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Smith Township, Sebring, and Beloit are more closely linked to the City
of Alliance. The Trumbull County Townships of Weathersfield, Liberty,
and Hubbard, as well as the Cities of Niles and Girard and the Village
of McDonald were included in the Youngstown District.

The Youngstown Housing District had to be further subdivided into
managable wunits for the Cleveland State model. Austintown and Boardman
contained adequate population and growth potential to stand on their
own. Milton, Jackson, Beaver, Ellsworth, Berlin, and Canfield
Townships, the Village of Craig Beach and the City of Canfield were
grouped into the Southwest Mahoning Suburbs. The Southeast Mahoning
Suburbs are comprised of Springfield, Poland, and Coitsville Townships;
the Villages of New Middletown, Poland, and Lowellville; and the Cittes
of  Campbell and Struthers, Liberty, Hubbard, and Weathersfield
Townships; the Village of McDonald; and the Cities of Niles, Girard, and
Hubbard comprise the Trumbull Suburbs, The Youngstown Housing District
contains 67 percent of the dwelling units in the Youngstown-Warren MSA.
In order to make projections, it was assumed that the Youngstown
District would also experience 67 percent of the growth expected in the
MSA,

The Warren Housing District (see Figure 9} includes the Cities of Niles,
Girard, Cortland, and Newton Falls; the Village of McDonald; and the
surrounding Townships of Weathersfield, Lordstown, Newton, Warren,
Braceville, Southington, Champion, Bazetta, Fowler, Vienna, and Howland.
Townships 1in the extreme north and east of Trumbull County are believed
to exert Tittle influence on the Warren Housing District.

The Warven Housing District was subdivided to include Girard, Howland,
and Niles as independent entities. Champion, Southington, Braceville,
Warren, Lordstown, and Newton Townships, and the City of Newton Falls
were grouped as the Westside Suburbs. Bazetta, Fowler, Vienna, and
Weathersfield Townships, the Village of McDonald, and the City of
Cortland form the Eastside Suburbs. The Warren Housing District
contains 33 percent of the dwelling units in the MSA. As was the case
with Youngstown, this percentage was applied when necessary to the
model.
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The Niles Housing District (see Figure 10), as expected, is the smallest
of the three. The Niles District consists of Niles, Girard, McDonald,
Howland, Weathersfieid, Lordstown, and the southern section of Warren
Township.

Because of 1ts smaller size, subdivision of the Niles Housing District
was a much simpler task. Weathersfield, Howland, McDonald, and Girard
all remain as Independent entities, with Lordstown and the southern
section of MWarren Township forming the Western Suburbs. The Niles
Housing Distrist contains 14 percent of the dwelling units in the MSA,
and this percentage was applied where necessary in the model.

YOUNGSTOWN, WARREN, AND NILES AT THE DISTRICT LEVEL

Results for the Youngstown District were similar to those projected
while using the entire MSA (see Table 5). The population of Youngstown
1s projected to decline at a slower rate using the district model, and
the number of excess units accumulates at a siower rate. It 1s still
obvious, ~however, that at current construction rates, Youngstown will
suffer a new round of urban flight, further eroding the city's tax base
and ability to provide services. Even at the district Tevel, Youngstown
must face the prospect of dealing with 9,154 excess dwelling units by
2005, Complete model results at the district levels are contained in
Appendix B.

TABLE 5

EXCESS UNITS IN YOUNGSTOWN RESULTING FROM HOUSEHOLDS OUTSIDE
OF YOUNGSTOWN DISTRICT LEVEL

Youngstown  Household Units New Units Vacant Exces
Year Population Size Occupied Construction Total Units Units
1980 115,238 2.70 41,993 N/A 45,105 3,112 214
1985 107,993 2.62 40,510 160 44,363 3,853 1,058
1990 102.524 2.53 39,789 150 43,626 3,836 1,091
1995 91,262 2.41 37,098 160 42,913 5,815 3,256
2000 82,348 2.38 33,820 160 42,215 8,395 6,061
2005 73,333 2.36 30,286 160 41,531 11,244 9,154

* .
Excess Units:

NOTE:

Population includes Group Quarters population (1,857).

s

VYacant Units minus normal vacancy (6.9% of Units Occupied).

s

s
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Warren and Niles fare substantially better wusing district-level
projections (see Table 6). Projections findicate Warren will face a
decline in occupied housing untts as suburbanization takes place. This
would result 1in the population falling to 39,555 by 2005, and excess
housing could accumulate to a total of 5,010. While discouraging, the
district Tlevel totals for Warren are far better than MSA Tlevel
projections.

TABLE 6

EXCESS UNITS IN WARREN RESULTING FROM HOUSEHOLDS OUTSIDE
OF WARREN DISTRICT LEVEL

—— e e L Bt e ks S T e e e S T o e e ke M o e e B B T e e el M N e e e e S B B T o o T o o ok ke

Warren Household Units New Units Vacant Exces
Year Population Size Occupied Construction Total Units VUnits
1980 56,308 2.65 21,056 N/A 22,352 1,296 75
1985 52,643 2.57 20,785 201 22,419 2,134 957
1990 51,537 2.50 20,411 126 22,410 2,000 816
1895 47,560 2.43 19,362 120 22,396 3,034 1,911
2000 43,695 2.40 17,994 120 22,382 4,388 3,344
2005 39,555 2.38 16,406 120 22,367 5,962 5,010

*Excess Units: Vacant Units minus normal vacancy (5.8% of Units Occupied).
NOTE: Population includes Group Quarters population {510).

———— e e Al T e Al S e e Sl B T e e e A B B B o e e N - e e e B 7 e e Ay e e ot S e e e ke B e o B —

EXCESS UNITS IN NILES RESULTING FROM HOUSEHOLDS OUTSIDE
OF NILES DISTRICT LEVEL

Niles Household Units New Units Vacant Excesg
Year Population Size Occupied Construction Total Units Units
1980 22,993 2.69 8,499 N/A 8,963 464 56
1985 22,162 2.61 8,441 168 9,083 642 237
1990 22,485 2.59 8,631 189 9,223 591 177
1995 20,915 2.52 8,248 120 9,293 1,045 649
2000 19,331 2.49 7,711 90 9,333 1,622 1,252
2005 17,633 2.47 7,086 70 9,352 2,266 1.926

*Excess Units: Vacant Units minus normal vacancy (4.8% of Units Occupied).
NOTE: Population includes Group Quarters population {131).
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Projections for Niles are alsoc far more realistic at the district level.
Population in Niles ‘s expected to decline through 2005 as the number of
occupied units and the average household size continue to fall. The
17,633 residents forecasted for Niles in 2005 will have to contend with
1,926 excess dwelling units in the city.

A force that could dramatically alter projections for Warren and Niles
(s territorial expansion. Annexation by both cities could increase new
construction within city boundaries while 1limiting new construction
elsewhere in the district. Although annexation would boost population
projections, the number of excess units would not be affected, as the
same number of new units would be constructed and the total number of
households would remain unchanged. Annexation has 1improved the
situation of both cities in the recent past. Youngstown appears to have
no such option of territorial expansion available, and will have to

resort to more creative means to improve 1ts projected decline.

As was noted 1n housing studies in the 1970's, population and housing in
the Youngstown-Warren MSA are very sensitive to changes in the local
economy. Any major improvements in the Tlocal economy could slow
outmigration and spur an increase tn inmigration, forestalling some of
the projected flight to new housing 1in the suburbs. It would also
create a demand for some city housing that would otherwise be considered

"excess,"

Past experience indicates that as economic conditions improve, more
individuals can afford to move to the suburbs. This being the case, the
City of Youngstown should prepare a policy to encourage new upper and
middle class housing construction within the city. This could be done
by extensive clearance of neighborhoods over stocked with excess
housing. In order for substantial new development to take place, huge
tracts of vacant land will be needed. A continued reliance on new low
income housing will only exacerbate the problem of declining tax

revenue,
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COMPARISON WITH OTHER PROJECTIONS

Population projections prepared by the Eastgate
(EDATA) and the Trumbull

{see Table 7) were compared with model projections in order

Development and

Transportation  Agency County Planning
Department
to

projections at both the MSA and district levels were compared with EDATA

identify any major discrepancy between results. Youngstown model

projections. Because of the skewed nature of the MSA projections for

Warren and Niles, only the projections at the district Tevel were

compared with EDATA and Trumbull County figures.

at the MSA Tevel
indicating that new housing activity in the entire MSA may
Major differences in EDATA and

projections occur farther into the projection period, as both the

Youngstown projections compare favorably to EDATA
projections,
influence occupancy rates in the city.
mode]
MSA and district Tevel projections envisage a far greater decline than

EDATA.

Warren district projections also loosely match EDATA and Trumbull County
1995, After 1995,
greater decline than EDATA and the even more optimistic

estimates through model projections once again

anticipate
Trumbull
district, as model projections match EDATA and Trumbull County estimates

d

County westimate. A similar pattern 15 produced in the Niles

through 1995, then decline at a steeper rate.

TABLE 7

COMPARISON OF POPULATION PROJECTIONS

et —— e i 7 T e i o e e o AL B . o o o o L B ot o e S B o o e e A o e el N N ot o s o S o . . o e N N BT e e

Youngstown

EDATA  MSA

1980% 115,436  ---
1985 106,536 104,758
1990 100,357 100,277
1995 94,357 85,572
2000 88,357 72,987
2005 83,206 61,963

*Actua1 count.

District

107,993
102,524
91,262
82,348
73,333

Warren

EDATA County District
56,629  --- -—
53,479 X 52,643
51,520 51,685 51,537
49,561 X 47,560
47,602 52,259 43,695
45,720 X 39,555

Niles

EDATA County District
23,088 --- ——-

22,249 X 22,1672
21,847 23,234 22,485
21,455 X 20,915
21,043 23,658 19,331
20,639 X 17,633
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The major reason that model projections decline at a greater rate than
EDATA and Trumbull County projections has to do with the decline in
households. While EDATA and Trumbull County acknowledge the decrease in
househeld size, the decrease in households projected as the population
grows older s not taken 1nto account. The number of households
projected using extrapolation methods is significantly higher than those
produced using age cohorts.,
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SUMMARY AND CONCLUSIONS

Large-scale suburbanization began in the Youngstown-Warren MSA in the
1950's and turned into urban flight in the 1960's and 1970's. During
the 1960's, greatest suburban development around VYoungstown was in
Austintown, Roardman, and Liberty Townships. Suburbanization around
Warren was more evenly distributed, with the greatest concentrations
occurring in Howland and Champion Townships. During the 1960's,
Youngstown was already suffering population Toss, while Warren and Niles
were still growing.

The pattern of suburban development established in the 1950's and 1960's
continued through the 1970's, with Austintown, Boardman, Liberty,
Howland, and Champion Townships continuing to expand. Youngstown
continued to Tose residents, Warren lost population for the first time
and Ntles continued to gain.

During the 1980's, new growth areas joined the list of expanding centers
as Poland Township, Canfteld Township, and the City of Canfield joined
Austintown, Boardman, and Liberty around Youngstown; Bazetta and
Cortland Jjoined Howland and Champion as major growth areas around
Warren. Future growth is expected to take place in established growth
areas, with Poland and Canfield expected to increase their share of new
construction as Boardman fills up. In Trumbull County, Vienna Township
has been projected as a future growth area.

Trends and projections for future development were applied to & model
devised at C(leveland State University by Tom Bier to determine the
impact of new suburban construction on central city population and
housing stock. The Cities of Youngstown, Warren, and Niles were
subjected to this housing analysis at two levels, one using the MSA as
base for housing change, the other establishing individual housing
districts for use in the model.

Youngstown was the only city that appeared large enough to absorb the
impact of all housing development in the MSA, although there i1s still
the suspicion that vresidential construction throughout the entire MSA
does not affect Youngstown's housing market. If current trends
continue, the model predicts Youngstown will experience a new period of
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urban flight, Tose a substantial amount of i1ts population and experience
a large amount of housing abandonment.

Reasonable results for Warren and Niles could only be produced at the
district Tevel. Once again, indications are that if current trends
continue, both cities will experience substantial cutmigration and be
saddied with an extensive amount of excess housing units. Both Warren
and Niles have been able to avoid this problem in the past by
territorial expansion, and theoretically could do so in the future,
thereby shifting development from the suburbs into the city. Annexation
only affects population projections and will have no 1mpact on the
number of excess units., Youngstown does not appear to have this option,

There 1s also some concern as to whether Niles is large enough and
independent enough of Warren and Youngstown markets to be classified as
having 1ts own housing district. It is possible that market forces from
Warren and Youngstown exert enough influence to make independent
analysis of Niles impossible.
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MSA LEVEL PROJECTIONS



A-1

DISTRIBUTION OF NEW CONSTRUCTION
(Youngstown SMSA)

Trumbull Mahoning  Mahoning
Years Suburbs Niles Warren County Suburbs Youngstown SMSA
1980-1984 0.43 0.04 0.05 N/A 0.48 X 1.00
1985-1989 0.38 0.04 0.03 N/A 0.55 A 1.00
1990-1994 0.40 0.03 0.03 N/A 0.54 X 1.00
1995-1999 0.43 0.02 0.03 N/A 0.52 X 1.00
2000-2004 0.45 0.02 0.03 N/A 0.50 X 1.00

FORECASTED NEW CONSTRUCTION (Units)
MEDIAN PROJECTIONS

Trumbull Mahoning Mahoning
Years Suburbs Niles MWarren County Suburbs Youngstown SMSA
1980-1984 1,707 168 201 2,081 1,921 160 4,157
1985-1989 1,756 185 139 2,691 2,541 150 4,770
1990-1994 1,863 140 140 2,675 2,515 160 4,817
1995-1999 2,038 95 142 2,624 2,464 160 4,899
2000-2004 2,165 96 144 2,566 2,406 160 4,972




A-2

TOTAL UNITS AFTER NEW CONSTRUCTION
(Excluding Youngstown)

TrumbuTl Mahoning .
Year Suburbs Niles Warren Suburbs MSA~ SUBURBS
1980 56,879 8,963 22,363 63,478 151,683 Existing Units
1,707 168 201 1,921 3,997 New Construction
341 45 134 127 647 Removals
1985 58,245 9,086 22,430 65,272 155,033 Net Units
1,756 185 139 Z2,541 4,620 New Construction
349 45 135 131 660 Removals
1990 59,651 9,226 22,434 67,682 158,993 New Units
1,863 1490 140 2,515 4,657 New Construction
3h8 46 135 135 674 Removals
2000 62,827 9,367 22,446 72,386 167,026 New Units
2,165 96 124 2,406 4,812 New Construction
377 47 135 145 703 Removals
2005 64,615 9,417 22,456 74,647 171,135 New Units

*SMSA: Youngstown-Warren SMSA excluding Youngstown.




A-3

NUMBER OF HOUSEHOLDS BASED ON NEW CONSTRUCTION DATA

Trumbul1 Mahoning "
Year Suburbs Niles Warren Suburbs SMSA
1980 56,879 8,963 22,363 63,478 151,683 Total Units
2,384 451 1,346 2,781 6,962 Units Vacant
54,495 8,512 21,017 60,697 144,721 Units COccupied
1985 58,245 9,086 22,430 65,272 155,033 Total Units
2,441 457 1,350 2,860 7,108 Units Yacant
55,803 8,761 21,084 64,717 151,713 Units Occupied
1990 59,651 9,226 22,434 67,682 158,993 Total Units
2,500 464 1,350 2,965 7,280 Units Vacant
57,151 8,761 21,084 64,717 151,713 Units Occupied
2000 62,827 9,367 22,446 72,386 167,026 Total Units
2,633 471 1,351 3,171 7,627 Units VYacant
60,193 8,896 21,095 69,215 159,400 Units Occupied
2005 64,615 9,417 22,456 74,647 171,135 Total Units
2,708 474 1,352 3,270 7,804 Untts Vacant

61,907 8,943 21,105 71,377 163,331 Units Occupied




A-4

YOUNGSTOWN HOUSEHOLDS AS DIFFERENCE BETWEEN SMSA TOTAL
HOUSEHOLDS (SMSA™} AND HOUSEHOLDS QUTSIDE OF YQUNGSTOWN (SMSA-Y)

Year SMSA SMSA-Y Youngstown
1980 186,711 144,721 41,990
1985 187,200 147,925 39,275
1990 190,416 151,713 38,901
1995 190,260 155,524 34,736
2000 189,286 159,400 29,886
2005 188,800 163,331 25,469

*csu Housing Policy Research Program projections based on age cohort
household formation.

EXCESS UNITS IN YOUNGSTOWN RESULTING FROM HOUSEHOLDS OUTSIDE OF YOUNGSTOWN

Youngstown Household Units New Units Vacant Exces

Year Population Size Occuptied Construction Total Units Units

1980 115,230 2.70 42,990 N/A 45,105 3,115 218
1985 104,758 2.62 39,275 160 44,363 5,088 2,378
1990 100,277 2.53 38,901 150 43,626 4,726 2,040
1995 85,572 2.41 34,736 160 42,913 8,177 5,780
2000 72,987 2.38 29,886 160 42,215 12,328 10,266
2005 61,963 2.36 25,469 160 41,531 16,062 14,304

*Excess Units: Vacant Units minus normal vacancy {6.9% of Units Occupied).

NOTE: Population includes Group Quarters population (1,857).




DISTRIBUTION OF NEW CONSTRUCTION

{Youngstown-Warren SMSA)

Mahoning Trumbull  Trumbull
Years Suburbs Youngstown Niles County Suburbs Warren  SMSA
1580-1984 ¢.49 0.04 0.04 N/A 0.43 X 1.00
1485-1989 0.55 0.03 0.04 N/A 0.38 X 1.00
1990-1994 0.52 0.04 0.04 N/A 0.40 X 1.00
1995-199% 0.51 0.04 0.04 N/A 0.41 X 1.00
2000-2004 0.48 0.04 0.04 N/A 0.44 X 1.00

FORECASTED NEW CONSTRUCTION (Units)
MEDIAN PROJECTIONS

Mahoning Trumbull  Trumbull
Years Suburbs Youngs town Niles County Suburbs Warrem  SMSA
1980-1984 1,924 160 168 1,872 1,503 201 4,157
1985-1989 2,554 139 186 2,076 1,765 126 4,770
1990-1994 2,435 187 187 2,195 1,873 134 4,817
1995-1999 2,431 191 191 2,277 1,954 132 4,899
2000-2004 2,323 194 194 2,455 2,130 132 4,972




A-6

TOTAL UNITS AFTER NEW CONSTRUCTION
(Excluding Warren)

Mahoning Trumbull
Year Suburbs  Youngstown Niles Suburbs  SMSA-W
1980 63,478 45,105 8,963 56,879 174,425 Existing Units
1,524 160 168 1,503 3,755 New {onstruction
127 902 45 341 1,415 Removals
1985 65,275 44 363 9,086 58,041 176,765 Net Units
2,554 139 186 1,765 4,644 New Censtruction
131 887 45 348 1,411 Removals
1990 67,699 43,615 9,227 59,457 179,997 New Units
2,435 187 187 1,873 4,683 New Construction
135 877 46 357 1,411 Removals
1985 69,998 42,930 9,368 60,974 183,270 New Units
2,431 191 191 1,854 4,767 New Construction
140 859 47 366 1,411 Removals
2000 72,290 42,262 9,512 62,562 186,626 New Units
2,323 194 194 2,130 4,840 New Construction
145 845 48 375 1,413 Removals
2005 74,468 41,610 9,658 64,317 190,053 Net Units

*SMSA-W: Youngstown-Warren SMSA excluding Warren,




NUMBER OF HOUSEHOLDS BASED ON NEW CONSTRUCTION DATA

Mahoning Trumbull
Year Suburbs Youngstown Niles Suburbs SMSA~HW
1980 63,478 45,105 8,963 56,879 174,425 Total Units
2,539 3,112 430 2,275 8,357 Units Vacant
60,939 41,993 8,533 54,604 166,068 Units Occupied
1985 65,275 44,363 9,086 58,041 176,765 Total Units
2,611 3,061 436 2,322 8,430 Units Vacant
62,664 41,302 8,650 55,719 168,335 Units Occupied
1590 67,699 43,615 9,227 59,457 179,997 Total Units
2,708 3,009 443 2,378 8,539 Units Yacant
64,991 40,606 8,784 57,079 171,459 Units Occupied
1995 £€9,998 42,930 9,368 60,974 183,270 Total Units
2,800 2,962 450 2,439 8,651 Units Vacant
67,199 39,968 8,918 58,535 174,619 Units Occupied
2000 72,290 42,262 9,512 62,562 186,626 Total Units
2,892 2,916 457 2,502 8,767 Units Yacant
69,398 39,346 9,055 60,060 177,859 Units Occupied
2005 74,468 41,610 9,658 64,317 190,053 Total Units
2,979 2,871 464 2,573 8,886 Units Vacant

71,490 38,739 9,194 61,744 181,167 Units Occuptied
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WARREN HOUSEHOLDS AS DIFFERENCE BETWEEN SMSA TOTAL
HOUSEHOLDS (SMSA™) AND HOUSEHOLDS OUTSIDE OF WARREN (SMSA-W)

*esu Housing Policy Research Program projections based on age cchort

186,711
187,200
190,614
190,260
189,286
188,800

household formation.

166,068
168,335
171,459
174,619
177,859
181,167

Warren

20,643
18,865
19,155
15,641
11,427

7,633

EXCESS UNITS IN WARREN RESULTING FROM HOUSEHOLDS QUTSIDE OF WARREN

Warren

Year Population

1980 55,213
1985 48,993
1990 48,398
1995 38,517
2000 27,935
2005 18,677

x* _
Excess Units:

Vacant

Household
Size

.38

Units New

Units

Occupied Construction Total

——— e e e e e e A A o e e e S T e e S S T o . o e e e B S i

20,643
18,865
19,155
15,641
11,427

7,633

N/A
201
126
134
132
132

22,363
22,430
22,421
22,421
22,418
22,416

NOTE: Population includes Group Quarters population (510).

1,720
3,565
3,266
6,780
10,991
14,782

Vacant Exces
Units

Units

523
2,471
2,155
5,873

10,328
14,340

Units minus normal vacancy (5.8% of Units Occupied).
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DISTRIBUTION OF NEW CONSTRUCTION
(Youngstown-Warren SMSA)

Mahoning Trumbull  Trumbull
Years Suburbs  Youngstown Warren County Suburbs Niles SMSA
1380-1984 0.49 0.04 0.05 N/A 0.42 X 1.00
1985-1989 0.56 0.03 0.03 N/A 0.38 X 1.00
1990-1994 0.53 0.04 0.03 N/A 0.40 X 1.00
1995-1999 0.50 0.04 0.03 N/A 0.43 X 1.00
2000-2004 0.48 0.04 .03 N/A 0.45 X 1.00

FORECASTED NEW CONSTRUCTION (Units)
MEDIAN PROJECTIONS

Mahoning Trumbull  Trumbull
Years Suburbs Youngstown Warren County Suburbs Niles SMSA
1980-1984 1,954 160 199 2,043 1,675 168 4,157
1985-1989 2,565 137 137 1,930 1,741 189 4,770
1990-1994 72,489 188 141 1,999 1,879 120 4,817
1995-1999 2,405 192 144 2,158 2,068 90 4,899
2000-2004 2,353 196 147 2,276 2,206 70 4,972
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TOTAL UNITS AFTER NEW CONSTRUCTION
(Excluding Niles)

Mahoning Trumbull
Year Suburbs  Youngstown Warren  Suburbs SMSA-N
1980 63,478 45,105 22,633 56,879 188,095 Existing Units
1,954 160 199 1,675 3,998 New Construction
127 902 136 284 1,449 Removals
1385 65,305 44 362 22,697 58,270 190,634 Net Units
2,565 137 137 1,741 4,581 New Construction
131 887 136 291 1,445 Removals
1950 67,740 43,613 22,698 59,719 193,770 New Units
2,489 188 141 1,879 4,697 New Construction
135 872 136 299 1,443 Removals
2000 72,358 42,262 22,711 63,061 200,392 New Untts
2,353 156 147 2,206 4,902 New Construction
145 845 136 315 1,442 Removals
2005 74,566 41,613 22,721 64,952 203,852 New Units

*SMSA-N: Youngstown-Warren SMSA excluding City of Niles.
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NUMBER OF HOUSEHOLDS BASED ON NEW CONSTRUCTION DATA

Mahoning Trumbull
Year Suburbs Youngstown Warren Suburbs SMSA-N
1980 63,478 45,105 22,633 56,879 188,095 Total Units
2,539 3,112 1,313 2,275 9,239 Units Vacant
60,939 41,993 21,320 54,604 178,856 Units Occupied
1985 65,305 44,362 22,697 58,270 190,634 Total Units
2,612 3,061 1,316 2,331 9,320 Units Vacant
62,693 41,301 21,380 55,939 181,314 Units Occupied
1990 67,740 43,613 22,698 59,719 193,770 Total Units
2,710 3,009 1,316 2,389 9,424 Units Vacant
65,030 40,603 21,381 57,331 184,346 Units Occupied
1995 70,094 42,928 22,703 61,300 197,024 Total Units
2,804 2,962 1,317 2,452 9,535 Units Vacant
67,290 39,966 21,386 58,848 187,490 Units Occupied
2000 72,358 41,262 22,711 63,061 200,392 Total Units
2,894 2,916 1,317 2,522 9,650 Units Vacant
69,464 39,346 21,393 60,539 190,742 Units Occupied
2005 74,566 41,613 22,721 64,952 203,852 Total Units
2,783 2,871 1,318 2,598 §,770 Units Vacant

71,584 38,742 21,404 62,354 194,082 Units Occupied




A-12

NILES HOUZEHOLDS AS DIFFERENCE BETWEEN SMSA TOTAL
HOUSEHOLDS (SMSA™) AND HOUSEHOLDS OUTSIDE OF NILES (SMSA-N)

Year SMSA SMSA-N N1les

1980 186,711 178,856 7,855
1985 187,200 181,314 5,886
1990 190,614 184,346 6,268
1995 190,260 187,490 2,770
2000 189,286 190,742 (1,456)
2005 188,800 194,082 (5,282)

*tsu Housing Policy Research Program projections based on age cohort
househcld formation.

EXCESS UNITS IN NILES RESULTING FROM HOUSEHOLDS OUTSIDE OF NILES

Niles Household Units New Units Vacant Exces
Year Population Size Occupied Construction Total Units Units
1980 21,262 2.6% 7,855 N/A 8,963 1,108 731
1985 15,494 2.61 5,886 168 9,086 3,200 2,917
1990 16,366 2.59 6,268 189 9,230 2,961 2,661
1995 7,112 2.52 2,770 120 9,304 6,533 6,400
2000 (3,494) 2.49 {1,456} 90 9,347 10,803 10,873
2005 (12,917) 2.47 {5,282) 70 9,370 14,653 14,906

*txcess Units: Vacant Units minus normal vacancy {4.8% of Units Occupied).

NOTE: Population includes Group Quarters population (131).




APPENDIX B
DISTRICT LEVEL PROJECTIONS



DISTRIBUTION OF NEW CONSTRUCTION
(Youngstown District)

Mahoning Mahoning Trumbull Austintown Boardman Youngs-
Years Suburbs SW Suburbs SE Suburbs Township Township town District
1980-1984 0.15 0.13 0.18 0.24 0.30 X 1.00
1985-1989 0.27 0.15 0.14 0.13 0.31 X 1.00
1990-1994 0.27 0.16 0.13 0.13 0.31 X 1.00
1995-1999 0.27 0.18 0.12 0.13 0.30 X 1.00
2000-2004 0.27 0.20 0.12 0.13 0.28 X 1.00

FORECASTED NEW CONSTRUCTION (Units)
MEDIAN PROJECTIONS

Mahoning Mahoning Trumbull Austintown Boardman Youngs-
Years Suburbs SW Suburbs SE Suburbs Township Township town District
1980-1984 323 286 395 514 657 160 2,335
1985-1989 800 444 415 711 918 150 3,112
1990-1994 810 480 390 390 930 1560 3,159
1995-1999 822 548 366 396 914 160 3,206
2000-2004 835 619 371 402 866 160 3,254




TOTAL UNITS AFTER NEW CONSTRUCTION

(Excluding Youngstown)

1985

1990

2000

2005

Mahoning

Mahoning
Suburbs SW Suburbs SE Suburbs Township

15,148
286
30

Trumbull Austintown Boardman District
Township Youngstown

Existing Units
New Construction
Removals

Net Units
New Construction
Removals

New Units
New Construction
Removals

New Units
New Construction
Removals

New Units




NUMBER OF HOUSEHOLDS BASED ON NEW CONSTRUCTION DATA

Mahoning Mahoning Trumbull Austintown Boardman District
Year Suburbs SW  Suburbs SE Suburbs Township Township Youngstown

1980 12,435 15,148 28,790 13,895 16,010 86,278 Total Units
593 551 1,110 599 619 3,477 Units Vacant
11,842 14,597 27,680 13,296 15, 391 82,806 Units Occupied
1985 12,733 15,404 29,012 14,381 16,635 88,165 Total Units
607 560 1,119 620 643 3,549 Units Vacant
12,126 14,843 27,894 13,761 15,992 84,616 Units Occupied
1990 13,507 15,817 29,253 15,083 17,520 91,161 Total Units
644 575 1,128 649 677 3,674 Units Vacant
12,863 15,242 28,125 14,414 16,843 87,487 Units Occupied
1995 14,290 16,265 29,467 15,788 19,292 96,601 Total Units
681 592 1,136 665 712 3,786 Units Vacant
13,609 15,674 28,331 14,758 17,703 90,074 Units Occupied
2000 15,084 16,781 29,656 15,788 19,292 96,601 Total Units
718 610 1,143 681 746 3,900 Units VYacant
14,365 16,171 28,513 15,108 18,546 92,701 Units Occupied
2005 15,889 17,366 30,097 16,128 20,119 99,600 Total Units
758 632 1,160 695 778 4,023 Units Vacant

15,131 16,735 28,936 15,433 19,341 95,577 Units Occupied




YOUNGSTOWN HOUSEHOLDS AS DIFFERENCE BETWEEN SMSA TOTAL
HOUSEHOLDS (DISTRICT™) AND HOUSEHOLDS OUTSIDE OF YOUNGSTOWN (DISTRICT-Y)
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District

124,799
125,126
127,276
127,172
126,521
125,863

*67 percent of MSA projections.

District-Y

82,806
84,616
87,487
90,074
92,701
95,577

Youngstown

41,993
40,510
39,789
37,098
33,820
30,286

EXCESS UNITS IN YOUNGSTOWN RESULTING FROM HOUSEHOLDS OUTSIDE OF YOUNGSTOWN

Youngstown
Year Population

Household
Size

Units
Occupi

New
ed Construction

Units
Total

Vacant
Units

Exces
Units

1980 115,238
1985 107,993
1990 102,524
1995 91,262
2000 82,348
2005 73,333

* .
Excess Units:

41,993
40,510
39,789
37,008
33,820
30,286

N/A
160
150
160
160
160

41,531

3,115
3,853
3,836
5,815
8,395
11,244

214
1,058
1,091
3,256
6,061
9,154

Vacant Units minus normal vacancy (6.9% of Units Occupied).

NOTE: Population includes Group Quarters population (1,857).
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DISTRIBUTION OF NEW CONSTRUCTIONM
(Warren District)

Westside Eastside Howland
Years Suburbs Suburbs Girard Township Niles MWarren District
1980-1984 0.24 0.36 0.03 0.23 0.14 X 1.00
1985-1989 0.24 0.35 0.03 0.21 0.17 X 1.00
1990-1994 0.27 0.38 0.03 0.23 0.09 X 1.00
1995-1999 0.29 0.39 0.03 0.23 0.06 X 1.00
2000-2004 0.29 0.39 0.03 0.23 0.06 X 1.00
FORECASTED NEW CONSTRUCTION (Units)
MEDIAN PROJECTIONS
Westside Eastside Howland
Years Suburbs Suburbs Girard Township Niles HMWarren District
1980-1984 290 426 31 270 168 201 1,386
1985-1982 284 414 35 272 201 126 1,309
1990-1994 348 490 39 297 116 120 1,410
1995-1999 380 511 39 302 79 120 1,431

2000-2004 386 519 40 306 80 120 1,452
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TOTAL UNITS AFTER NEW CONSTRUCTION
(Excluding Youngstown)

Westside
Suburbs

Eastside
Suburbs

Girard

Howland
Township

Niles

District

Warren

1985

1990

1995

2000

2005

Existing Units
New Construction
Removals

Net Units
New Construction
Removals

New Units
New Construction
Removals

New Units
New Constructicn
Removals

New Units
New Construction
Removals

New Units
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NUMBER OF HOUSEHOLDS BASED ON NEW CONSTRUCTION DATA

Westside Eastside Howland District
Year Suburbs Suburbs Girard Township Niles MWarren

1980 11,106 10,030 4,885 8,131 8,963 43,115 Total Units
581 292 186 192 429 1,680 Units Vacant
10,525 8,738 4,699 7,939 8,534 41,435 Units Occupied

1985 11,340 10,406 4,892 8,360 9,086 44,084 Total Units
593 303 186 197 435 1,715 Units Vacant
10,747 10,103 4,705 8,163 8,651 42,370 Units Occupied

1990 11,568 10,768 4,903 8,591 9,242 45,071 Total Units
605 313 187 203 442 1,751 Units Vacant
10,963 10,454 4,716 8,388 8,800 43,320 Units Occupied

1995 11,858 11,204 4,917 8,844 9,312 46,135 Total Units
620 326 187 209 446 1,788 Units VYacant
11,238 10,878 4,730 8,836 8,866 44,347 Units Occupied

2000 12,179 11,660 4,932 9,201 9,344 47,216 Total Units
637 339 188 215 449G 1,877 Units VYacant
11,547 11,320 4,744 8,887 8,897 45,389 Units Occupied

2005 12,504 12,121 5,426 9,096 9,377 48,525 Total Units
654 353 207 215 449 1,877 Units Vacant
11,850 11,768 5,220 8,881 8,928 46,647 Units Occupied




YOUNGSTOWN HOUSEHOLDS AS DIFFERENCE BETWEEN DISTRICT® TOTAL
HOUSEHOLDS AND HOUSEHOLDS OQUTSIDE OF WARREN

Year District® District-Warren Warren
1980 62,491 41,435 21,056
1985 62,655 42,370 20,285
1990 63,731 43,320 20,411
1995 63,709 44,347 19,362
2000 63,383 45,389 17,994
2005 63,053 46,647 16,406

*33 percent of MSA projections.

EXCESS UNITS IN YOUNGSTOWN RESULTING FROM HOUSEHOLDS OUTSIDE OF YOUNGSTOWN

Warren Household  Units New ) Units Vacant Excesg
Year Population Size Occupied Construction Total Units Units
1980 56,308 2.65 21,056 N/A 22,352 1,296 75
1985 52,643 2.57 20,285 201 22,419 2,134 957
1990 51,537 2.50 20.411 126 22,410 2,000 816
1985 47,560 2.43 19,362 120 22,396 3,034 1,911
2000 43,695 2.40 17,994 120 22,382 4,388 3,344
2005 39,555 2,38 16,406 120 22,367 5,962 5,010

*Excess Units: Vacant Units minus normal vacancy {5.8% of Units Occupied).

NOTE: Population includes Group Quarters population (510).




DISTRIBUTION OF NEW CONSTRUCTION

{Niles District}

Western Howland
Years Suburbs MWeathersfield Township McDonald Girard Niles District
1980-1984 0.11 0.10 0.67 0.04 0.08 X 1.00
1985-1989 0.13 0.09 0.66 0.04 0.08 X 1.00
1990-1994 0.13 0.10 0.65 0.04 0.08 X 1.00
1995-1999 0.13 0.12 0.63 0.04 0.08 X 1.00
2000-2004 G.13 0.15 0.60 0.04 0.08 X 1.00

FORECASTED NEW CONSTRUCTION (Units)
MEDIAN PROJECTIONS

Western Howland
Years Suburbs Weathersfield Township McDonald Girard Niles District
1980-1984 46 40 270 15 31 168 570
1985-1989 50 35 253 15 31 189 573
1990-19%4 61 47 307 19 38 120 592
1995-1999 66 61 322 20 41 90 601
2000-2004 70 8l 324 22 43 70 610




DISTRIBUTION OF NEW CONSTRUCTION
(Niles District)
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Western Howland
Years Suburbs  Weathersfield Township McDonald Girard Niles District
1980-1984 0.11 0.10 0.67 0.04 0.08 X 1.00
1985-1989 0.13 0.09 0.66 0.04 0.08 X 1.00
1950-1994 0.13 0.10 0.65 0.04 0.08 X 1.00
1995-1999 0.13 0.12 0.63 0.04 0.08 X 1.00
2000-2004 0.13 0.15 0.60 0.04 0.08 X 1.00

FORECASTED NEW CONSTRUCTION (Units)
MEDIAN PROJECTIONS

Western Howland
Years Suburbs Weathersfield Township McDonald Girard Niles District
1980~1984 46 40 270 15 31 168 570
1985-1989 50 35 253 15 31 189 573
1990-1994 61 47 307 19 38 120 592
1995-1999 66 61 322 20 41 30 601
2000-2004 70 81 324 22 43 70 610
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NUMBER OF HOUSEHOLDS BASED ON NEW CONSTRUCTION DATA

Western Howland District
Year Suburbs Weathersfield Township McDonald Girard - Niles

1980 2,148 2,820 8,131 1,167 4,885 19,151 Total Units
210 94 192 20 186 702 Units Yacant
1,938 2,726 7,939 1,147 4,699 18,449 Units Occupied
1985 2,183 2,846 8,360 1,176 4,892 19,457 Total Units
213 g5 197 20 186 712 Units Vacant
1,970 2,751 8,163 1,156 4,705 18,745 Units Occupied
1990 2,222 7,866 8,572 1,186 4,898 19,744 Total Units
217 96 202 20 186 722 Units Yacant
2,005 2,771 8,370 1,165 4,711 19,022 Units QOccupted
1995 2,273 2,899 8,836 1,199 4,911 20,117 Total Units
222 g7 209 21 187 735 Units VYacant
72,050 2,802 8,627 1,178 4,724 19,382 Units Occupied
2000 2,328 2,946 9,114 1,213 4,927 20,528 Total Units
228 a8 215 21 188 749 Units Yacant
2,100 2,848 8,898 1,192 4,740 19,778 Units Occupied
2005 2,386 3,012 9,149 1,531 4,946 21,024 Total Units
233 100 Z2ls 26 188 764 Units Vacant

2,153 2,912 8,933 1,505 4,758 20,260 Units Occupied
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TOTAL UNITS AFTER NEW CONSTRUCTION
(Excluding Niles)

Western Weathers- Howland District

Year Suburbs field Township McDonald Girard Niles

1980 2,148 2,820 8,131 1,167 4,885 19,151 Existing Units
46 40 270 15 31 402 New Construction
11 14 41 6 24 96 Removals

1985 2,183 2,846 8,360 1,176 4,892 19,457 Net Units
50 35 253 15 31 384 New Construction
11 14 47 6 24 97 Removals

1990 2,222 2,866 8,572 1,186 4,898 19,744 New Units
61 47 307 19 38 472 New Construction
11 14 43 6 24 99 Removals

2000 2,328 2,946 9,114 1,213 4,927 20,528 New Units
70 81 81 324 43 529 New Construction
17 15 46 6 25 91 Removals

2005 2,386 3,012 9,149 1,631 4,946 20,966 New Units
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NILES HOUSEHOLDS AS DIFFERENCE BETWEEN DISTRICT™ TOTAL
HOUSEHOLDS AND HOUSEHOLDS OUTSIDE OF NILES

Year District® District-Niles Niles
1980 26,948 18,449 8,499
1985 27,186 14,745 8,441
1990 27,653 19,022 8,631
1995 27,630 19,382 8,248
2000 27,489 19,778 7,711
2005 27,346 20,260 7,086
*14 percent of MSA projections.

EXCESS UNITS IN NILES RESULTING FROM HOUSEHOLDS OUTSIDE OF NILES

Niles Household  Units New ) Units Vacant Excesg
Year Population Size Occupied Construction Total Units Units
1980 22,993 2.69 8,499 N/A 8,963 464 56
1885 22,162 2.61 8,441 168 9,083 642 237
1890 22,485 2.59 8,631 189 9,223 591 177
1995 20,915 2.52 8,248 120 9,293 1,045 649
2000 19,331 2.49 7,711 50 9,333 1,622 1,252
2005 17,633 2.47 7,086 70 9,352 2,266 1,926

*Excess Units: Vacant Units minus novrmal vacancy (4.8% of Units Occupied).

NOTE: Population includes Group Quarters population (131},




