that there is a decided 
tendency away from the larger units into smaller units which would further 
emphasize the need of small home construction. It must also be taken into 
consideration that the entire 5,000,000 homes would not be constructed the 
first year, but over a period of years, and that during this time there would 
be a further demand for available living quarters, due to increase in what is 
generally considered a healthy normal vacancy condition, based on total liv­
ing units .. 
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