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DEMOGRAPHICS

Sources: US Census Bureau, Decennial Censuses, 1980-2020, NYMTC 2055 SED Forecasts.

Great Neck Population: Historic (1980-2020) & Forecasted (2030-2050)



DEMOGRAPHICS
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DEMOGRAPHICS



JURISDICTIONAL COMPLEXITY



DEVELOPMENT PRESSURE

Great Neck UFSD Area Average Annual Residential Building Permits 

(New Construction) by Type, 1980 to 2021

Source: US Bureau of the Census, Building Permits Data.



OPTIONAL ATTENDANCE ZONES



BASELINE FORECASTS

Data 

Inputs

• School District Enrollment by Grade, 2014-15 to Present

• State Department of Health Births per School District

Retention 
Rates

• Percentage of Births (lagged by 5 years) to Enter Kindergarten

• Retention Rates by Grade from Year to Year

Baseline 
Forecasts

• Average of kindergarten entrance rates applied to new birth data 
to determine next year’s kindergarten class size.

• Average historical retention by grade applied to determine the 
subsequent grades class size in the next year.  



FORECASTS: DATA INPUTS

Great Neck UFSD Enrollment by Grade Level: 2015-16 to 2022-23
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FORECASTS: DATA INPUTS

Births in Great Neck UFSD, 2002-2019

Source: State of New York Department of Health, Births by School District



FORECASTS: DATA INPUTS

Births in Great Neck UFSD 2002-2019, Forecast to 2025

Source: State of New York Department of Health, Births by School District



RETENTION RATES

.

Retention Rate Modeling 2015-16 to 2022-23 Enrollment by Grade 

(ID student inclusive)



RETENTION RATES

Projections Model 2023-24 to 2032-33 Enrollment by Grade 

(ID student inclusive)

.



BASELINE FORECASTS

ForecastHistory



PRIVATE SCHOOL ENROLLMENT



FORECASTS

Comparative Elementary School Enrollment: 2022-23 to 2032-33

Source: Great Neck UFSD; Urbanomics.
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FORECASTS

Comparative Middle School Enrollment: 2022-23 to 2032-33

Source: Great Neck UFSD; Urbanomics.
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FORECASTS

Comparative High School Enrollment: 2022-23 to 2032-33

Source: Great Neck UFSD; Urbanomics.
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 Decision on Baseline Forecasts: Use 5-Year Trend

▪ Reflects COVID without being driven by it.

 5-Year Retention Models Duplicated for Each School

FORECASTS



❑New Development

❑ Localized Multipliers

❑Comparison to Rutgers

❑Test Cases

❑Real Estate-Augmented Forecasts

❑REAL ESTATE IMPACTS

Public School Children

PS 
Generation 

Rates

New 
Development 

Unit Mix



NEW DEVELOPMENT



Type Address Village

Optional 

Attendance 

Zone

Projected 

Year 

Complete Units* BD1 BD2 BD3 Project Status

Condo 193 Middle Neck Rd n/a 2025 22 n/a n/a n/a Proposed

Rental 733-741 Middle Neck Rd Great Neck 2026 60 4 56 0 Proposed

Rental 523-531 Middle Neck Rd Great Neck 2024 10 n/a n/a n/a Planned

Condo 226-230 Middle Neck Rd

Great Neck 

Estates Y 2024 40 0 0 40

Under 

Construction

Rental 16 Maple Dr

Great Neck 

Plaza Y 2024 11 6 7 0 Proposed

55+ 

Rental 265 East Shore Rd Great Neck Y NA 63 15 29 19 Proposed

Rental 777 Middle Neck Rd Great Neck 2025 38 13 21 4 Proposed

Rental Ex-Playhouse

Great Neck 

Estates Y 2025 20 n/a n/a n/a Proposed

❑NEW DEVELOPMENT

(*) Number of Units may change in the approvals process

Sources: Moody’s REIS, Villages, Long Island Business News

Known Developments in the Pipeline with Unit Mix and Year of Completion 

as of 2021-22 (9/30/2022)



❑LOCALIZED MULTIPLIERS

❑ Developed for Rutgers’ Center for Urban Policy Research 
in 2006 based on 2000 Census Public Use Microdata 
Sample (PUMS)

❑ Does not reflect current patterns of household formation

❑ Prepared for all units, regardless of year built

❑ Does not reflect current construction trends, especially for 
multi-family buildings

❑Statewide data

❑ Does not reflect community trends

Industry Standard: Rutgers’ Multipliers



❑LOCALIZED MULTIPLIERS

❑ Housing Characteristics
❑ Year Built

❑ 2000-2019

❑ 2010-2019

❑ All Years

❑ Tenure

❑ Owner

❑ Renter

❑ Structure Type

❑ Single Unit

❑ Two-Four Units

❑ Five or More Units 

❑ Bedrooms

❑ Studio

❑ One

❑ Two

❑ Three or More

❑ Population Characteristics
❑ Public School Children 18 & 

Under

Custom PUMS Multipliers for Nassau County



❑Higher Generation Rates: 
1 & 2-Bedrooms 

❑ Lower Generation Rates: 
3+ Bedrooms

❑MULTIPLIERS: COMPARISON TO RUTGERS

Custom 
PUMS

Rutgers 
CUPR

1 Bedroom 0.16 0.07

2 Bedrooms 0.21 0.16

3+ Bedrooms 0.43 0.63

Public School Child Generation Rates

Source: Urbanomics; Rutgers CUPR; ACS PUMS data.



❑RECENT PROJECT CHECK

Unit Mix Applied Custom PUMS Multipliers Resident PS Children

Studios 1- Bed 2-Bed 3-Bed

Children in 
Studios 
(x 0.00)

Children in 
1 Bed

(x 0.16)

Children 
in 2 Bed
(x 0.21)

Children 
in 3 Bed
(x 0.43)

Total 
Estimated 
Children

Children
Enrolled GN 

UFSD 
2021-22

240 E. Shore Road

Great Neck Village 19 67 70 15 0 11 15 6 32 27
255 Great Neck Rd

Great Neck Estates 48 23 23 0 8 5 10 22 23

38-80 Knightsbridge 

Thomaston 90 64 0 14 13 0 28 34
4 Chelsea Plz

Great Neck Plaza 18 0 0 4 0 4 8

Total 86 92

❑437 Units in New Construction

❑Customized PUMS Multipliers within 6 students of actual 
2021-22 enrollment. (Rutgers Multipliers yielded only 66 PS Students.)

Source: Great Neck UFSD; Urbanomics; ACS PUMS data.



Source: Great Neck UFSD; Urbanomics; Moody’s REIS.

Property Type Property Name Street Address

Year 

Built

Size 

(Units) 

2021-22 

Enrollment

Students 

per unit

547 107 0.20

Apartment 4 Chelsea Pl 4 Chelsea Pl 2007 18 8 0.44

Apartment Maestro 255 Great Neck Rd 2012 94 23 0.24

Mrkt Rate Rental 15 Bond 15 Bond St 2020 61 4 0.07

Apartment 59 Grace Ave 59 Grace Ave 2016 30 0 -

Market Rate 

Rental Knightsbridge Gardens 38-80 Knightsbridge Rd 2004 154 36 0.23

Mrkt Rate Rental 55 S Middle Neck Rd 55 S Middle Neck Rd 2016 9 3 0.33

Apartment

Townhouse At Great 

Neck 85 Steamboat Rd 2013 10 6 0.60

Apartment Avalon Great Neck 240 E Shore Rd 2016 171 27 0.16

❑RECENT PROJECT CHECK

❑ Unusually high multipliers and unit-mix data limitations on 
proposed projects inspired a secondary check of students per 
unit.  

❑ Results were in keeping with Custom PUMS average of 0.20 
students per unit (regardless of number of bedrooms).



❑CHILD GENERATION IN NEW DEVELOPMENT

Units Public School Students

Year Total JFK

Saddle 

Rock

OAZ 

Saddle 

Rock Total JFK

Saddle 

Rock

OAZ 

Saddle 

Rock

2024 61 10 0 51 12 2 0 10

2025 80 38 22 20 16 8 4 4

2026 60 60 0 0 12 12 0 0
Source: Urbanomics

Estimated New Units and Students by Year of Completion & Attendance Zone



REAL ESTATE-AUGMENTED FORECASTS

District Real-Estate Augmented Enrollment: 2015-16 to 2032-33



REAL ESTATE-AUGMENTED FORECASTS

District Real-Estate Augmented Enrollment by Elementary School: 2022-23 to 2032-33



REAL ESTATE-AUGMENTED FORECASTS

District Real-Estate Augmented Enrollment by Middle School: 2022-23 to 2032-33



REAL ESTATE-AUGMENTED FORECASTS

District Real-Estate Augmented Enrollment by High School: 2022-23 to 2032-33



❑ Update Forecasts to Further Reflect Recovery 

❑ 2023-24 and 2024-25 data will be the true measure of 
what recovery looks like

NEXT STEP


