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Presenter
Presentation Notes
Thanks Sherry.  Before I dive into the content of the report, I want to say that we are dedicating the report this year to Jay Furman, who we lost in January.  Jay’s vision and generosity gave life to the Furman Center 20 years ago, and he continued to be our most loyal friend and our toughest challenger.  I know if he were here, he would have inevitably found the most curious trend in the report and challenged me about its root causes.  I know he would have also asked the panelists the most difficult and most fundamental question.  He loved research, he loved debate, and he cared deeply about making cities better places to live.  We will miss him.
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Presentation Notes
I hope you will all take home a copy of our State of New York City’s Housing and Neighborhoods in 2014 report. The “SOC” provides a mountain of data and analysis about housing, land use, demographics, and quality of life indicators for each borough and the city’s 59 community districts. 



1. Focus on Density 
 

2. City-Wide Analysis 
 

3. City, Borough, and  
Community District Data 
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Presenter
Presentation Notes
We divide the report into three parts: a focus section, a city-wide analysis, and then statistical profiles of the city’s five boroughs and 59 community districts. The panel discussion today is going to dig into the focus on density section, but I am going to first highlight a few quick findings from the book, in reverse order.
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Presenter
Presentation Notes
We provide current and historical data for over 50 housing, neighborhood, and socioeconomic indicators at the city, borough, and community district levels. For example, here is the page for our neighborhood at NYU. You can’t read it here, but if you flip to page 111 in your book, it shows that the Village community district had the highest median income, the highest rents, and that workers here enjoy the shortest commute time to work – though not as short as mine!



1. Focus on Density 
 

2. City-Wide Analysis 
1. Land Use & the Built Environment 
2. Homeowners & Their Homes 
3. Renters & Their Homes 
4. Residents 
5. Neighborhood Housing & Conditions 
 

3. City, Borough, and  
Community District Data 
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Presentation Notes
The city-wide analysis provides an analysis of key trends in the city’s land use, housing markets, population, and neighborhood conditions.
Let me give you a few highlights… 



1. LAND USE & THE BUILT ENVIRONMENT 

Building permits rebounded in 2014, but are still 
below the 2008 peak. 

0

5,000

10,000

15,000

20,000

25,000

30,000

35,000

2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

N
um

be
r o

f U
ni

ts
 

1-4 Units 5-49 Units 50+ Units

Sources: NYC Department of Buildings, NYU Furman Center 

Residential Units Authorized by New Building Permits, by Property Size 

7 
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Presentation Notes
In the State of Land Use and the Built Environment, we learn that the city approved more units for construction in 2014 than in 2013, and these were primarily in large projects with 50 or more units. 
Still, the number of units approved for construction remained below that of the mid-2000s.



1. LAND USE & THE BUILT ENVIRONMENT   

In 2014, permitting activity was 
concentrated in Manhattan,  
parts of Brooklyn, and  
Long Island City. 

Housing units authorized by new building permits by block, 2014 
Sources: NYC Department of Buildings, NYU Furman Center 8 

Presenter
Presentation Notes
While the 2014 permits were distributed throughout all five boroughs, there were concentrated in Manhattan, parts of Brooklyn, and Long Island City.



2. HOMEOWNERS & THEIR HOMES 

In 2014, home prices increased in all five 
boroughs. 

Index of housing price appreciation for all residential property types (except cooperatives) by 
borough (index = 100 in 2000) 
Sources: NYC Department of Finance, NYU Furman Center 
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Presenter
Presentation Notes
In the State of Homeowners and Their Homes, we learn that home prices for all property types in each borough rose in 2014 over 2013 levels, marking the third consecutive year that prices increased.
Indeed, housing prices have now surpassed their pre-recession peaks in both Manhattan and Brooklyn.



2. HOMEOWNERS & THEIR HOMES  

Foreclosure indicators signaled less mortgage-
related distress in 2014 than in 2013. 

Number of foreclosure filings by property type, New York City 
Sources: Public Data Corporation, NYC Department of Finance, NYU Furman Center 
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Presentation Notes
The total number of properties receiving a foreclosure notice, however, was still significantly elevated compared to the level in the early 2000s;



3. RENTERS & THEIR HOMES 

Rent levels have increased faster than income. 
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Index of median gross rent and median renter household income (2014$), New York City 
Sources: American Community Survey , NYU Furman Center 

Index of Median Gross Rent & Median Renter Household Income (2014$) 

Presenter
Presentation Notes
Between 2005 and 2013, the median rent jumped by nearly 12 percent while the median income of renter households increased by only 2 percent, as measured in real terms.

There is considerable variation across neighborhoods in rent levels.




3. RENTERS & THEIR HOMES 

In 2013, the median asking 
rent of an apartment 
exceeded $3,000 in eight 
community districts. 

Median Asking Rent by Community District, 2013 
Sources: StreetEasy, NYU Furman Center 14 

Median Asking Rent by 
Community District 

Presenter
Presentation Notes
The median asking rent of an apartment advertised for rent on Street Easy in 2013 exceeded $3,000 in eight neighborhoods, mostly in Manhattan. 
Median asking rents were highest in Manhattan and the neighborhoods close to Manhattan.
Eight neighborhoods had median asking rents exceeding $3,000.





4. RESIDENTS 

Adults made up a growing share of the city’s 
population; the share under 18 declined. 

Demographic Characteristics of New Yorkers 
Sources: U.S. Census (2000), American Community Survey (2013), NYU Furman Center 
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Presenter
Presentation Notes
In the State of Residents, we find that between 2000 and 2013, the share of the population over 18 grew as the share under 18 declined.
The share of the population who were working age adults grew the most, nearly two percentage points, to reach 66 percent of the city’s population in 2013. 



4. RESIDENTS 

New York City’s population became more 
diverse. 
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Demographic Characteristics of New Yorkers 
Sources: U.S. Census (2000), American Community Survey (2013), NYU Furman Center 
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Presenter
Presentation Notes
From 2000 to 2013, New York City became more diverse. 
During this period, the city’s Asian and Hispanic shares of the population increased while white and black shares decreased. 




5. NEIGHBORHOOD SERVICES & CONDITIONS 

The citywide high school graduation rate 
increased between 2012 and 2014, though 
disparities between boroughs persist. 

Four-year high school graduation rates (measured in June), by borough 
Sources: New York City Department of Education, NYU Furman Center 
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Presenter
Presentation Notes
Finally, in the State of Neighborhood Services and Conditions, we find that indicators of school performance and public safety continue to improve across the city, though wide disparities persist across neighborhoods. 

The share of New York City high school students who graduate on time increased by more than 10 percentage points between 2005 and 2014. 
But significant disparities persist between boroughs; In Staten Island, more than three-quarters of the class of 2014 graduated on time, while in the Bronx, less than 55% received a diploma on time. 



5. NEIGHBORHOOD SERVICES & CONDITIONS 

Following a rapid decline over the past two 
decades, the city’s serious crime rate remained 
steady between 2013 and 2014.  

Serious crime rate (per 1,000 residents) by major type, New York City 
Sources: New York City Police Department, NYU Furman Center 
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Presenter
Presentation Notes
New York City’s serious crime rates have remained steady in recent years following a dramatic decline over the past two decades. 



5. NEIGHBORHOOD SERVICES & CONDITIONS 

More New Yorkers were commuting  
without a car. 

Means of traveling to work (share of workers who do not work at home), New York City 
Sources: U.S. Census (2000), American Community Survey (2013), NYU Furman Center 
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Presenter
Presentation Notes
Finally, in 2013, more New Yorkers were commuting without a car. 
Between 2000 and 2013, the share of New Yorkers commuting with a car decreased over 6 percentage points.
While the share of bicycle commuters increased slightly, the bulk of the increase in car-free commuters came from the growth in the share of commuters using public transit. 






1. Focus on Density 
 

2. City-Wide Analysis 
 

3. City, Borough, and  
Community District Data 
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Presentation Notes
And finally, the focus chapter at the front of the book…
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Presenter
Presentation Notes
This year, our focus chapter examines the evolution of density over time in New York.  The city is currently planning a number of rezonings to accommodate expected growth and alleviate rent pressures, and so we thought we would take a historical look at density changes and variation in patterns across neighborhoods.




NEW YORK CITY IN CONTEXT 

Among U.S. cities, New York City is in a 
class of its own when it comes to density.  

22 

Presenter
Presentation Notes
New York is by far the most populous city in the U.S., and the typical resident experiences levels of neighborhood density far exceeding those of typical residents in other U.S. cities.
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Density levels far higher in New York City 
than in other cities. 

Median Neighborhood Density Experienced by Residents of Large Central Cities, 1970-2010 
Sources: U.S. Census, Neighborhood Change Database, NYU Furman Center 
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Median Neighborhood Density Experienced by Residents of Large Central Cities, 2010 
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Presenter
Presentation Notes
In 2010, the typical New York resident lived in a neighborhood with 53 people per square mile, a much higher density than experienced by residents of other large US cities.




24 24 
Sources: U.S. Census, Neighborhood 
Change Database, NYU Furman Center 

Manhattan and the western 
edge of the South Bronx are 
the densest areas of the city. 

Population Density (Thousands of 
Persons per Square Mile), 2010 

Presenter
Presentation Notes
As for levels of density, it varies a lot across neighborhoods.
The Upper East Side is the highest density neighborhood in NYC, with 110,000 people per square mile in 2010. 
Meanwhile, South Shore and Mid-Island in Staten Island have density levels of under 7,000 people per square mile.
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People in the city’s densest 
neighborhoods live in larger 
apartments. 

Sources: U.S. Census, Neighborhood Change 
Database, NYC Department of Finance Final Tax 
Roll Files, NYU Furman Center 

Square Footage of Residential 
Space per Person, 2010 

Presenter
Presentation Notes
Perhaps paradoxically, the New Yorkers living in these very dense neighborhoods have a lot of interior space. 
The largest amounts of residential space per person in New York City are found in the high-density (and high income) neighborhoods of Manhattan. 
Residents of the Upper East Side have the most space, with 750 square feet per person, while residents of Elmhurst/Corona in Queens claim just 287 square feet on average. 
Note these differences are driven more by differences in the number of people per home rather than by differences in the sizes of homes across neighborhoods. The typical household on the Upper East Side has just 1.61 people while the typical household in Elmhurst/Corona has 3.14 people.

Density is not associated with crowded residential space.






NYC lost almost a million people in the 1970s,  
but its population has grown since then.  

New York City Population 1970-2010 
Sources: U.S. Census, Neighborhood Change Database, NYU Furman Center 
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Presentation Notes
NYC lost almost a million people in the 1970s



NYC lost almost a million people in the 1970s,  
but its population has grown since then.  

New York City Population 1970-2010 
Sources: U.S. Census, Neighborhood Change Database, NYU Furman Center 
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Presentation Notes
But the city has seen steady population growth since 1980. 
By 2010, the city’s population reached an all-time high. 
And the latest estimates suggest the city continues to grow, suggesting the population has reached 8.4 million.
Clearly, despite its notorious housing affordability challenges, New York City remains a highly desirable place to live, and people continue to move here. 






CHANGES IN NEW YORK CITY’S DENSITY 

Even though New York City’s population was 
higher in 2010 than ever before, the typical 
New Yorker lived in a lower-density 
neighborhood in 2010 than in 1970. 
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FIRST KEY FINDING

YET Even though New York City’s population was higher in 2010 than ever before, the typical New Yorker lived in a lower-density neighborhood in 2010 than in 1970. 





CHANGES IN DENSITY 

The typical New Yorker lived in a lower-density 
neighborhood in 2010 than in 1970. 

Median Neighborhood (Tract) Population Density Experienced by NYC Residents, 1970-2010 
Sources: U.S. Census, Neighborhood Change Database, NYU Furman Center 
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Presenter
Presentation Notes
Compared to 1970, the typical New Yorker in 2010 experienced a lower level of density in their neighborhood—which we define as people per square mile—despite the substantial rebound in the city’s population.
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Sources: U.S. Census, Neighborhood Change 
Database, NYU Furman Center 

CHANGES IN DENSITY 

New York City’s 
population growth has 
been concentrated in 
lower-density areas. 
Change in Population Density (Thousands 
of Persons per Square Mile), 1970-2010 

Presenter
Presentation Notes
How can this be?  How can population grow, but typical population density decline?
Because the population growth since 1980 has been concentrated in lower and moderate density areas..
This map shows the change in the population, with grey indicating areas of population decline and orange indicating areas of population growth.
Between 1970 and 2010, the distribution of the city’s population generally shifted from high-density to moderate-density neighborhoods.
Many of the neighborhoods that had the highest density levels in 1970—such as the south Bronx, Lower East Side, and Harlem—suffered dramatic population losses during the 1970s and have still not recovered these losses.
Meanwhile, the population grew in many of the city’s moderate and lower density areas.








DRIVERS OF DENSITY 

There are two contributors to changes in 
population density: the number housing  
units and the number of people per unit.  

31 

Presenter
Presentation Notes
A neighborhood’s population density can increase through the addition of housing units, an increase in the number of people per unit, or a combination of both. 




DRIVERS OF DENSITY 

The addition of new housing and number of people per unit 
have both contributed to changes in the city’s density. 

Sources: U.S. Census, Neighborhood Change Database, NYC Department of Finance Final Tax Roll 
Files, NYU Furman Center 
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Presenter
Presentation Notes
The number of housing units in the city has risen steadily since 1970.




DRIVERS OF DENSITY 

The addition of new housing and number of people per unit 
have both contributed to changes in the city’s density. 

Sources: U.S. Census, Neighborhood Change Database, NYC Department of Finance Final Tax Roll 
Files, NYU Furman Center 

33 

2,917 2,942 
2,992 

3,201 

3,371 

2.71 

2.40 
2.45 

2.50 
2.43 

2.0

2.5

3.0

2,500

3,000

3,500

1970 1980 1990 2000 2010

PEO
PLE  PER U

N
IT 

H
O

U
SI

N
G

 U
N

IT
S 

 (
TH

O
U

SA
N

D
S)

 IN
 N

YC
 

Presenter
Presentation Notes
Meanwhile, the number of people per housing unit declined dramatically during the 1970s and remains only slightly above 1980 levels.  
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Sources: U.S. Census, Neighborhood Change 
Database, NYC Department of Finance Final Tax Roll 
Files, NYU Furman Center 34 

DRIVERS OF DENSITY 

Lower Manhattan and parts of 
Brooklyn and Queens saw the 
largest increases in housing units. 

Change in Thousands of Housing Units per 
Square Mile of Land, 1970-2010 

Presenter
Presentation Notes
This map shows the geography of changes in housing density between 1970 and 2010. 
Here we see that in many of the neighborhoods in the city that suffered losses in housing stock during the 1970s, like the South Bronx and Central Harlem, the number of housing units is still well below what it was in 1970. 
The most substantial increases in housing units the city all occurred in Manhattan south of 110th street.



DENSITY AND QUALITY OF LIFE 

Population density is associated with 
certain positive neighborhood amenities, 
and largely unrelated to many negative 
attributes. 
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Presentation Notes
As our panelists know, community residents often resist higher levels of density, voicing concerns about congestion and livability. 
Yet at least as of today, greater density does not seem to negatively correlate with these indicators of New Yorker’s quality of life.



DENSITY AND QUALITY OF LIFE 

Educational proficiency does not strongly relate 
to density in NYC. 

Sources: NYC Department of Education, U.S. Census, Neighborhood Change 
Database, NYU Furman Center 
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Presentation Notes
For example, while there were disparities across the city’s neighborhoods in educational outcomes during the 2013-2014 school year, these disparities did not strongly correlate with neighborhood density.
We divided New York City’s community districts in the five quintiles based on density level. 
The schools with the highest scores on both math and reading tests were located in the highest-density neighborhoods, shown here all the way to the right.




DENSITY AND QUALITY OF LIFE 

Schools in higher-density neighborhoods had 
fewer students per teacher. 

Sources: NYC Department of Education, U.S. Census, Neighborhood Change 
Database, NYU Furman Center 
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Presentation Notes
Perhaps more importantly, schools in higher-density neighborhoods actually had FEWER students per teacher in the 2012-2013 school year, though the differences were fairly small.



DENSITY AND QUALITY OF LIFE 

Measures of public safety do not strongly  
relate to density. 

Sources: NYC Department of Education, U.S. Census, Neighborhood Change 
Database, NYU Furman Center 
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As for crime, the lowest-density neighborhoods had the lowest average crime rates. 
But there does not appear to be any relationship between density and crime beyond that.  Neighborhoods in each of the four higher density categories had similar average crime rates. 




DENSITY AND QUALITY OF LIFE 

Higher density neighborhoods had slightly more 
retail options. 

Sources: National Establishment Time Series, U.S. Census, Neighborhood Change Database, NYU 
Furman Center 
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Presentation Notes
Meanwhile, residents of New York City’s highest density neighborhoods had slightly more retail options.



DENSITY AND QUALITY OF LIFE 

Residents in higher density neighborhoods had 
shorter commutes. 

Sources: U.S. Census, Neighborhood Change Database, NYU Furman Center 
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And enjoyed shorter commute times.




LOOKING TO NYC’S FUTURE 

In 2013, the New York City Department of 
City Planning projected that the city’s 
population will grow by approximately 
578,000 people between 2010 and 2030 to 
reach a new high of 8.82 million. 

41 

Presenter
Presentation Notes
The Department of City Planning projects further growth – amounting to some 578,000 additional people between 2010 and 2030.
The report shows that this addition is unlikely to have dramatic effects on typical density levels – but I’m going to leave it to our panelists to discuss whether an how the city can best accommodate those new residents.  
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