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Executive Summary
Housing Market Area Description
The Newark Housing Market Area (HMA), conterminous 
with the Newark, NJ-PA metropolitan division, includes 
seven counties and is part of the greater New York-
Newark-Jersey City, NY-NJ-PA Metropolitan Statistical 
Area (MSA). For the purpose of this report, the HMA is 
divided into two submarkets: the Central submarket, 
which includes Essex and Union Counties in New Jersey; 
and the Suburban submarket, which includes Hunterdon, 
Morris, Somerset, and Sussex Counties in New Jersey, 
and Pike County in Pennsylvania. The HMA is home 
to the Newark campus of Rutgers University and the 
Rutgers Biomedical and Health Sciences division, as  
well as the Newark Liberty International Airport—the  
first municipal, commercial airport in the nation. Before 
the most recent implementation of travel restrictions,  
the Newark Liberty International Airport was one of  
the most visited airports in the nation (Port Authority  
of New York and New Jersey, 2018).

The current population of the HMA is estimated at  
2.49 million.

Tools and Resources

Find interim updates for this metropolitan area, and select geographies nationally, 
at PD&R’s Market-at-a-Glance tool.
Additional data for the HMA can be found in this report’s supplemental tables.
For information on HUD-supported activity in this area, see the Community Assessment Reporting Tool.

https://www.huduser.gov/portal/ushmc/mag.html
https://www.huduser.gov/portal/publications/pdf/CMARtables_NewarkNJ-PA_21.pdf
https://egis.hud.gov/cart/
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Market Qualifiers

Due to the restrictions put in place to slow the 
spread of COVID-19 beginning March 16, 2020, 
nonfarm payrolls in the Newark HMA declined 
during the past year after 9 consecutive years of 
growth. During the 12 months ending February 
2021, nonfarm payrolls declined in 10 of 11 sectors, 
led by a decrease in the leisure and hospitality 
sector. While the economy of the HMA remained 
weak during the past year, job levels continued  
to recover from the early part of the pandemic.  
Since declining by 186,400 jobs, or 15.2 percent, in 
March and April 2020, 36 percent of the jobs lost 
have been recovered (not seasonally adjusted). 
During the 3-year forecast period, nonfarm  
payrolls are expected to increase an average of 
2.6 percent annually as restrictions to counter  
the spread of COVID-19 are eased.

The sales market in the HMA is balanced, with  
an estimated vacancy rate of 1.9 percent, up 
slightly from 1.8 percent in April 2010. During the 
12 months ending February 2021, the number of 
new and existing home sales increased by 200, 
or less than 1 percent, to 38,950, and the average 
home sales price increased by $61,950, or  
16 percent, to a high of $457,600 (Zonda). During 
the next 3 years, demand is estimated for 5,150 
new homes, with slightly more than one-half of 
demand concentrated in the Central submarket. 
The 700 homes under construction in the HMA  
will satisfy a portion of that demand.

The rental housing market in the HMA is currently 
slightly soft, compared with soft conditions in 
2010, while the apartment market is currently 
balanced. The apartment vacancy rate during the 
first quarter of 2021 was 4.7 percent, up from  
4.4 percent a year earlier, and the average 
apartment rent declined by less than 1 percent 
from a year earlier to $1,462 (Moody’s Analytics 
REIS). During the forecast period, demand is 
estimated for 12,200 new rental units, with most  
of that demand in the Central submarket. The 
8,600 units under construction in the HMA will 
satisfy a portion of this demand.

Economy
Weak, but Improving: During  
the 12 months ending February 
2021, nonfarm payrolls decreased 
by 128,900 jobs, or 10.4 percent, 
compared with the previous  
12-month period.

Rental Market
Slightly Soft: The overall rental vacancy 
rate is estimated at 7.4 percent, down 
from the 8.0-percent rate in April 2010.

Sales Market
Balanced: The HMA had 2.9 months 
of available for-sale housing 
inventory in February 2021, down 
from 5.0 months of inventory in 
February 2020 (CoreLogic, Inc.).

TABLE OF CONTENTS
Economic Conditions 4
Population and Households 9
Home Sales Market 13
Rental Market 23
Terminology Definitions and Notes 30

Notes: Total demand represents estimated production necessary to achieve a balanced market at the end of the forecast period. Units under 
construction as of March 1, 2021. The forecast period is March 1, 2021, to March 1, 2024.
Source: Estimates by the analyst

3-Year Housing Demand Forecast
Sales Units Rental Units

Newark  
HMA Total

Central 
Submarket

Suburban 
Submarket

Newark  
HMA Total

Central 
Submarket

Suburban 
Submarket

Total Demand 5,150 2,650 2,500 12,200 8,950 3,250
Under Construction 700 200 500 8,600 4,625 3,975
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Economic Conditions
Largest Sector: Professional and Business Services

The professional and business services sector accounted for  
20 percent of all nonfarm payroll jobs in the HMA and was the  
sector that added the most jobs from 2012 through 2019, before  
the current economic downturn. 

Primary Local Economic Factors
Four nonfarm payroll sectors significantly contribute to the local economy. 
The largest of these is the professional and business services sector, which 
makes up approximately 20 percent of all nonfarm payroll jobs in the HMA 
(Figure 1). Audible, Inc., a subsidiary of Amazon.com, Inc., and Prudential 

Financial, Inc. are headquartered in Newark, NJ, in Essex County. Additionally, 
the education and health services sector accounts for 16 percent of jobs in the 
HMA, with RWJBarnabas Health and Atlantic Health System being two of the 
largest employers in the HMA (Table 1), whereas the wholesale and retail trade 
and government sectors each make up 15 percent of jobs in the HMA.

The Newark Liberty International Airport, on the boundary between the cities 
of Elizabeth and Newark, has been a major contributor to the economy of the 
HMA since it began to operate in 1928. Employment at the airport is across 
various sectors, including the transportation and utilities, the wholesale and 
retail trade, the leisure and hospitality, and the government sectors. Before 
travel restrictions were implemented to slow the spread of COVID-19, the 
airport supported approximately 24,500 employees who served more than  
43 million passengers traveling through it each year (Port Authority of New York 
and New Jersey, 2018). The airport contributed about $11.3 billion in economic 
activity to the New York/New Jersey region, including $3.3 billion in wages and 
salaries for approximately 110,000 jobs derived from airport activity.

Education 
& Health 
Services 

16%

Mining, Logging, & Construction 4%
Manufacturing 7%

Transportation 
& Utilities 5%

Information 2%

Financial Activities 7%

Professional & Business Services 20%

Leisure & 
Hospitality 6%

Health 14%

Education 2%

Other Services 4%

Federal 2%
State 3%

Local 10%

Total
1,106.3

Government 
15%

Wholesale 5%

Trade 15%
Retail 10%

Notes: Total nonfarm payroll is in thousands. Percentages may not add to 100 percent due to rounding. 
Based on 12-month averages through February 2021.
Source: U.S. Bureau of Labor Statistics

Figure 1. Share of Nonfarm Payroll Jobs in the Newark HMA, by Sector

Name of Employer Nonfarm Payroll Sector Number of Employees
Rutgers Biomedical and Health Sciences Government 20,700

Verizon Communications Inc. Information 15,800

United Airlines, Inc. Transportation & Utilities 13,400

Public Service Enterprise Group, Inc. Transportation & Utilities 13,000

RWJBarnabas Health Education & Health Services 11,000

Prudential Financial, Inc. Financial Activities 9,200

Montclair State University Government 7,050

Merck & Co., Inc. Manufacturing 6,500

Atlantic Health System Education & Health Services 6,150

Picatinny Arsenal Government 6,000

Table 1. Major Employers in the Newark HMA

Note: Excludes local school districts.
Sources: Moody’s Analytics REIS
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Table 2. 12-Month Average Nonfarm Payroll Jobs (1,000s) in the Newark HMA, by Sector
12 Months Ending 

February 2020
12 Months Ending 

February 2021 Absolute Change Percentage Change

Total Nonfarm Payroll Jobs 1,235.2 1,106.3 -128.9 -10.4
Goods-Producing Sectors 123.8 116.3 -7.5 -6.1

Mining, Logging, & Construction 47.0 43.0 -4.0 -8.5
Manufacturing 76.8 73.3 -3.5 -4.6

Service-Providing Sectors 1,111.4 990.0 -121.4 -10.9
Wholesale & Retail Trade 178.2 163.4 -14.8 -8.3
Transportation & Utilities 67.9 58.8 -9.1 -13.4
Information 21.6 21.8 0.2 0.9
Financial Activities 78.0 75.1 -2.9 -3.7
Professional & Business Services 240.5 226.6 -13.9 -5.8
Education & Health Services 195.8 175.3 -20.5 -10.5
Leisure & Hospitality 102.5 66.6 -35.9 -35.0
Other Services 54.5 41.3 -13.2 -24.2
Government 172.5 161.3 -11.2 -6.5

Notes: Based on 12-month averages through February 2020 and February 2021. Numbers may not add to totals due to rounding. Data are in thousands.
Source: U.S. Bureau of Labor Statistics 

Current Conditions—
Nonfarm Payrolls
The Newark HMA was affected particularly 
hard by the countermeasures implemented 
to slow the spread of COVID-19. In mid-March 
2020, the governor of New Jersey ordered the 
closures of numerous nonessential businesses 
to mitigate the adverse health outcomes of the 
pandemic, including enforcing social distancing 
and discouraging nonessential travel, causing 
economic activity in the HMA decline significantly. 
During the pandemic, the most severe job losses 
occurred in March and April of 2020, when many 
nonessential businesses closed and services 
were limited. As businesses reopened with 
limited capacity beginning in May 2020, some 
of the jobs lost gradually returned. By February 
2021, 36 percent of the jobs lost in the HMA were 
recovered (not seasonally adjusted).

Although some of the jobs lost during the early 
part of the pandemic have returned, nonfarm 
payrolls during the 12 months ending February 
2021 were down by 128,900 jobs, or 10.4 percent 
compared with the previous 12-month period 
(Table 2). During the past 12 months, the decline 
in nonfarm payrolls in the HMA was more severe 
than the decline in New Jersey and the nation, 
which fell 9.9 and 7.0 percent, respectively. The 
greater rate of jobs lost in the HMA occurred 
in part because the airline industry, a primary 
industry in the HMA, had been disproportionately 

affected by efforts to slow the spread of the virus. As of October 2020, passenger volume at Newark 
Liberty International Airport was down 71 percent from October 2019 (Port Authority of New York and New 
Jersey). In September 2020, United Airlines, Inc., one of the largest employers in the HMA, accounting 
for approximately 64 percent of passenger traffic through the airport, announced the furlough of 16,000 
employees, nationally, beginning October 2020.

During the 12 months ending February 2021, 10 of the 11 economic sectors in the HMA lost jobs. The 
largest decline was in the leisure and hospitality sector, which fell by 35,900 jobs, or 35.0 percent, from 
the previous 12-month period. The decline in this sector is due to limited travel into the HMA during this 
period, as well as efforts by the states within the HMA to slow the spread of the virus by implementing 
social distancing requirements limiting capacity, leading to business closures. Approximately 78 percent  
of the jobs lost in this sector were in the accommodation and food services industry.

Other sectors greatly impacted by COVID-19 countermeasures include the education and health services 
and the wholesale and retail trade sectors. During the 12 months ending February 2021, the education 
and health services sector declined by 20,500 jobs, or 10.5 percent, with an estimated 80 percent of the 
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jobs lost in this sector in the health care and social 
assistance industry. Services for the elderly or 
disabled, family services, vocational rehabilitation 
services, and child daycare services were among 
the primary sources of job losses. Also contributing 
to job losses were restrictions placed on most 
elective medical procedures and significantly 
fewer routine checkups with dentists and private 
physicians. During this period, the wholesale and 
retail trade sector was down by 14,800 jobs, or  
8.3 percent. Approximately 75 percent of the  
jobs lost were in the retail subsector, which fell  
9.7 percent due to limited in-person shopping.

The only sector to have grown during the 
12 months ending February 2021 was the 
information sector, which grew by 200 jobs, or 
0.9 percent. All the growth in this sector was 
in the telecommunications industry as more 
people began to telework during the pandemic, 
and demand for stay-at-home entertainment 
through cable and the internet increased. During 
this period, the telecommunications subsector 
increased by 800 jobs, or 7.7 percent, compared 
with the previous 12-month period.

Current Conditions—Unemployment
As a result of the large number of jobs lost during the past year, the unemployment rate increased significantly 
in the HMA. During the 12 months ending February 2021, the unemployment rate averaged 10.3 percent,  
up from 3.5 percent during the previous 12-month period and significantly higher than the national rate of 
8.5 percent (Figure 2). The average unemployment rate during the past 12 months was the highest it has 
been during the past two decades.
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Figure 2. 12-Month Average Unemployment Rate in the Newark HMA and the Nation
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2002 Through 2005
After the national recession in the early 2000s, 
the economy of the Newark HMA slightly 
weakened while the nation began to recover. 
From 2002 through 2005, nonfarm payrolls in 
the HMA declined by an average of 600 jobs, 
or 0.1 percent, annually (Figure 3). Nationally, 
during the same period, nonfarm payrolls 
increased an average of 0.4 percent annually. 
The manufacturing sector continued to decline 
in the HMA, a trend since the 1990s, due to 
increased outsourcing by manufacturers and 
advances in automation. From 2002 through 
2005, the manufacturing sector fell by an average 
of 5,200 jobs, or 4.4 percent, each year—the 
highest total number of jobs lost in any sector, 
while the information and the professional and 
business services sectors declined by averages 
of 2,900 and 2,000 jobs, or 7.8 and 0.9 percent, 
respectively. Partially offsetting losses were job 
gains in the government and the education and 
health services sectors, which added averages  
of 4,600 and 2,400 jobs, or 2.7 and 1.6 percent,  
a year, respectively.

2006 Through 2007
Compared with the previous period, economic 
conditions in the HMA improved from 2006 
through 2007. During this period, nonfarm 
payrolls grew by an average of 7,600 jobs, or  
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Figure 3. 12-Month Average Nonfarm Payrolls in the Newark HMA

0.6 percent, annually. In 2006, the HMA recovered the number of jobs lost during the previous 4 years, 
and payrolls rose to nearly 1.23 million jobs in 2007. The professional and business services sector 
accounted for approximately 61 percent of the jobs gained during the 2006-through-2007 period, growing  
by an average of 4,600 jobs, or 2.2 percent, each year. In 2007, Audible, Inc. moved its headquarters 
to the city of Newark, bringing more than 100 jobs to the HMA in the initial move and increasing its 
workforce to more than 1,600 people by 2019. The education and health services and the leisure and 
hospitality sectors averaged an additional 3,600 and 2,000 jobs each year, or annual growth of 2.2 and 
2.5 percent, respectively. During the period, job losses continued in the manufacturing sector, with an 
average annual decline of 3,600 jobs, or 3.4 percent.

2008 Through 2011
The economic impact of the Great Recession was more severe in the HMA compared with the nation. 
From 2008 through 2011, nonfarm payrolls in the HMA declined by an average of 19,600 jobs, or  
1.6 percent, annually, compared with the national average job loss rate of 1.1 percent each year during  
the same period. The mining, logging, and construction sector had the greatest rate of decline in the  
HMA, down an average of 6.9 percent, or by 3,200 jobs, a year; that decline was in response to a sharp 
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Commuting Patterns
Many people who live in the Newark HMA commute to other parts of the  
New York-Newark-Jersey City, NY-NJ-PA MSA for work. During the 5-year  
period from 2011 to 2015, an estimated 26 percent of the working residents  
in the HMA, or 303,000 people, were employed in other portions of the  
New York-Newark-Jersey City, NY-NJ-PA MSA (2011–15 American Community 
Survey [ACS] 5-year data). Nearly 100,000 residents who worked outside  
of the HMA commuted to New York City, 80 percent of whom worked in the 
borough of Manhattan.

Employment Forecast
During the 3-year forecast period, the economy of the HMA is expected 
to continue to recover from the recent job losses, with nonfarm payrolls 

estimated to increase an average of 2.6 percent annually; however, the 
number of jobs lost in 2020 are not expected to be fully recovered by  
the end of the forecast. Nevertheless, job growth is stronger than from  
2012 through 2019 as the jobs lost during the pandemic return. Gains are  
expected to be largely concentrated in the leisure and hospitality and the 
education and health services sectors as the restrictions put in place to  
slow the spread of COVID-19 continue to ease, and businesses such as 
medical offices and restaurants return to more normal operations.

decrease in new home construction as demand fell due to a tightening credit 
market, an increased rate of foreclosures, and slower population growth, 
particularly in the Suburban submarket. The manufacturing sector continued 
to decline, losing an average of 5,100 jobs, or 5.5 percent, each year, the 
most jobs lost of any sector. In 2010, approximately 500 workers were laid 
off at one of the Merck & Co., Inc. pharmaceutical manufacturing facilities 
in the HMA, as part of a larger restructuring plan after its acquisition of the 
Schering-Plough Corporation in 2009. The education and health services  
and the leisure and hospitality sectors were the only sectors that added jobs 
during this period, growing by averages of 500 and 400 jobs, or 0.3 and  
0.5 percent, respectively, each year.

2012 Through 2019
Economic conditions improved moderately from 2012 through 2019, but job 
growth in the HMA was slower than in the nation. During the 8-year period, 

nonfarm payrolls increased by an average of 10,800 jobs, or 0.9 percent, 
annually. By comparison, payrolls nationwide were up an average of  
1.7 percent annually during the same period. In the HMA, the professional and 
business services sector grew by an average of 3,700 jobs, or 1.7 percent, 
annually. In 2013, Bayer AG opened a new 94-acre campus, consolidating its 
Bayer Healthcare LLC operations into a single headquarters in Morris County, 
in the Suburban submarket. In 2019, Audible, Inc. opened its new “Innovation 
Cathedral” in a renovated Presbyterian church in the city of Newark, creating 
an additional 350 jobs. From 2012 through 2019, the education and health 
services sector added an average of 3,400 jobs, or 1.9 percent annually, while 
the leisure and hospitality sector added an average of 2,400 jobs each year, 
an annual growth rate of 2.6 percent. From 2012 through 2019, 22 hotels 
opened in the HMA, adding 2,700 rooms to the hotel room inventory.
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Population and Households
Current Population: 2.49 Million

Since 2010, the population of the HMA has increased slowly due to growing net out-migration 
and declining net natural change. 

Population Trends
Population growth in the Newark HMA has slowed during the past decade, most recently becoming 
negative. As of March 1, 2021, the population of the HMA is estimated at nearly 2.49 million, representing 
an average annual population increase of 1,975, or 0.1 percent, since 2010 (Table 3). Despite job growth 
from 2012 through 2019, population growth has slowed during this period, partly due to the net out-
migration of retirees from the HMA coupled with declines in net natural change. According to the United 
Van Lines National Mover Survey, during 2020, New Jersey had the highest ratio of outbound movers to 
inbound movers in the nation, with 70 percent of movers being outbound. Of the people moving out of the 
state of New Jersey, more than 35 percent are over the age of 65. The Miami-Fort Lauderdale-West Palm 
Beach, FL MSA is one of the top destinations for people moving out of the New York-Newark-Jersey City, 
NY-NJ-PA MSA, second only to the neighboring Philadelphia-Camden-Wilmington, PA-NJ-DE-MD MSA (U.S. 
Census Bureau 2014–2018 Metro-to-Metro Migration Flows).

From 2000 to 2008, annual population growth averaged 0.3 percent, with net out-migration averaging 
7,675 people a year from the HMA, offset by an annual net natural change of 14,250 people (U.S. Census 

Population  
Quick Facts

2010 Current Forecast
Population 2,471,171 2,493,000 2,497,000

Average Annual Change 7,475 1,975 1,600
Percentage Change 0.3 0.1 0.1

Household 
Quick Facts

2010 Current Forecast
Households 893,969 927,500 937,200

Average Annual Change 3,350 3,075 3,225
Percentage Change 0.4 0.3 0.3

Notes: Average annual changes and percentage changes are based on averages from 2000 to 2010, 2010 to current, and current to forecast.  
The forecast period is from the current date (March 1, 2021) to March 1, 2024.
Sources: 2000 and 2010—2000 Census and 2010 Census; current and forecast—estimates by the analyst

Table 3. Newark HMA Population and Household Quick Facts

Bureau population estimates as of July 1). From 
2008 to 2011, as the economy weakened due to 
the Great Recession, population growth increased 
to a rate of 0.4 percent annually, with net out-
migration and net natural change averaging 
2,275 and 11,800 people each year, respectively. 
Compared with the previous period, the large 
decline in net out-migration was due to workers 
delaying retirement because of the weak economy 
and declining home sales prices preventing 
people from moving out of the HMA. From 2008 
to 2011, migration out of New Jersey to Arizona, 
Florida, Nevada, North Carolina, and South 
Carolina decreased 20 percent (Internal Revenue 
Service [IRS] migration data). From 2011 to the 
current date, the population of the HMA grew an 
average of less than 0.1 percent annually. During 
this period, net out-migration increased to an 
average of 6,875 people a year because economic 
conditions improved, the housing market 
recovered, and asset portfolios appreciated, 
helping to facilitate retirement. From 2012 to 2019, 
migration from New Jersey to Arizona, Florida, 
Nevada, North Carolina, and South Carolina 
increased 28 percent. Despite retirees moving  
out of the HMA, net natural change averaged 
8,275 people each year, continuing a decline 
since 2001 due to the aging population of people 
who remain in the HMA. Figure 4 shows the 
components of the population change in the HMA 
from 2000 to the forecast date.
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Central Submarket
Population trends in the Central submarket are 
similar to that of the HMA overall. From 2000 to 
2008, the population of the submarket declined 
by an average of 1,275, or 0.1 percent, a year, with 
an average annual net out-migration of 9,550 
people, partially offset by an average annual net 
natural change of 8,275 people. From 2008 to 
2011, the population began to grow, increasing 
by an average of 6,600 people, or 0.5 percent 
annually. The population growth was mostly due 
to an 88-percent decline in net out-migration to 
an average of 1,300 people annually. From 2011 
to the current date, the population grew by an 
average of 2,925, or 0.2 percent, each year with 
net out-migration increasing once again to an 
average of 3,950 people each year.

Suburban Submarket
The population of the Suburban submarket has 
declined, due in part to a decrease in annual net 
natural change because the population is older 
compared with the Central submarket, as detailed 
below. From 2000 to 2006, the population in 
the Suburban submarket grew by an average of 
9,125, or 0.8 percent, each year, with annual net 
in-migration and net natural change averaging 
2,800 and 6,325 people, respectively. From 
2006 to 2012, population growth slowed to an 
average of 2,650 people, or 0.2 percent, each 
year due to net out-migration of 1,300 people 
annually and net natural change slowing to 3,950 
people annually. From 2012 to the current date, 

Notes: Data displayed are average annual totals. The forecast period is from the current date (March 1, 2021), to March 1, 2024.
Sources: U.S. Census Bureau; current to forecast—estimates by the analyst
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Figure 4. Components of Population Change in the Newark HMA, 2000 Through the Forecast

the population has declined by an average of 1,625 people, or 0.1 percent annually, with annual net out-
migration increasing to an average of 2,925 people annually and net natural change slowing further to  
an average of 1,300 people each year.

Student Population
The student population accounts for a modest portion of the population of the HMA. Approximately 78,200 
undergraduate and graduate students attend school in 1 of the 10 public and private universities that offer 
4-year degrees—a 3-percent share of the population of the HMA (National Center for Education Statistics). 
Eight of those schools are in the Central submarket, where student enrollment makes up 96 percent 
of total student enrollment at universities in the HMA. In the Central submarket, the student population 
accounts for nearly 7 percent of the total population of the HMA. Since 2010, student enrollment at 
universities in the Central submarket increased an average of 0.6 percent each year, outpacing overall 
population growth.

Demographics
The median age of people residing in the Central submarket is significantly lower than that of people 
living in counties in the Suburban submarket. It is more attractive to young professionals because of its 
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urban areas, proximity to New York City, and 
several public and private universities—including 
Montclair State University and Rutgers University-
Newark Campus in Essex County and Kean 
University in Union County. From 2011 through 
2015, approximately 69,000 of the nearly 100,000 
people that commuted daily to New York City  
from the HMA lived in the Central submarket  
(ACS 5-year data). From 2015 through 2019, the 
median ages in Essex and Union Counties in the 
Central submarket were 37.6 and 38.7 years, 
respectively (ACS 5-year data). By comparison, 
the median ages in Hunterdon, Morris, Somerset, 
and Sussex Counties in New Jersey (Suburban 
submarket) were 46.3, 42.8, 41.7, and 44.7 years, 
respectively. In Pike County, Pennsylvania, the 
median age was 48.2 years.

Poverty and Income Inequality
Severe income inequality and poverty is an issue 
in the HMA, most notably in Essex County. In 
Essex County, the share of people living below the 
poverty line in 2019 is estimated at 15.8 percent, 
higher than the estimated 10.0 percent in New 
Jersey and 13.4 percent nationally (2019 ACS 
1-year data). It is the only county in the HMA where 
the poverty rate exceeded 10 percent. The Gini 
index, a measure of income distribution across a 
population, for Essex County, ranked the county 
24th in income inequality out of more than 3,200 
counties in the nation in 2018 (U.S. Census Bureau, 
2018 Gini Index).

Median household incomes in the Central submarket are lower than those in the Suburban submarket. 
In the Central submarket, median household incomes in Essex and Union Counties in 2019 were $61,510 
and $80,198, respectively. In the Suburban submarket, the median household incomes for Huntingdon, 
Morris, Somerset, and Sussex Counties in New Jersey were $115,379, $115,527, $113,611, and $94,520, 
respectively. In Pike County, Pennsylvania, the median income was estimated at $65,928. The lower 
median household income in Pike County, as compared with the rest of the Suburban submarket, is due  
to Pike County being in the Pocono Mountains, a popular tourist destination, with nearly 30 percent of  
the jobs in the county being in the leisure and hospitality sector.

Household Trends
The HMA has an estimated 927,500 households as of March 1, 2021, an average increase of 3,075 
households, or 0.3 percent, annually since 2010. By comparison, household growth averaged 3,350, 
or 0.4 percent, annually from 2000 to 2010. The low rate of change is due to an increase in the rate 
of household growth in the Central submarket being offset by a lower rate of household growth in the 
Suburban submarket. From 2010 to the current date, the number of households in the Central submarket 
grew by an average of 2,000, or 0.4 percent, annually compared with an average of 200 households, or 
less than 0.1 percent growth, annually from 2000 to 2010. In the Suburban submarket, from 2010 to the 
current date, an average of approximately 1,075 households were added annually, a rate of 0.2 percent. 
This is lower than the previous decade when household growth averaged 3,150, or 0.8 percent, annually. 
The average household size in both submarkets has declined with a decrease in births, an increase in 
deaths, and a greater share of relatively smaller households headed by householders aged 65 and older. 
The homeownership rate is currently estimated at 61.4 percent, down from 63.9 percent in 2010. The 
decline in homeownership is due to a tighter credit market after the Great Recession and a decrease in 
the number of affordable homes for sale in the HMA. Currently, the estimated homeownership rate in the 
Central submarket is 49.6 percent, well below the 74.8 percent rate in the Suburban submarket. Figure 5 
shows the number of households by tenure in the HMA from 2000 to the current date.

Forecast
During the 3-year forecast period, the population of the HMA is expected to increase by approximately  
1,600 a year, or 0.1 percent, annually, with an estimated population of nearly 2.50 million by March 1, 2024. Net 
out-migration of retirees is expected to continue as home prices rise and the economy recovers. In the Central 
submarket, the population is estimated to grow by an average of 2,425, or 0.2 percent, each year, whereas the 
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Suburban submarket is forecast to decline by an 
average of 820, or 0.1 percent, annually.

The number of households in the HMA is 
anticipated to increase by an average of 3,225, 
or 0.3 percent, annually, to approximately  
937,200 during the next 3 years. In the Central 
and Suburban submarkets, the number of 
households is expected to increase annually  
by averages of 1,950 and 1,275 households,  
or 0.4 and 0.3 percent, respectively.

Note: The current date is March 1, 2021.
Sources: 2000 and 2010—2000 Census and 2010 Census; current—estimates by the analyst
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Figure 5. Households by Tenure and Homeownership Rate in the Newark HMA



Home Sales Market 13Newark, New Jersey-Pennsylvania Comprehensive Housing Market Analysis as of March 1, 2021

Comprehensive Housing Market Analysis Newark, New Jersey-Pennsylvania
U.S. Department of Housing and Urban Development, Office of Policy Development and Research

Current Conditions
Sales housing market conditions in the Newark 
HMA are balanced, with an estimated vacancy 
rate of 1.9 percent (Table 4), up from 1.8 percent 
in April 2010. The increase in the sales vacancy 
rate is attributed to the Suburban submarket 
because of population decline. Similar to the 
nation as a whole, the HMA has a low inventory 
of homes for sale. The inventory of homes for 
sale in the HMA was down to a 2.9-month supply 
as of February 2021, from a 5.0-month supply in 
February 2020, and well below the 9.6 months  
of inventory in December 2010 (CoreLogic, Inc.).

Home Sales
Sales of new and existing (including regular resale 
and real estate owned [REO]) homes increased 
during the past year, but at a slower rate 
compared with the previous 8 years. During the 
12 months ending February 2021, approximately 
38,950 homes sold, an increase of 200 homes,  
or 1 percent, compared with the 12 months ending 
February 2020 (Zonda). Home sales increased  

Home Sales Market

Market Conditions: Balanced

Home sales market conditions have 
improved since 2010, but affordability  
has declined.

Sales Market— 
Newark HMA

an average of 8 percent annually from 2012 through 2019 due to improving economic conditions. The 
current level of home sales is up 81 percent compared with the recent low of 21,500 homes sold during 
2011. Figure 6 shows the 12-month average sales totals by sales type in the HMA since February 2006. 

Home Sales  
Quick Facts

Newark HMA Nation
Vacancy Rate 1.9% NA
Months of Inventory 2.9 1.3
Total Home Sales  38,950  5,822,000 

1-Year Change 1% -1%
New Home Sales Price  $656,200  $409,200 

1-Year Change 2% -1%
Existing Home Sales Price  $451,300  $349,600 

1-Year Change 16% 12%
Mortgage Delinquency Rate 5.3% 3.7%

NA = data not available.
Notes: The vacancy rate is as of the current date; home sales and prices are for the 12 months ending February 2021; and months of inventory and 
mortgage delinquency data are as of February 2021. The current date is March 1, 2021.
Sources: CoreLogic, Inc.; Zonda

Table 4. Home Sales Quick Facts in the Newark HMA

REO = real estate owned.
Source: Zonda
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Note: New and existing sales include single-family homes, townhomes, and condominium units.
Source: Zonda
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Figure 7. Share of Overall Sales by Price Range During the 12 Months  
Ending February 2021 in the Newark HMA

Figure 7 shows the share of home sales by price 
range during the 12 months ending February 2021.

REO Sales and Seriously 
Delinquent Mortgages and 
REO Properties
A large number of foreclosed homes entered  
the market during the Great Recession, and a 
period with a high number of REO sales followed. 
During the 12 months ending February 2021, REO 
home sales accounted for approximately 3 percent 
of existing home sales, well below a high of  
13 percent in 2009 (Zonda). During the 12 months 
ending February 2021, the price of an REO home 
in the HMA averaged $269,800, representing a 
19-percent increase in price from the previous 
12-month period. Despite the significant increase 
during the past year, the average price of an REO 
home was 41 percent less than the average price 
for a regular resale home.

Mortgage delinquencies have increased in the 
past year because of the economic downturn; 
however, they remain well below the high 
mortgage delinquency rates reached after the 
Great Recession. In February 2021, 5.3 percent 
of home loans in the Newark HMA were seriously 
delinquent or had transitioned into REO status, up 
from 2.0 percent in February 2020 but below a 
peak of 11.9 percent in January 2012 (CoreLogic, 
Inc.). Nationally, this rate peaked in January 2010 
at 8.6 percent. The current rate is lower than the 

New Jersey rate of 5.6 percent but higher than the national rate of 3.7 percent. The recent increase in the 
rate of seriously delinquent home loans and REO properties began in May 2020, after the introduction of 
measures to slow the spread of COVID-19 resulted in significant job losses, and some mortgage holders 
struggled to make their payments. Approximately 14,950 mortgages in the HMA were 90 or more days 
past due in February 2021—nearly three times the number from February 2020; however, the number of 
home loans in foreclosure declined 27 percent, and the number of REO homes declined 66 percent. The 
decline in foreclosures reflects increased participation in mortgage forbearance programs by borrowers, 
which were allowed for federally backed mortgages by the Coronavirus Aid, Relief, and Economic Security 
(CARES) Act.

Home Sales Prices
During the 12 months ending February 2021, the average sales price of a home in the HMA increased  
16 percent from 1 year earlier to $457,600. By comparison, from 2013 through 2019, home prices 
increased by an average of 1 percent each year. The large increase in home prices compared with the 
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REO = real estate owned.
Source: Zonda

700,000

600,000

500,000

400,000

300,000

200,000

100,000

0

Av
er

ag
e 

Sa
le

s 
Pr

ic
e 

($
)

Feb
-06

Feb
-07

Feb
-08

Feb
-09

Feb
-10

Feb
-11

Feb
-12

Feb
-13

Feb
-14

Feb
-15

Feb
-16

Feb
-17

Feb
-18

Feb
-19

Feb
-20

Feb
-21

New Home Sales Regular Resale Sales REO Sales

Figure 8. 12-Month Average Sales Price by Type of Sale in the Newark HMAprevious 7 years is due to a decline in inventory, 
increased cost of materials, and historically low 
interest rates. The price of lumber used to build 
an average home has nearly doubled since April 
2020 causing the price of a new single-family 
home to increase by more than $24,000 (National 
Association of Home Builders [NAHB]). During 
February 2021, the average interest rate for a 
30-year fixed-rate mortgage was 2.81 percent, the 
lowest February average since 1971 (Freddie Mac). 
Figure 8 shows 12-month average sales prices by 
sales type in the HMA since February 2006.

Housing Affordability: Sales
The affordability of buying a home in the HMA has 
generally declined since 2017. Falling inventory 
levels have placed upward pressure on home 
prices, dampening growth in homeownership—
particularly in areas within the HMA with relatively 
lower median household incomes. The NAHB/
Wells Fargo Housing Opportunity Index (HOI) 
for the Newark HMA, representing the share of 
homes sold that would have been affordable to 
a family earning the local median income, was 
50.9 during the first quarter of 2021, compared 
with 63.1 nationally. In the HMA, the current HOI 
is down from 58.7 during the first quarter of 2020 
and is below a recent high of 71.1 during the first 
quarter of 2017 (Figure 9). During the first quarter 
of 2021, the HMA was the fifth least affordable 
area among metropolitan areas and metropolitan 
divisions in the northeast region of the nation, 

NAHB = National Association of Home Builders. Q1 = first quarter.
Sources: NAHB; Wells Fargo

Q1 1
2

Q1 1
3

Q1 1
4

Q1 1
5

Q1 1
6

Q1 1
7

Q1 1
8

Q1 1
9

Q1 2
0

Q1 2
1

75

70

65

60

55

50

N
A

H
B

 O
pp

or
tu

ni
ty

 In
de

x
Figure 9. Newark HMA Housing Opportunity Index



Home Sales Market 16Newark, New Jersey-Pennsylvania Comprehensive Housing Market Analysis as of March 1, 2021

Comprehensive Housing Market Analysis Newark, New Jersey-Pennsylvania
U.S. Department of Housing and Urban Development, Office of Policy Development and Research

with 38 of the 43 ranked areas in the region 
being more affordable than the Newark HMA 
(NAHB). Low housing affordability in the HMA 
has made it difficult for first-time homebuyers to 
enter homeownership, compared with the nation. 
The HUD First-Time Homebuyer Affordability 
Index measures the median household income 
for householders ages 25 to 44 years old relative 
to the income needed to purchase the 25th 
percentile-priced home. The index has generally 
increased from 2014 through 2019 due to median 
household income growing faster than home 
prices during this period (Figure 10). During 2019, 
the index was 1.17, unchanged from 2018. By 
comparison, the national index increased from 
1.81 in 2018 to 1.88 in 2019.

Forecast
During the 3-year forecast period, demand is 
estimated for 5,150 new homes in the HMA  
(Table 5). The 700 homes under construction will 
satisfy some of this demand. Demand is expected  
to slightly increase each year because  
of anticipated economic growth.

Sources: American Community Survey, 1-year data; Federal Housing Finance Agency; Zonda
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Figure 10. Newark HMA HUD First-Time Homebuyer Index

Table 5. Demand for New Sales Units in the Newark HMA During the Forecast Period
Sales Units

Demand 5,150 Units
Under Construction 700 Units

Note: The forecast period is from March 1, 2021, to March 1, 2024.
Source: Estimates by the analyst
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Sales Market— 
Central Submarket

Current Conditions
Sales housing market conditions in the Central 
submarket are balanced, with an estimated 
vacancy rate of 1.4 percent (Table 6), down from 
2.2 percent in April 2010. The inventory of homes 
for sale was down from a 3.5-month supply 
in February 2020 to a 2.6-month supply as of 
February 2021 (CoreLogic, Inc.). The decline in 
available inventory was primarily attributed to 
the reluctance of homeowners to list their homes 
for sale during the COVID-19 pandemic, lower 
homebuilding activity as construction costs rose, 
and historically low mortgage interest rates.

Home Sales
Total home sales in the Central submarket started 
to increase in 2010 after declining significantly 
from 2006 through 2009 (Figure 11) due to the 
Great Recession. After reaching 24,250 homes 
sold during 2005, home sales declined an average 
of 18 percent annually, from 2006 through 2009, 
to 11,050 homes sold during 2009 (Zonda) when 

Market Conditions: Balanced
Home sales decreased in the Central 
submarket, partly because the inventory of 
homes for sale declined, and the average 
price of a home increased at a faster rate 
than the HMA overall.

Home Sales  
Quick Facts

Central Submarket Newark HMA
Vacancy Rate 1.4% 1.9%
Months of Inventory 2.6 2.9
Total Home Sales  17,000  38,950 

1-Year Change -5% 1%
New Home Sales Price  $749,200  $656,200 

1-Year Change 1% 2%
Existing Home Sales Price  $492,900  $451,300 

1-Year Change 22% 16%
Mortgage Delinquency Rate 6.9% 5.3%

Notes: The vacancy rate is as of the current date; home sales and prices are for the 12 months ending February 2021; and months of inventory and 
mortgage delinquency data are as of February 2021. The current date is March 1, 2021.
Sources: CoreLogic, Inc.; Zonda

Table 6. Home Sales Quick Facts in the Central Submarket

REO = real estate owned.
Source: Zonda
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Figure 11. 12-Month Sales Totals by Type in the Central Submarket
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economic conditions deteriorated. From 2010 
through 2013, a period that included introducing 
the first-time homebuyer tax credit incentivizing 
homeownership, the number of home sales 
increased modestly, up an average of less than  
1 percent each year. From 2014 through 2019, 
home sales grew by an average of 1,125, or  
8 percent, annually as the economy improved. 
During the 12 months ending February 2021,  
home sales totaled 17,000—a decline of 5 percent 
from the 17,950 homes sold during the previous 
12-month period. Since 2013, new home sales 
accounted for approximately 2 percent of total 
home sales, compared with 7 percent of total home 
sales from 2005 through 2009 and 3 percent from 
2010 through 2012.

REO Sales and Seriously 
Delinquent Mortgages and 
REO Properties
During the 12 months ending February 2021,  
REO home sales accounted for approximately  
3 percent of existing home sales, down from  
8 percent a year earlier and well below a high  
of 20 percent in 2009 (Zonda). During the  
12 months ending February 2021, the sales 
price of an REO home in the Central submarket 
averaged $289,200, representing a 27-percent 
increase in price from the previous 12-month 
period. Despite the significant increase during  
the past year, the average sales price of an REO 
home was 58 percent of the price of a regular 

resale home. By comparison, during 2011, the average sales price of an REO home was $142,800, or  
36 percent of the price of a regular resale home. Approximately 6.9 percent of home loans in the Central 
submarket were seriously delinquent or had transitioned into REO status, up from 2.6 percent in February 
2020 but below the peak of 16.7 percent in January 2013 (CoreLogic, Inc.).

Home Sales Prices
During the 12 months ending February 2021, the average home sales price in the Central submarket 
increased 22 percent, to $498,100 (Figure 12), compared with a 7-percent growth rate during the previous 
12-month period (Zonda). From 2010 through 2019, the average price of a home grew by an average of  
1 percent each year. By comparison, home sales prices declined during the Great Recession because of 
an increase in the proportion of REO home sales. From 2006 through 2009, the price of a home fell by an 
average of 2 percent annually due to an 11 percent annual decline in REO home prices. At the same time, 
new and regular resale home prices increased by averages of 4 and 1 percent a year, respectively. 

REO = real estate owned.
Source: Zonda
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Sales Construction Activity
Homebuilding activity, as measured by the 
number of single-family homes, townhomes, 
and condominiums permitted, recently declined 
(Figure 13) as construction costs increased and 
net out-migration from the submarket continued 
since 2009. During the 12 months ending February 
2021, nearly 670 homes were permitted, down 
14 percent from the 780 homes permitted a year 
earlier. From 2013 through 2019, sales construction 
activity averaged 820 homes each year. By 
comparison, sales construction activity averaged 
1,250 homes a year from 2000 through 2008, 
before declining to an average of 740 homes a 
year from 2009 through 2012.

New Construction
There are currently an estimated 200 homes  
under construction in the submarket, with 
development concentrated near major commuting 
arteries. Livingston Square is a 170-townhome 
luxury community currently underway in west  
Essex County, near the Columbia Turnpike. Homes 
are built as they are sold, with four-bedroom 
townhomes starting at $670,000. A recently 
completed 25-townhome community is 15 Harbor 
Front Terrace, located on the riverfront in the city  
of Elizabeth in Union County. The price for a three-
bedroom townhome starts at $560,000.

Forecast
During the next 3 years, demand is expected for  
2,650 new homes in the Central submarket (Table 7),  

with demand decreasing each year due to net out-migration. Demand is expected to continue in areas 
where construction is underway, including in areas accessible to major highways and public transportation 
for easy travel into the cities of Newark and New York. The 200 homes currently under construction will 
satisfy a portion of the demand.

Notes: Includes single-family homes, townhomes, and condominiums. Data for 2021 are through February 2021.
Sources: U.S. Census Bureau, Building Permits Survey; 2000 through 2019—final data and estimates by the analyst; 2020 and 2021—preliminary 
data and estimates by the analyst
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Figure 13. Average Annual Sales Permitting Activity in the Central Submarket

Table 7. Demand for New Sales Units in the Central Submarket During the Forecast Period
Sales Units

Demand 2,650 Units

Under Construction 200 Units

Note: The forecast period is from March 1, 2021, to March 1, 2024.
Source: Estimates by the analyst
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Sales Market— 
Suburban Submarket

Current Conditions
Sales housing market conditions in the Suburban 
submarket are balanced, with an estimated 
vacancy rate of 2.3 percent (Table 8), up from  
1.5 percent in April 2010. Conditions have 
softened since 2010, partly because of net out-
migration and a shift from homeownership to 
renting since the housing crisis. Conditions are 
balanced, despite a high vacancy rate, because 
of a relatively low inventory of homes for sale. 
During February 2021, the inventory of homes 
for sale was 3.3 months, down from a 5.7-month 
supply in February 2020 (CoreLogic, Inc.). The 
decline in available inventory was partly attributed 
to the reluctance of homeowners to list their 
homes for sale during the COVID-19 pandemic.

Home Sales
Home sales in the Suburban submarket started to 
increase in 2009 after declining significantly from 
2006 through 2008 (Figure 14) due to the Great 
Recession. After reaching 28,500 homes sold 
during 2005, total sales of new and existing homes 
fell an average of 23 percent annually from 2006 

Market Conditions: Balanced
Home sales prices increased during the 
past year, but at a slower rate than the 
Central submarket, due to higher inventory 
levels resulting from a declining population.

Home Sales  
Quick Facts

Suburban Submarket Newark HMA

Vacancy Rate 2.3% 1.9%

Months of Inventory 3.3 2.9

Total Home Sales  21,950  38,950 

1-Year Change 5% 1%

New Home Sales Price  $620,500  $656,200 

1-Year Change 2% 2%

Existing Home Sales Price  $420,600  $451,300 

1-Year Change 12% 16%

Mortgage Delinquency Rate 4.1% 5.3%

Notes: The vacancy rate is as of the current date; home sales and prices are for the 12 months ending February 2021; and months of inventory and 
mortgage delinquency data are as of February 2021. The current date is March 1, 2021.
Sources: CoreLogic, Inc.; Zonda

Table 8. Home Sales Quick Facts in the Suburban Submarket

REO = real estate owned.
Source: Zonda
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Figure 14. 12-Month Sales Totals by Type in the Suburban Submarket
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through 2008, to 13,150 homes sold during 2008 
(Zonda). Like the Central submarket, from 2009 
through 2012, a period that included introducing 
the first-time homebuyer tax credit, the number 
of home sales increased modestly, up an average 
of less than 1 percent a year. From 2013 through 
2017, the number of home sales increased by an 
average of 1,775, or 11 percent, annually, faster 
than the Central submarket, as the HMA’s economy 
improved. Total home sales fell by an average of 
930, or 4 percent, annually from 2018 through 2019, 
due partly to a rise in 30-year fixed-rate mortgages 
from 2016 through 2018 (Freddie Mac) and ongoing 
population decline. During the 12 months ending 
February 2021, home sales totaled 21,950—an 
increase of 5 percent from the 20,800 homes sold 
during the previous 12-month period. The number 
of homes sold increased during this period due to 
higher levels of inventory available in the Suburban 
submarket compared with the HMA overall. Since 
2010, less than 5 percent of homes sold were 
new homes, compared with 8 percent from 2005 
through 2009.

REO Sales and Seriously 
Delinquent Mortgages and 
REO Properties
During the 12 months ending February 2021, REO 
home sales accounted for approximately 3 percent 
of existing home sales, down from 6 percent a 
year earlier and well below a high of 12 percent 
in 2017 (Zonda). During the 12 months ending 
February 2021, the sales price of an REO home 
in the Suburban submarket averaged $255,800, 

representing a 13-percent increase in price from the previous 12-month period. During the recent period, 
the average price of an REO home was 40 percent less than a regular resale home. By comparison, 
during 2017, the average price of an REO home was $176,500, or 55 percent less than the price of a 
regular resale home. Approximately 4.1 percent of home loans in the Suburban submarket were seriously 
delinquent or had transitioned into REO status, up from 1.5 percent in February 2020 but below the peak 
of 8.1 percent in January 2013 (CoreLogic, Inc.).

Home Sales Prices
The Great Recession had a greater effect on home prices in the Suburban submarket than in the Central 
submarket. From 2006 through 2008, the price of a home increased an average of 2 percent annually, with the 
price of a regular resale home increasing an average of 2 percent. New and REO home sales prices grew an 
average of 7 percent each year (Zonda). From 2009 through 2011, home prices declined as new, regular resale, 
and REO home prices fell 5, 3, and 15 percent, respectively. From 2012 through 2019, the average price of a 
home was largely unchanged, with a less than 1 percent average annual decline in the price of a regular resale 
home, offset by new and REO home prices rising 2 and 3 percent, respectively. During the 12 months ending 
February 2021, the average price for a home in the Suburban submarket increased 12 percent, to $428,200, 
compared with a less than 1 percent growth rate during the previous 12-month period. Figure 15 shows the 
12-month average home sales prices from February 2006 through the current date.

REO = real estate owned.
Source: Zonda
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Sales Construction Activity
New home construction has generally increased 
since 2013, but fewer new homes have been 
permitted compared with the early-to-mid 2000s 
(Figure 16), partly because of continued net out-
migration from the submarket and a shift from 
homeownership to renting. During the 12 months 
ending February 2021, approximately 1,775 homes 
were permitted, up 9 percent from 1,625 a year 
earlier. From 2013 through 2019, the number 
of homes that were permitted averaged 1,525, 
ranging from a high of 1,775 in 2014 to a low of 
1,250 in 2016. By comparison, home construction 
averaged 4,275 homes each year from 2000 
through 2006, before declining to an average  
of 1,750 homes a year from 2007 through 2012.

New Construction
There are currently an estimated 500 homes 
under construction in the submarket, with most 
of the development in Morris and Somerset 
Counties, the most populated counties in 
the submarket. Montgomery Crossing, a 
107-townhome community, is currently under 
construction in southern Somerset County. 
Existing three- and four-bedroom townhomes  
in the community currently start at $586,000  
and $680,000, respectively. The Regency at 
Flanders is a newly constructed, age-restricted, 
single-family home community in the town of 
Flanders in Morris County, 10 miles from Interstate 
80. The current price for a newly constructed 
two-bedroom home starts at $734,000.

Notes: Includes single-family homes, townhomes, and condominiums. Data for 2021 are through February 2021.
Sources: U.S. Census Bureau, Building Permits Survey; 2000 through 2019—final data and estimates by the analyst; 2020 and 2021—preliminary 
data and estimates by the analyst
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Figure 16. Average Annual Sales Permitting Activity in the Suburban Submarket

Table 9. Demand for New Sales Units in the Suburban Submarket During the Forecast Period
Sales Units

Demand 2,500 Units

Under Construction 500 Units

Note: The forecast period is from March 1, 2021, to March 1, 2024.
Source: Estimates by the analyst

Forecast
During the next 3 years, demand is expected for 2,500 new homes in the Suburban submarket, with 
demand decreasing each year as more people leave the submarket. Demand is expected to be highest  
in Morris and Somerset Counties. The 500 homes currently under construction will satisfy a portion of  
the demand (Table 9).
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Rental Market

Market Conditions: Slightly Soft
Rental housing market conditions in  
the HMA are currently slightly soft due 
to the addition of new units outpacing 
absorption, resulting in increased vacancy 
rates since 2017.

Current Conditions and  
Recent Trends
Rental housing market conditions in the Newark 
HMA are slightly soft, with the overall rental 
vacancy rate estimated at 7.4 percent as of  
March 1, 2021, down from the April 2010 rental 
vacancy rate of 8.0 percent (Table 10). The unit 
mix of occupied rental housing has changed  
little since 2010. During 2019, approximately  
16 percent of all renter households lived in  
single-family homes, unchanged since 2010  
(ACS 1-year data). An estimated 34 percent of 
renter households resided in buildings with two  
to four units in 2019, down from 36 percent in 
2010, while 49 percent of renter households 
resided in developments with five or more units,  
up 1 percentage point during the same period.

While the overall market is slightly soft, the 
apartment market is balanced, with a vacancy 
rate of 4.7 percent during the first quarter of 

Rental Market  
Quick Facts

2010 (%) Current (%)

Rental Vacancy Rate 8.0 7.4

Occupied Rental Units by Structure
Single-Family Attached & Detached 16.0 16.0

Multifamily (2–4 Units) 36.0 34.0

Multifamily (5+ Units) 48.0 49.0

Other (Including Mobile Homes) 0.0 1.0

Notes: The current date is March 1, 2021. Percentages may not add to 100 due to rounding.
Sources: 2010 vacancy rate—2010 Census; current vacancy rate—estimate by the analyst; occupied rental units by structure—2010 and 2019 
American Community Survey, 1-year data

Table 10. Rental Market Quick Facts in the Newark HMA

2021, up from 4.4 percent a year earlier (Moody’s Analytics REIS). The current apartment vacancy rate in 
the HMA is down from the first-quarter high of 5.7 percent during 2010. However, the market has softened, 
on average, since 2017, due to high levels of construction and net out-migration increasing the vacancy 
rate (Figure 17). The apartment rent during the first quarter of 2021 averaged $1,462, less than 1 percent 

Rental Market— 
Newark HMA

Q1 = first quarter.
Source: Moody’s Analytics REIS
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below the average rent of $1,472 during the first quarter of 2020. While 
the market has softened, the full impact of the measures used to slow the 
spread of COVID-19 may have been partly eased by the Centers for Disease 
Control and Prevention (CDC) declaring a temporary eviction moratorium in 
September 2020 covering the majority of rental units in the nation.

During the 3-year forecast period, demand is expected for 12,200 new rental 
units (Table 11) in the Newark HMA. Demand is expected to increase each 
year, due in part to the rising cost of homeownership and the continuing shift 
of household tenure from owner to renter. The 8,600 units currently under 
construction will satisfy some of the demand during the next 3 years, with  
a majority share of the demand in the Central submarket.

Note: The forecast period is March 1, 2021, to March 1, 2024.
Source: Estimates by the analyst

Rental Units
Demand 12,200 Units
Under Construction 8,600 Units

Table 11. Demand for New Rental Units in the Newark HMA  
During the Forecast Period 

Market Conditions: Balanced

Both the rental and apartment markets are balanced, partly due to 
growth in the student population outpacing overall population growth.

Current Conditions
Rental housing market conditions in the Central submarket are balanced, 
with the overall rental vacancy rate estimated at 7.1 percent as of March 1, 
2021, down from the April 2010 rental vacancy rate of 8.5 percent (Table 12). 
Because of the more urban makeup of the Central submarket, multifamily 
structures account for a higher share of rental housing in the Central 
submarket compared with the HMA as a whole. In 2019, 88 percent of 

Rental Market  
Quick Facts

2010 (%) Current (%)
Rental Vacancy Rate 8.5 7.1
Occupied Rental Units by Structure

Single-Family Attached & Detached 11.0 12.0
Multifamily (2–4 Units) 41.0 38.0
Multifamily (5+ Units) 48.0 50.0
Other (Including Mobile Homes) 0.0 0.0

Notes: The current date is March 1, 2021. Percentages may not add to 100 due to rounding.
Sources: 2010 vacancy rate—2010 Census; current vacancy rate—estimate by the analyst; occupied rental 
units by structure—2010 and 2019 American Community Survey, 1-year data

Table 12. Rental Market Quick Facts in the Central Submarket

Rental Market—Central Submarket

renter households resided in structures with two or more units in the Central 
submarket, whereas 83 percent of renter households in the HMA resided in 
structures with two or more units. The composition of occupied rental housing 
in the Central submarket changed from 2010 to 2019, with a greater share 
of renter households living in structures with five or more units and a lower 
share of renter households living in structures with two to four units.

The student population has a moderate impact on the rental market in the 
Central submarket. Of the 74,800 undergraduate and graduate students 
residing in the Central submarket, approximately 22,400 are housed in 
on-campus dormitories and university-affiliated apartments. The remaining 
52,400 students who live off-campus account for an estimated 7 percent of 
renter households in the Central submarket. By comparison, student renter 
households accounted for 5 percent of renter households in the HMA and  
less than 1 percent of renter households in the Suburban submarket.

Apartment Market Conditions
Apartment market conditions in the Central submarket are balanced. The 
apartment vacancy rate was 4.8 percent during the first quarter of 2021, down 
from the first-quarter high of 6.3 percent during 2010 (Moody’s Analytics 
REIS). While the vacancy rate is below the first-quarter 2010 peak, conditions 
have softened due to net out-migration and high levels of rental construction. 
During the first quarter of 2017, the vacancy rate was 3.7 percent, the lowest 
first-quarter vacancy rate since 2006. Rents during the first quarter of 2021 
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Notes: Rental affordability is for Essex County. The Gross Rent Affordability Index differs from the HUD Rental Affordability Index published on the 
U.S. Housing Market Conditions website in that it is based on combined rent and utilities expenditure.
Source: American Community Survey, 1-year data
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Figure 19. Essex County Gross Rent Affordability Index

averaged $1,408, down less than 1 percent from 
$1,415 during the first quarter of 2020. This is the 
first annual decline in first-quarter rent since 2003. 
Figure 18 shows apartment rents and vacancy rates 
in the Central submarket.

Housing Affordability: Rental
The affordability of rental housing is a problem 
in the Central submarket, specifically in Essex 
County; however, affordability improved during  
the latter half of the 2010s. The median monthly 
gross rent in Essex County rose 3 percent annually, 
from $1,075 in 2015 to $1,233 in 2019. During  
the same period, the median renter household 
income increased nearly 8 percent each year,  
from $32,321 to $42,324. As a result, the HUD 
Gross Rent Affordability Index, a measure of 
median renter household income relative to 
qualifying income for the median-priced rental 
unit, increased from 73.3 in 2015 to 85.8 in  
2019 (Figure 19).

While affordability has improved, the percentage of 
cost-burdened households in Essex County is higher 
than for the nation. During the 2013-through-2017 
period, an estimated 23.0 percent of all renter 
households in Essex County were cost burdened—
spending between 30 and 49 percent of their 
income on rent—while 28.0 percent were severely 
cost burdened, spending more than 50 percent of 
income toward rent (Table 13). By comparison, the 
proportions of renter households nationwide that 
were cost burdened and severely cost burdened 
were 21.8 and 22.9 percent, respectively.

Q1= first quarter.
Source: Moody’s Analytics REIS
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With the high levels of income disparity in Essex 
County, the county-level analysis does not 
accurately capture affordability issues for low-
income households because high-income renter 
households offset them. There is a significant 
shortage of affordable housing, particularly in the 
city of Newark in Essex County. According to a 
report published in February 2021 by the Rutgers 
Center on Law, Inequality, and Metropolitan Equity, 
it is estimated that an additional 16,000 units with 
a monthly rent of approximately $750 are required 
to meet the needs of current residents in the city. 
HUD categorizes a household of four living in the 
HMA and earning $32,200 each year as being an 
extremely low-income household. As of 2019, the 
median income for a renter household in the city 
of Newark was $32,757.

The Low-Income Housing Tax Credit (LIHTC) 
program is the primary funding source for new 
affordable rental housing in the nation and has a 
significant impact in the Central submarket. From 
2000 through 2009, approximately 3,375 new 
LIHTC units were placed in service in the Central 
submarket, two-thirds of which were in the city 
of Newark. Since 2010, 6,300 new LIHTC units 
were built, with the city of Newark accounting for 
2,850, or less than one-half of LIHTC units built 
in the submarket. In addition to LIHTC, income-
eligible residents may qualify for project-based 
rental assistance (PBRA) or housing choice 
vouchers (HCVs) through the local public housing 
authority (PHA). The PHAs in the submarket 
administered 14,942 HCVs in 2020 (Picture of 
Subsidized Households; Table 14). The waitlists 

for HCVs and public housing in the HMA are currently closed, with a waiting time of approximately 3 to  
4 years. There are 38,636 subsidized units through PBRA and other programs in the Central submarket. 
The number of households that have an HCV in the HMA has increased 20 percent since 2010. The 
increase in assisted households has occurred as an inflation-adjusted rent subsidy from HUD has 
decreased 10.5 percent since 2010; during the same time, the inflation-adjusted tenant contribution for 
HCVs fell 4.7 percent. By comparison, the total number of voucher households in the nation increased  
13.4 percent since 2010, whereas the inflation-adjusted HUD subsidy increased 0.4 percent, and the 
inflation-adjusted tenant contribution declined 0.2 percent.

Homelessness
Approximately 2,700 people throughout the Central submarket were homeless in 2019, 2,200 of which 
were in Essex County (Point-in-Time Count). Of the number of people who were homeless in the submarket, 
approximately 18 percent were unsheltered. This is the same rate as New Jersey, but well below the  
37 percent unsheltered homeless rate throughout the nation, Puerto Rico, and the United States territories.

Newark 
HMA

HMA Change  
Since 2010

National  
Total

National Change  
Since 2010

Total Assisted Households (2020)  38,636 1.9%  4,599,832 3.9%

Total Housing Voucher Households (2020)  14,942 19.9%  2,313,166 13.4%

Average HCV Tenant Monthly Contribution  $433 -4.7%  $386 -0.2%

Average Monthly HUD Subsidy  $943 -10.5%  $834 0.4%

HCV = housing choice voucher.
Note: Dollar changes are inflation adjusted using the Consumer Price Index for All Urban Consumers (CPI-U).
Source: HUD Picture of Subsidized Households

Table 14. Picture of Subsidized Households, 2020

Cost Burdened Severely Cost Burdened

Essex County Nation Essex County Nation

Renter Households with Income <50% HAMFI  27.2  25.6  49.4  50.1 
Total Renter Households  23.0  21.8  28.0  22.9 

Table 13. Percentage of Cost Burdened Renter Households by Income  
in Essex County and the Nation, 2013–2017

HAMFI = HUD area median family income.
Note: “Cost burdened” households spend between 30 and 49 percent of their income on rent, and “severely cost burdened” households spend 
more than 50 percent of income toward rent.
Sources: Consolidated Planning/CHAS Data, 2013–2017 American Community Survey, 5-year data (huduser.gov)
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Rental Construction Activity 
Rental construction activity, as measured by  
the number of rental units permitted, declined 
during the past year but has been at relatively 
high levels since 2014 (Figure 20). During the  
12 months ending February 2021, approximately 
4,825 units were permitted, a decline of 50, or  
1 percent, from the 4,875 units permitted during 
the previous 12 months (preliminary data). From 
2000 through 2007, the number of rental units 
permitted averaged 1,950 a year, falling to an 
average of 850 units from 2008 through 2010. 
Construction activity increased as the economy 
began to improve, and out-migration slowed. 
From 2011 through 2013, an average of 1,100 
new rental units were permitted, and from 2014 
through 2019, this number increased further, 
averaging 3,725 units annually.

New Construction 
Rental units under construction in the Central 
submarket include Lotus 315 in Essex County, 
in the city of East Orange. Upon completion in 
2022, the mixed-use development will include 
201 apartments, with commercial space on the 
first floor. Rents for one- and two-bedroom units 
start at $1,750 and $2,250, respectively. The 
Linden Station Apartments is a mixed-income 
development currently under construction in the 
city of Linden, in southeastern Union County. 
When completed in the summer of 2021, the 
development will consist of 234 units.

Notes: Includes apartments and units intended for rental occupancy. Data for 2021 are through February 2021.
Sources: U.S. Census Bureau, Building Permits Survey; 2000 through 2019—final data and estimates by the analyst; 2020 and 2021—preliminary 
data and estimates by the analyst
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Figure 20. Average Annual Rental Permitting Activity in the Central Submarket

Forecast
During the 3-year forecast period, demand is expected for 8,950 new rental units (Table 15). Demand for 
rental units is expected to increase each year as the economy improves, the population increases, and 
homeownership remains unaffordable for a large portion of the population. The 4,625 units currently 
under construction will satisfy a portion of the demand for the next 3 years.

Note: The forecast period is March 1, 2021, to March 1, 2024.
Source: Estimates by the analyst

Rental Units
Demand 8,950 Units
Under Construction 4,625 Units

Table 15. Demand for New Rental Units in the Central Submarket During the Forecast Period



Rental Market 28Newark, New Jersey-Pennsylvania Comprehensive Housing Market Analysis as of March 1, 2021

Comprehensive Housing Market Analysis Newark, New Jersey-Pennsylvania
U.S. Department of Housing and Urban Development, Office of Policy Development and Research

Market Conditions: Soft
The overall rental market is soft  
due to a decline in population and  
increased construction activity since 
the Great Recession.

Current Conditions
Rental housing market conditions in the Suburban 
submarket are soft, with the overall rental vacancy 
rate estimated at 8.0 percent as of March 1, 2021, 
up from 6.7 percent in April 2010 (Table 16), when 
conditions were more balanced due to overall 
population growth from 2000 to 2010. During 
2019, approximately 27 percent of all renter 
households lived in single-family homes, down 
slightly from 28 percent in 2010, but significantly 
higher than the Central submarket due to the 
availability of developable land. Approximately 
48 percent of renter households resided in 
developments with five or more units, unchanged 
since 2010. During 2019, renter households 
residing in two-to-four-unit developments 
accounted for 24 percent of renter households, 
up slightly from 23 percent during 2010.

Apartment Market Conditions
The apartment market in the Suburban submarket 
is balanced, reflecting an easing since 2018  
when the market was tighter. During the first 
quarter of 2021, the apartment vacancy rate was 

Rental Market  
Quick Facts

2010 (%) Current (%)
Rental Vacancy Rate 6.7 8.0
Occupied Rental Units by Structure

Single-Family Attached & Detached 28.0 27.0
Multifamily (2–4 Units) 23.0 24.0
Multifamily (5+ Units) 48.0 48.0
Other (Including Mobile Homes) 0.0 0.0

Sources: 2010 vacancy rate—2010 Census; current vacancy rate—estimate by the analyst; occupied rental units by structure—2010 and 2019 
American Community Survey, 1-year data

Table 16. Rental Market Quick Facts in the Suburban Submarket

Rental Market— 
Suburban Submarket

4.5 percent (Figure 21), up from 4.1 percent a year earlier (Moody’s Analytics REIS). The apartment vacancy 
rate during the first quarter of 2021 was slightly higher than the first-quarter vacancy rate of 4.4 percent in 
2010. During the first quarters of 2016 and 2017, the vacancy rate averaged 2.4 percent and has increased 
each year as more new apartment units entered the market and the population declined. Rents during 
the first quarter of 2021 averaged $1,567, down 1 percent from $1,583 during the first quarter of 2020. 

Q1= first quarter.
Source: Moody’s Analytics REIS
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While trends are similar to that in the Central 
submarket, the average rent was 11 percent 
higher in the Suburban submarket during the 
first quarter of 2021. Due to the higher median 
household income in the Suburban submarket 
compared with the Central submarket, rental 
housing in the Suburban submarket is more 
affordable for households despite the higher rent.

Rental Construction Activity
Rental construction activity declined during the 
past year but has remained elevated since 2012 
(Figure 22). During the 12 months ending February 
2021, approximately 2,050 rental units were 
permitted, a decline of 225, or 9 percent, from 
the 2,275 units permitted during the previous  
12 months (preliminary data). From 2000 through 
2006, the number of units permitted averaged 
1,150 a year, falling to an average of 430 annually 
from 2007 through 2011. From 2012 through 2015, 
rental construction activity averaged 1,950 units a 
year, higher than the level of construction before 
the Great Recession, despite an increase in net 
out-migration. From 2016 through 2019, rental 
construction increased further, to an average of 
2,100 units permitted each year.

New Construction
Rental units under construction in the Suburban 
submarket include the Somerville Station 
redevelopment in Somerset County. Located in 
downtown Somerville, the redevelopment will 
include a new civic center, commercial and retail 
space, and a 374-unit residential development, 

expected to be completed before 2023. The Residences at North Village is currently under construction 
in the town of Sparta in Sussex County. Located off Route 15, in an existing single-family home and retail 
development, the 90-unit property is expected to begin leasing in the summer of 2021. Starting rents for 
one- and two-bedroom units are currently listed at $1,957 and $2,300, respectively.

Forecast
During the 3-year forecast period, demand is expected for 3,250 new rental units (Table 17). Despite the 
forecast increase in economic growth, demand is expected to fall slightly each year as the population 
declines. The 3,975 units currently under construction will fulfill all the demand for the next 3 years. 
Builders should delay construction so that new units come on the market after year 3 of the forecast period 
when most of the excess vacant rental units have been absorbed.

Notes: Includes apartments and units intended for rental occupancy. Data for 2021 are through February 2021.
Sources: U.S. Census Bureau, Building Permits Survey; 2000 through 2019—final data and estimates by the analyst; 2020 and 2021—preliminary 
data and estimates by the analyst
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Figure 22. Average Annual Rental Permitting Activity in the Suburban Submarket

Note: The forecast period is March 1, 2021, to March 1, 2024.
Source: Estimates by the analyst

Rental Units
Demand 3,250 Units
Under Construction 3,975 Units

Table 17. Demand for New Rental Units in the Suburban Submarket During the Forecast Period 
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Terminology Definitions and Notes

A. Definitions

 
Demand 

The demand estimates in the analysis are not a forecast of building activity. They are the estimates of the total housing production needed to achieve a 
balanced market at the end of the 3-year forecast period given conditions on the as-of date of the analysis, growth, losses, and excess vacancies. The 
estimates do not account for units currently under construction or units in the development pipeline.

Forecast Period 3/1/2021–3/1/2024—Estimates by the analyst.

Great Recession December 2007–June 2009.

Home Sales/
Home Sales 
Prices

Unless otherwise stated, these include new and existing single-family homes, townhomes, and condominiums.

Net Natural 
Change Resident births minus deaths.

Northeast 
Region

The NAHB defines northeast as including the states of Connecticut, Maine, Massachusetts, New Hampshire, New Jersey, New York, Pennsylvania, Rhode 
Island, Vermont, and northern Delaware.

 
Other Vacant 
Units 

In this analysis conducted by the U.S. Department of Housing and Urban Development (HUD), other vacant units include all vacant units that are not available 
for sale or rent. The term, therefore, includes units rented or sold but not occupied; held for seasonal, recreational, or occasional use; used by migrant 
workers; and the category specified as “other” vacant by the Census Bureau.
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Poverty Line A government determination of the least amount of income a person or family requires to meet their basic needs.

Regular Resales These are existing home sales that include short sales but exclude real estate owned sales.

Rental Housing 
Market/Rental 
Vacancy Rate

Includes apartments and other rental units such as single-family, multifamily, and mobile homes.

Seriously 
Delinquent 
Mortgages

Mortgages 90+ days delinquent or in foreclosure.

B. Notes on Geography

1. The metropolitan division definition noted in this report is based on the delineations established by the Office of Management and Budget (OMB) in the OMB 
Bulletin dated April 10, 2018.

2. Urbanized areas are defined using the U.S. Census Bureau’s 2010 Census Urban and Rural Classification and the Urban Area Criteria.

3. The census tracts referenced in this report are from the 2010 Census.

C. Additional Notes

1. The NAHB Housing Opportunity Index represents the share of homes sold in the HMA that would have been affordable to a family earning the local median 
income, based on standard mortgage underwriting criteria. 
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2.
This analysis has been prepared for the assistance and guidance of HUD in its operations. The factual information, findings, and conclusions may also be 
useful to builders, mortgagees, and others concerned with local housing market conditions and trends. The analysis does not purport to make determinations 
regarding the acceptability of any mortgage insurance proposals that may be under consideration by the Department.

3.

The factual framework for this analysis follows the guidelines and methods developed by the Economic and Market Analysis Division within HUD. The analysis 
and findings are as thorough and current as possible based on information available on the as-of date from local and national sources. As such, findings or 
conclusions may be modified by subsequent developments. HUD expresses its appreciation to those industry sources and state and local government officials 
who provided data and information on local economic and housing market conditions.

D. Photo/Map Credits

Cover Photo Adobe Stock

Contact Information
Mathew Tieff, Economist 
Philadelphia HUD Regional Office
215-430-6680
matthew.c.tieff@hud.gov
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