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NEW JERSEY DEVELOPMENT AND REDEVELOPMENT PLAN 
TECHNICAL MEMORANDA ON PAST GROWTH, EXISTING CONDITIONS 

AND GROWTH PROJECTIONS 

I. Past Growth In New Jersey 

New Jersey has developed primarily as a suburb to New York City and 
Philadelphia. As their economies grew and changed, particularly the 
northeastern and southwestern areas of New Jersey also grew and changed. 
Less expensive land away from the centers of New York and Philadelphia 
accommodated residential, warehousing, and manufacturing growth. As 
household Income and the demand for services grew, shopping and office 
space also grew. At the same time, New Jersey's government, tourist, 
and agricultural industries have been especially important to organizing 
its development patterns. In more recent years, the gaming industry has 
resulted in reinvestment in the Atlantic City area. 

Economic Growth 

Prior to 1740, Boston was the preeminent seaport in the United 
States and the Country's largest financial center. Thereafter, as a 
result of competition from New York and Philadelphia, port activities 
were decentralized. Philadelphia's rate of growth was spectacular, 
reflecting the westward expansion of settlements in Western New Jersey 
and in Pennsylvania. New York City was also growing with agriculture 
expanding on Long Island and along both sides of the Hudson River. The 
number of ships owned by New York City residents increased by seven-fold 
between 1747 and 1772. 

"H<- 
By 1850, New Jersey had 10 cities with more than 4,000 inhabitants, 

generally clustered in the U.S. Route 1 corridor and along railroads and 



canals. This pattern reflected the expansion of trade. Often, these 
cities were planned in response to Industrial expansion and included a 
combination of advantages — proximity to markets of the two largest 
cities, location on the (water) fall line, and easy access to the sea. 

In the 1920's, widespread availability of automobiles and trucks 
increased suburbanization of manufacturing plants. Dispersion of the 
metropolitan population became closely associated with industrial 
deconcentration. Large plants were welcomed by local authorities with 
the understanding that the labor force was not to come en masse and 
settle around the plant. The ease of finding adequate land and services 
attracted plants to the suburbs. Residential developers soon spotted 
markets near the plants and provided housing. The Great Depression and 
World War II retarded growth and real estate development. The 
post-World War II boom resulted in expansion of the consumer economy and 
a surge in New Jersey's urbanization. 

The state's accessibility advantages and nearby metropolitan 
markets for products resulted in the attraction to suburban New York and 
Philadelphia of the chemical and petroleum industries. By 1954 Bergen, 
Essex, and Hudson, counties each had more than 100 chemical, petroleum, 
coal, or rubber manufacturing plants while Passaic, Somerset, and Union 
counties each had between 51 and 100 of these types of plants. Because 
of their close linkages to the petrochemical Industry, drug and medicine 
manufacturing Industries also clustered in Northern New Jersey. By 
1950, the Newark-Camden corridor was home to over 16 percent of jobs in 
the United States 1n the drag and medicine Industries. Other especially 
important products manufactured in New Jersey at that time were 
fabricated metals, Instruments, electrical equipment, printing, and 
publishing. Essex County had over 700 establishments producing these 
products. At the same time, Bergen, Hudson Mercer, Middlesex, Monmouth, 
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Passaic, and Sussex counties each over 100 of these types of 
establishments. In 1950, the cities of Newark, Jersey City, and 
Patterson alone had over seven percent of the nation's electrical 
machinery manufacturing employment while Newark and Somerville had over 
four percent of its electrical generating apparatus manufacturing 
employment. 

By 1950, a number of shifts in New Jersey's economy were apparent. 
Agriculture, which had been prominent since the early 18th Century, 
declined in importance as land prices were driven up with demand for its 
conversion to urban uses. As manufacturing jobs suburbanized, people 
moved further out but were still within commuting distance of employment 
opportunities. Growth in demand for services increased building and 
land requirements for them. Although still not the Nation's most 
urbanized state, New Jersey's growth was outstripping the availability 
of public services. 

Since 1950, New Jersey's non-farm employment has doubled. Yet, it 
has been a very cyclical change, partially reflecting cyclical changes 
in U.S. employment. A comparison of the employment changes of the U.S. 
and of New Jersey 1s shown in Table 1. The range of New Jersey's 
average annual employment increases was from 12,000 from 1970 to 1975 to 
59,200 from 1960 to 1970. During the 34-year period, the average annual 
growth in non-farm jobs was 49,000. 
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Notes: Annual averages except 1984 (December). 

Data in thousands of jobs. 

Source: U.S. Department of Labor, Bureau of Labor 
Statistics, Employment and Earnings, Monthly. 

During this period, a structural change 1n employment resulted from 
changes in both the basic and non-basic segments of the economy. The 
basic segment produces goods and services exported from the State for 
consumption elsewhere. Most manufacturing, mining, and agriculture jobs 
comprise this category. The non-basic segment produces goods and 
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services consumed within the State. Population growth is an important 
generator of demand for these types of goods and services. Most trans-
portation, communications, utility, construction, wholesale, retail, and 
services employment falls into this category. However, as an important 
hinterland to New York City's national and international roles in many 
industries, New Jersey's basic industries cover a full range of indus-
tries. Therefore, New Jersey's economy 1s more subject to exogenous 
factors (outside influence) than the economies of other states. 

Changes in the economy are also shown by comparing 1970 to 1979 net 
increases in employment by type of industry and by county. In 1970, 39 
percent of private sector jobs were 1n manufacturing while another 18 
percent were in retail, and 16 percent in services industries. By 1979, 
the relative Importance of these industries had changed. Over the 
nine-year period, manufacturing had declined to 27 percent of private 
sector jobs while retail and services had increased to 29 and 18 per-
cent, respectively. This structural shift in employment resulted in 
vacating and reducing employee densities in many factories as manufac-
turing firms left the State and were automated. 
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The distribution of jobs continued suburbanizing further from New 
York City and Philadelphia and along highway corridors. Morris and 
Bergen Counties captured the greatest share of the Increase 1n jobs from 
1974 to 1979 In the State -- 15.4 and 11.9 percent, respectively. At 
the same time, Somerset, Middlesex, and Monmouth counties Increased 
their shares of the State's employment which ranged from 5.5 jobs to 11 
percent. All five of these counties are located within 40 miles of 
Manhattan, were served by freeways, and had plenty of vacant land for 
urban development to expand Into. The counties closest to Manhattan, 
but without vacant developable land, lost the greatest share of jobs. 
During the five-year period, Essex and Hudson counties saw their share 
of the State's jobs decrease from 23 to 20 percent. The next two 
counties further away from Manhattan, Union and Passaic, also saw a 
decline in their relative competitiveness for jobs. Camden and 
Burlington counties, located near Philadelphia, captured 10 percent of 
the State's growth 1n jobs from 1974 to 1979. 
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Note: Excludes local, state and federal government employees. 

Sources: Bureau of the Census, U.S. Department of Commerce 
and Hammer, Slier, George Associates. 

Transportation access has been a particularly Important determinant 
of growth patterns. The ports established footholds for commerce. As 
roads were constructed, they connected commercial areas, In radial 
fashion, to each other and to sources of raw materials. In later years, 
circumferential routes were built to connect outlying communities and to 
bypass the metropolitan cores. Passenger and freight train service 
tended to follow the densest radial road corridors. 
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New Jersey's transportation system has been built incrementally to 
serve two distinct types of demand. One is the multimodal system which 
helped open the country to development and was centered on the 
metropolitan New York and Philadelphia economies. The deepwater ports 
established in these locations in the 18th Century supported commerce 
through freight movements and provided capacity for the mass movement of 
people. Waterway transportation was extended inland through a system of 
canals. 

In the 19th Century, construction of railroads from the ports 
increased the speed and capacity of both freight and passenger 
movements. As was the case with the infrequent fixed routes of canals, 
fixed railroad systems and horse-drawn carts and carriages could serve a 
limited amount of land. 

Not until the construction of highway systems and widespread 
availability of automobiles and trucks were large quantities of land 
opened up for development. This early 20th Century technological 
advance resulted in providing the option for private company location 
decision makers to choose suburban over central city sites. Many of 
these decisions made by New York and Philadelphia firms resulted in 
growth of New Jersey. Other firms moved into New Jersey from elsewhere 
in order to serve the New York and Philadelphia metropolitan markets. 

Once passenger airplanes were designed in the 1920's, they provided 
a modal option for long distance travelers and for light weight and high 
value freight. Demand for these services was clustered in metropolitan 
areas. Therefore, airport sites were located on the periphery of these 
areas and attracted related growth. One result was conflicts between 
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airport and nearby land uses. New Jersey's suburban sites have been 
Ideal locations for airports and the spin-off growth attributable to 
them. 

The economic profile of New Jersey is a snapshot of the evolution 
of its historic origins. From a dispersed agricultural industry it has 
evolved Into a concentrated manufacturing-oriented economy then into 
dispersed services-oriented economy. The agricultural dominated economy 
was, by definition rural with small towns servicing the industry's 
needs. During the latter half of the 19th Century the industrial cities 
of Newark, Jersey City, Patterson, Camden, and Trenton accommodated 
manufacturing industries and grew rapidly. During the first half of the 
20th Century this growth continued with an important difference: motor 
vehicles permitted its dispersal. As more land was opened up for 
development, nearly two-thirds of the State's jobs were attributable to 
manufacturing by 1940. 

The 1929 to 1945 period was characterized by depressed demand 
because of the Great Depression and then by World War II. The resulting 
pent-up demand saw Its full expression in New Jersey. Birthrates and 
household formation increased rapidly. Consumer services industries 
blossomed. New Jersey became a prototype of the baby boom economy 
through the 1960's. 

By the 1970s, the State's leadership in high technology industries 
became apparent as Its manufacturing and agricultural industries 
declined. During the 12-year period ending in 1982 the State's 
services-producing Industries grew by 626,000 jobs while its goods 
producing Industries declined by 148,000 jobs. Services, trade, and 
government jobs led the growth Industries. 
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While tourism has traditionally been Important to New Jersey's 
economy because of Its extensive shoreline and other natural features, 
an important Impetus for Its continued growth occurred in the late 
1970s. The gaming Industry was authorized 1n Atlantic City, located on 
the beach. The tourism Industry, like traditional development of the 
State, depends primarily on residents and businesses located outside New 
Jersey for Its customers. By 1983 the gaming industry had accounted for 
30,000 jobs and $1.9 billion annually In winnings. 

Another type of recreation-entertainment Industry is sports 
related. Facilities such as race tracks and the Meadowlands Sports 
Complex attract thousands of spectators and participants annually. They 
represent an example of the expansion of the New York-based demand for 
recreation and entertainment. Like the advent of the gaming industry, 
sports complexes require additions to services employment and to 
transportation system capacities. 

The communications industry has been especially important to New 
Jersey. It includes firms which have located "back office" space In the 
suburbs to reduce overhead. Other firms have sought campus - type 
physical surroundings that have been competitive for attracting 
especially qualified employees. Still others have sought research and 
development space closely linked to university resources Including 
staffs, libraries, and equipment. These types of inter-industry 
linkages have been Important to growth of the communications industry In 
the State as exemplified by the presence of AT&T, Bell Laboratories, 
and Dow Jones located 1n Middlesex and Somerset counties. 
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II. Existing Conditions 

The baby boom generation and high technology economy of the 1980s 
have had a profound effect on New Jersey. The State's attraction to 
young couples after World Mar II contributed to the bulge in the 
resident's age profile for 22 to 41 year olds when compared to residents 
a decade ago. This baby boom group was born between 1946 and 1865. 
Their consumption patterns and life styles had an important bearing on 
the New Jersey we see today. Single-family houses in the suburbs, two 
automobiles, two wage earner households, and demands for better public 
services are hallmarks of these residents. 

The pharmaceutical, medical, biological sciences, communications, 
and information processing industries are examples of high technology 
industries which proliferate in New Jersey. For a plethora of reasons 
discussed in Section I, these types of high tech industries had good 
locational reasons for selecting New Jersey. There presence generates 
expansion opportunities and attracts other industries to the State. 

Population 

To the extent that population locates near job opportunities, a 
similar pattern of growth and decline in jobs has occurred in 
population. However, there have been some important differences. From 
1970 to 1985, New Jersey's population increased by 394,300, or 5.5 
percent. Suburban counties located within 35 to 55 miles of Manhattan 
attracted and within 15 miles of Philadelphia attracted 685,000 more 
residents during the 15-year period. The biggest gainers were Ocean, 
Monmouth, Burlington, Middlesex, and Sussex Counties. Each is served by 
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one or more freeways. Interstate highways 78, 80, 287, and 295; U.S. 
Route 1; and the Garden State Parkway have helped attract most of this 
development. 

Table 5 shows population trends from 1970 to 1980. It shows a 16.5 
percent decline in the number of persons under 18 years old -- those 
typically 1n school and getting ready to attend. The greatest declines 
in this age group were in Bergen, Essex, Middlesex, and Union counties 
which had experienced rapid growth in the baby boom years: 1946-1965. 
In the college- and working-age groups of between 18 and 64 years old, 
all but three counties realized gains. The greatest amount of growth 
was in Ocean, Middlesex, and Monmouth counties which were particularly 
accessible to increasing suburban job opportunities. The over 64 years 
old age group increased by 23.4 percent, the most of any of the three 
age groups. Most of the elderly were located in Ocean, Bergen, 
Middlesex, and Monmouth counties. Overall the State added 301,200 
people during the decade. 

-14- 



 

 



The Inner ring of counties located closest to Manhattan all lost 
population from 1970 to 1985. Essex, Bergen, Hudson, and Union counties 
had a population decrease of 730,800. They were not as competitive for 
residential investments as they had been before 1970 because of deteri-
orating neighborhoods and public services and because of competition for 
land by non-residential uses. These factors were particularly prevalent 
in the inner city portions of those counties which had developed prior 
to 1945. What has emerged from the patterns of population decreases and 
increases is ever widening rings of suburbanization. In general, 
it has been less expensive and more profitable for the bulk of 
residential growth to .convert vacant and farm land on the periphery than 
to reinvest in the older cities. 

Employment 

By 1984, New Jersey's employment had reached 3.3 million jobs 
located in the State. Contrary to popular opinion most (nearly two-
thirds) were held by people who lived in the county where the job was 
located. Bergen and Essex counties, located adjacent to New York City, 
had one-quarter of the jobs located in the State. Middlesex, Union, 
Morris, and Hudson counties, also located in the New York megalopolis, 
had another 31 percent of the State's employment. 

Although manufacturing remained the State*s most important 
industry, the services sector may soon be. In 1984 they represented 23 
percent and 22 percent of the State's jobs, respectively. Retail trade 
comprised another 16 percent of employment opportunities. Relative to 
many other states, New Jersey's wholesale trade industry was also 
significant with 7.4 percent of jobs. The more than one-half million 
government jobs accounted for wore than 15 percent of the total. These 
data are shown in Table 6. 
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Between 1980 and 1987, the New Jersey economy has continued to 
outpace the national growth rate. While manufacturing is dislocating, 
service Industries are rapidly expanding. The State civilian labor 
force grew from 3.6 million in 1980 to over 3.9 million by 1986. The 
labor force growth rate grew from 0.68 percent in 1985 to 1.71 percent 
by 1986. The labor force annual growth rate Is estimated by the State 
to be 2.3 percent 1n 1987. During the 1980 to 1986 period, unemployment 
fell from 7.2 percent to slightly over five percent. 

The economy of the State has changed dramatically since the early 
1970's. The shift from a strong manufacturing and agricultural focus to 
one which reflects a service producing economy has affect growth in the 
state. The change, however, varies throughout the State. The 11-county 
Northern New Jersey region, due to its proximity to New York City, has 
experienced a good deal of development in service industries. The 
location of headquarters and administrative offices, research and 
development firms, and warehousing and distribution centers have 
provided numerous opportunities for growth in white collar occupations. 
This region has had rising labor force participation rates as people 
enter the workforce earlier with part-time jobs, or as they remain in 
the workforce for longer periods of time. 

As the labor force has grown, unemployment rates have been 
decreasing. Unemployment rates in this area are slightly higher than 
the state average, but fall well below the national average due to the 
concentration of higher paying white collar jobs. 

The Southern New Jersey region retains much of the agricultural 
focus often associated with the State, although there are both 
established and growing urban concentrations. This region contains a 
smaller portion of the State labor force although the land area is larger 
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due to the differences 1n land use. The region can be divided Into two 
sectors: the urbanized areas in the southwest and the coastal region. 
The labor force in Trenton, Camden and Increasingly in the Route 1 
corridor near Princeton is typically white collar or skilled 
manufacturing. As a result of the concentration of higher paying 
industries, wage and salary benefits in these areas are higher than the 
State average. Unemployment tends to be lower than the Northern region. 

The coastal region of the state is typified by a more seasonal 
economy. While numerous trade, service, light manufacturing uses and 
casinos have developed, seasonal fluctuations continue to affect the 
economy. The unemployment level of the region is higher than that for 
the state, and the low-skilled industries offer wages that fall below 
the state average. Even so, this region has been highly influenced by 
the casino-hotel industry. Additional growth 1n the industry is 
expected to multiply through the economy by expanding employment 
opportunities, and reintroducing youth and many retirees into the labor 
force. Health and business services are expected to lead the growth. 

Throughout the region, growth in the labor force will be predicated 
by the expansion of job training programs and education. While the 
labor force is increasing, much of the growth is attributed to 
traditionally under or unemployed persons, youth, and persons who are 
altering their status in the work force. Without responsive educational 
programs, these persons will not be able to fill job openings, and 
unemployment will Increase. 

Another way to look at geographical patterns of employment is there 
relationships to highway corridors. The radial highways serving New 
York and Philadelphia have played a pivotal historical role in New 
Jersey's growth and development. Rutgers University's Center for Urban 
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Policy Research has Identified the nine principal corridors and some of 
their characteristics. 

1. U.S. Route 1 South.  This corridor is located from New 
Brunswick to Trenton. The fastest growing and most congested 
corridor. It includes over eight million square feet of office 
space and two major universities -- Rutgers and Princeton. 

2. The Meadowlands. It is located in the most urbanized portion 
of the state but environmental considerations retarded its 
development until 1970.  It has 44 million square feet of 
manufacturing and warehousing space and 3.2 million square feet 
of office space. 

3. Garden State Parkway North. Located in Bergen County, this 
corridor was among the first state to attract office and 
manufacturing development. 

4. Interstate 80/280. This area in Morris and Essex counties saw 
its competitiveness for development increase in the late 1960s 
with the opening of these highways. 

5. 1-287 Circumferential. This highway is located in Middlesex, 
Morris, and Somerset counties and has become the catalyst of 
manufacturing, warehousing, and office growth in central and 
western New Jersey. 

6. Garden State Parkway South. This corridor's more than terminus 
is the Woodbridge Township.  It has been competitive for 
Prestigious office and research parks. 

7. Route 78. This interstate corridor connects New York City to 
eastern Pennsylvania.  It has attracted office parks to 
Hunterdon County. 

8. Cherry Hill.  This area Includes several highways in 
Burlington, Camden, and Gloucester counties. With more than 
one million square feet of office space, it is an important 
part of the Metropolitan Philadelphia Area Market. 

9. U.S. Route 1 North. This Is the old manufacturing area of the 
State which has experienced some redevelopment during the past 
10 years. Unlike many of the corridors described above, most 
of Routes 1's intersections are not grade separated and the 
route provides local access to property. Therefore, the route 
tends to be stripped with retail, office, and manufacturing 
uses. 
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New Jersey's decentralization of jobs and residences has been 
strongly supported by the capacity and location of Its major highway 
system. Rapid economic development has, in turn, put stress on the 
system. 

Real Estate and Development 

New Jersey Is experiencing rapid growth in commercial, Industrial 
and residential development which 1s causing major shifts 1n existing 
market conditions. The purpose of this subsection is to describe the 
market forces which exist in the various state markets. 

Existing Market Forces. Real estate growth 1n the State has 
occurred since momentum was established in the mid 1970's which shifted 
the economy from manufacturing to service industries. Office 
construction and the creation of new jobs spurred the demand for public 
infrastructure, housing and consumer goods providers. The transition to 
the service Industry and the resultant growth have increased the need 
for decisions as to where and when growth will occur, and how the State 
can accommodate the growth. 

Many of the new service Industries are found in growth corridors 
that coincide with highways. Route 1 near Princeton, the Garden State 
Parkway in northern New Jersey, and the 1-295 corridor 1n southern New 
Jersey are evolving as major employment centers. It has been estimated 
that nearly one-half of the state's new jobs were created in these 
corridors. The evolution of these employment corridors 1s allowing the 
State to become more independent from New York and Philadelphia and 
establish Its own Identity as a competitive office/headquarters 
location. The dispersed growth patterns which are emerging are 
constrained only by limits defined by government regulations and the 
availability of infrastructure. 
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Presently the State has over 108 million square feet of office 
space. The Northern region had over 99 million square feet of available 
office space 1n January 1987. Vacancy rates 1n this Inventory averaged 
22.5 percent. New construction will add almost 12 million square feet. 
In the Southern region, the total office Inventory of approximately nine 
million square feet has a vacancy rate of around 20 percent. 

Office growth is accompanied by an increased demand for housing. 
Most persons are looking for affordable housing that is close to their 
jobs, but New Jersey office corridors are experiencing extensive job 
growth which outpaces available housing opportunities. As a result, the 
housing market is beginning to spread to previously undeveloped areas. 
However, construction is facing numerous constraints due to the lack of 
water supply and sewage treatment capacity, governmental regulations 
designed to protect the environment, or policies to selectively control 
growth . 

Currently, there are 97 municipalities in New Jersey which are 
under state-imposed sewer connection building bans. Additionally, much 
of the housing under construction is not affordable. In the counties 
near New York and Philadelphia, where land is scarce and demand is high, 
housing is often outside the realm of the average employee. Decisions 
such as that in Mount Laurel, which mandate the construction of 
affordable housing, may encourage construction of affordable units in 
the State, and may shift demand Into neighboring states. Presently, 
growth 1s starting to move Into the central and southern counties where 
land 1s abundance and less expensive, but easily accessible to 
transportation and the new growth corridors. 

Rental Rates. Rental rates throughout the State varied directly 1n 
relation to the distance from a municipality to major urbanized areas. 
Rents in Northern New Jersey were higher than the 1987 State average of 
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$16.60. Rent ranged from $15.17 per square foot 1n Monmouth County to 
$19.58 per square foot 1n Union County. The average rent in the region 
was $18.15. 

In the Southern region, average rents were almost $3.00 lower than 
rent in the Northern portion of the state. Average rental rates for 
mid-rise building ranged from $14.94 per square foot in Camden County to 
$16.78 in Burlington County. Rents for office/flex space often found in 
the region averaged $11.00, full service. 

Housing gross rent varies widely by the type of unit, and by its 
location. Median gross rents are typically highest for single-family 
units in the Northern region of the State where housing demand is the 
greatest. Rent levels become more homogeneous in the southernmost 
region of the State. In 1980, rent for a single-family unit in the 
northeast corner of the State averaged $423 per month. Rents elsewhere 
in the Northern region averaged $403. Rents levels fall in the Central 
portion of the State, where they range from $347 per month near the 
central coastal region to $384 per month near the Route 1 corridor. 
Rent is lowest in the Southern portion of the State; monthly rent near 
the Camden area averaged $325, while rents in the Atlantic City/Cape May 
area averaged $285 per month. 

Development Bordering New Jersey. Contributing to the 
rearrangement of metropolitan area private sector jobs was recent 
decline in the economies of the counties adjacent to New Jersey. The 
most significant decline was In Philadelphia County (and City) which 
lost 106,900 private sector jobs from 1974 to 1984. During the same 
period, the Bronx lost 24,400 jobs, and Manhattan (New York County) lost 
18,900 jobs and Northampton County, Pennsylvania, lost 6,200 jobs. 
Overall, the six Pennsylvania counties adjacent to New Jersey 
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lost 28,500 jobs during the 10-year period. New Castle County, Delaware 
gained 18,100 jobs, and the six New York counties adjacent to New Jersey 
74,500 jobs. These data are shown in Table 7. 
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FOR-SALE HOUSING 
PAGE 23 ADDENDUM 

the region averaged $11.00, full service. 

For-sale housing is the predominant tenure of units sought in the 
New Jersey market. In 1980, 62 percent of units were for sale. Since 
1980, estimates suggest more than one-half of the units built have been 
single-family units. The state's accessibility, density, and natural 
features diversity has resulted in a wide range of for-sale housing 
costs. Depending on the type, size, unit and grounds amenities, quality 
of construction, and other factors, the average price could vary by a 
factor of l.,7, or more. 

New Jersey's for-sale housing values reflect a relatively 
continuous north-south gradient, with values diminishing as you travel 
south away from New York City. A 1983 study by the Rutgers University 
Center for Urban Policy Research (Mount Laurel II: Challenge & Delivery 
of Low-Cost Housing, pages 231-4) identified these geographic 
differences in value. They are shown below by six housing regions: 

Region Name/Counties 

Northeast (Bergen, Hudson, Passaic) Northwest 
(Essex, Morris, Sussex, Union) West Central 
(Hunterdon, Middlesex, Somerset, 
Warren) 
East Central (Monmouth, Ocean) Southwest 
(Burlington, Camden, Gloucester, 
Mercer) South-Southwest (Atlantic, 
Cape May, 
Cumberland, Salem) 



This data show that detailed single-family units were, on the aver-
age, 70 percent higher In the northern than in the South-Southwestern 
part of the state. In the rapidly growing West Central portion of the 
State, attached single-family units such as townhouses and condominiums, 
cost more than twice those in the lowest cost area: the Southwest 
Region. 

Housing gross rent varies widely by the type of unit, and by its 



 



This rearrangement of employment opportunities resulted in new 
employment profiles of the types of industries located in New Jersey and 
in a new geographic distribution of jobs in the State. Perhaps no other 
state in the Nation 1s as subject to "locations! decisions made outside 
its borders as New Jersey. Its juxtaposition between two large urban 
centers and astride the transportation system which links them, resulted 
in market pressures and growth accommodation strategies which increase 
jobs. 

During the 1970s, the 13 counties bordering New Jersey lost over 
one-half million people. The inner cities -- the Bronx, Philadelphia, 
and Manhattan -- lost about 674,000 persons. Host of these losses are 
attributable to families with children moving away from center city 
problems. Whereas the number of children and working-age people 
declined, the number of elderly in the 13 border counties increased by 
nearly 18 percent. Most of the suburban growth in these counties occurred 
in Bucks County, Pennsylvania and on Staten Island, New York. 
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Shifts in the population and Us characteristics are reflected in 
the Issuance of building permits In the counties bordering New Jersey. 
Housing units have Increased faster than the population because the 
average number of persons per household has declined. From 1980 to 
1985, the 13 counties bordering New Jersey added 131,900 new housing 
units, an annual average of nearly 22,000 units. Whereas most of the 
Inner city portion of this demand 1s not transferable to the typically 
suburban market that is New Jersey, some of the parts of demand that has 
located outside New Jersey are occupied by people who work 1n New 
Jersey. As New Jersey housing prices have escalated, part of its 
traditional housing market has transferred to neighboring states. For 
example, Improved access via 1-95 across the Delaware River has opened 
up less expensive land 1n Pennsylvania which has attracted people who 
work in New Jersey. The share of units built 1n adjacent states that 
could be captured in New Jersey if affordable sites and buildings were 
available is unknown. However, 1f it was only five percent, another 
1,100 units annually would be added to New Jersey's housing supply. 
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III. Future Growth Forecasts 

Early 1n the planning process alternative employment and population 
forecasts used by State agencies and others were sought. These 
forecasts are Important to the process because they are the basic units 
for measuring demand for land and for infrastructure. Unlike some 
states which mandate or strive to use single forecasts, New Jersey's 
departments, authorities, and agencies appear to be free to select all 
or parts of existing forecasts or to prepare their own. The forecasts 
described below do not purport to represent all the forecasts used by 
state agencies. Municipal and county agencies often prepare their own 
forecasts which may or may not be consistent with the forecasts 
discussed here. 

The New Jersey Department of Transportation required employment and 
population forecasts particularly sensitive to the U.S. 1 Route South 
corridor's real estate market. In the early 1980s the Department began 
an extensive analysis of growth and development with special emphasis on 
that corridor. The results of this forecasting process are shown in 
Tables 10 and 11 on the following pages. This forecasting process was 
more sensitive to approved and proposed development projects than other 
forecasts. 
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The New Jersey Department of Labor has a long history of 
forecasting population. Its methodology 1s sensitive to birth, death, 
building permit, school attendance and other jurisdiction-specific data. 
The Department does not forecast at-place employment. One of Its 
population forecasts are shown in Table 12. 
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Some State agencies subscribe to the forecasting service provided 
by Chase Econometrics. This firm has forecasted jobs and population to 
1995. Results of this process are compared to other forecasts in tables 
13 and 14. Chase Econometrics' methodologies are proprietary 
information. 
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The trends forecasts shown 1n tables 13 and 14 assume the annual 
average growth that occurred from 1970 to 1985, a 15-year period, would 
occur during the subsequent 25-year period to 2010. These data are 
shown 1n tables 14 and 15 for at-place employment and population 
respectively. Subsequently, these data were adjusted to reflect 1960 to 
1985 trends. 
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Selection of the most appropriate forecasts to use was based on 
discussions between the consultant study team and Office of State 
Planning staff. Hammer, Slier, George Associates recommended use of the 
Department of Transportation at-place employment forecasts because they 
were: 

1. Among the most recent prepared. 

2. Took Into account local development data. 

3. Prepared and promulgated by a State agency. 

4. Calculated to 2005, near the horizon year selected for the 
state planning process.  Hammer, Slier, George Associates 
extended DOT's 1995-2005 average annual change to 2010. 

5. Reasonable relative to other known forecasts. 

Hammer, Siler, George Associates recommended use of the Department 
of Labor's population forecasts because they were: 

1. Among the most recent prepared. 

2. Based on an acceptable methodology. 

3. Prepared and promulgated by a State agency. 

4. Calculated to the horizon year, 2010. 

5. Reasonable relative to other known forecasts. 

WRT applied the forecasts to eight prescribed development tiers. 
The policies implicit 1n these allocations resulted in adjustments to 
the forecasts. These adjusted data have been supplied to the Office of 
State Planning and are described below. The forecasts by municipality 
are provided In the appendix tables. 
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ADDENDUM 

To the Technical Memorandum 
Hammer, Siler, George Associates 

Office of State Planning 
January 25, 1988 

The New Jersey Department of Labor released to OSP updated 
employment figures on June 4, 1987. These figures are 
incorporated in the revised technical reference documents. 
The final draft of the technical documents dealing with 
socio-demographic data will incorporate these figures as 
well as additional demographic information including the 
changing characteristics of New Jersey's population 
regarding aging, womens1 labor force participation and 
educational attainment. 

Projections of Wage and Salary Employment 
New Jersey and Counties, 1988 and 2010 

 

Notes: 1. Employment i n c l u d e s  those on p a y r o l l s  of a g r i c u l t u r a l  
s e r v i c e s  and of a l l  non-farm e s t a b l i s h m e n t s .  

2.  1988 employment is d e r i v e d  by l i n e a r  
1984 e s t i m a t e s  and p r o j e c t i o n s  to 1990. 

interpolation between 



 



 



 



 

 



 



 



ADDENDUM 

To the Technical Memora
Hammer, Siler, George Associ

Office of State Plan
January 25, 

The New Jersey Department of Labor released to OSP updated employment figures on June 4, 1
These figures are incorporated in the revised technical reference documents. The final draf
the technical documents dealing with socio-demographic data will incorporate these figure
well as additional demographic information including the changing characteristics of 
Jersey's population regarding aging, womens1 labor force participation and educati
attainment. 

Projections of Wage and Salary Employment New Jersey and Counties, 1988 and 2010 



 

Employment i n c l u d e s  those on p a y r o l l s  of a g r i c u l t u r a l  s e r v i c e s  and of a l l  non-farm 
s t a b l i s h m e n t s .  

   1988 employment is d e r i v e d  by l i n e a r  i n t e r p o l a t i o n 1  between 1984 e s t i m a t e s  and p r o j e
990. 


