-~ / '
/\
~
/
. —
(
N
o
N
/
. ~
S _
— \
| \
~ \
- —

AMERICAN CITY CORPORATION

A Subsidiary of The Rouse Company

Atlantic City, New Jersey

'MARKET SUPPORT

FOR THE |
'RESIDENTIAL DEVELOPMENT
'PROGRAM

17430
HEY

1930

June 1983

o

b\

SEFST OEPOSITORY Copy

'Ubhkiﬁkmm»elﬁouHUbNWy



MARKET SUPPORT FOR THE

RESIDENTIAL DEVELOPMENT PROGRAM

ATLANTIC CITY, NEW JERSEY

SUBMITTED TO:
NEW JERSEY CASINO CONTROL COMMISSION

June 29, 1983

Prepared By:
"AMERICAN CITY CORPORATION
A Subsidiary of The Rouse Company

Columbia, Maryland

5T
2y SirATS
P U O (R i




TABLE OF CONTENTS

pART I - BACKGROUND

. Recent Demographic'and Economic Trends

Existing Housing Stock ‘

Characteristics of Existing Housing Stock - Rentals
Characteristics of Existing Housing Stock - Resales
Characteristics of Housing Stock - New Units for Sale
1. Existiﬁg Projects Qutside Atlantic City

2. Existing'Projects in Atlantic City

e s+ s e o

3. Summary
Trends in Bu  2ing Permits
G. Proposed Projects in Atlantic City

PART Il - HOUSING DEMAND PRQJECTIONS

A. Demographic Projections
B. Effective Demand for New Housing in the Inlet Community
1. Distribution of Households by Income
2. Basis of Tenure
3. Summation of Demand by Affordability
4, Market Preferences

PART IIl - SUPPORT MARKET: CONVENIENCE RETAIL

PAGE

14
16
16
20
26

28

29
31

34
34
39
43
44

55

57

<
% -

_The primary market area related to housing development opportunities in

- . ol

MARKET SUPPORT FOR THE RESIDENTIAL DEVELOPMENT PROGRAM E

This market analysis identifies market support for residential develop-
ment in the Inlet Community of Atlantic City. The Inlet Community has
been identified by the American City Corporation, and adopted oy the
Atlantic City Task Force on Housing and Community Development as “the
best opportunity to launch housing redevelopment and neighborhood
revitalization in Atlantic City." The Task Force has called for the -
comprenensive redevelopment of the Inlet as a balanced residential
community consistingkof a variety of housing choices with a full range
of community services and facilities. The fundamental assumption under-
girding this analysis is that the concept of a balanced residential
community will generate a greater market response than would the piece-
meal, scattered development that might occur in response to conventional
market forces in Atlantic City.

This report is an updated and expanded version of the housing market

analysis completed by the American City Corporation in August'1982.

The updating of this report was necessitated and influenced by the
changing national economic and local public policy conditions, as well
as the avai]abf]ity of significant new data from the 1982 survey of
casino and pubh‘cemployees.l This analysis reflects the reality

of those conditions and data as known in June 1983.

the Inlet Community of Atlantic City is the County of Atlantic, which i
is coterminous with the Census Bureau's Standard Metropolitan Statis-
tical Area. The County was selected as the area of study for a number
of reasons. Over 77 percent of all casin- employees lived in Atlantic
County as of 1981, and 77 percent of those employees who migrated to

the Atlantic City area within the last three years had moved into thé_

L New Jersey Casino Control Commission and Atlantic County !

Division of Planning, Casino-Hotel and Public Employees Housing
Needs Survey-1982, May 1983. ,




;ountyz. Extensive driving times to areas outside the County and

good road access to Atlantic City within the County will continue to
attract casino employees. Economic conditions related to the supply,
demand, and cost of housing have been affected by the gaming industry
more in Atlantic County than surrounding jurisdictions. Also, a large
number of competitive housing projects have been built or proposed in
Atlantic County since the introduction of the casino industry. Finally,
the concern of the Casino Control Commission is focused on the housing
needs of the market closest to Atlantic City.

PART I - BACKGROUND

A. RECENT DEMOGRAPHIC AND ECONOMIC TRENDS

Population figures for Atlantic County and Atlantic City and the
percentage of total County residents residing in the City in 1960,
1970, and 1980 are displayed in Table 1.

- TABLE 1
POPULATION TRENDS
Percent
Change
1960 1970 1980 1970-1980
Atlantic City 59,544 47,859 40,199 -16.0%
Balance of County 101,336 127,184 153,920 21.0%

Atlantic County Total 160,880 175,043 194,119 10.9%
Percentage of :

County in City 37% 27% 21% -

SOURCE: U.S. Bureau of the Census.

While the overall population of Atlantic County grew by 8.8 percent
~ between 1960 and 1970, and by 10.9 percent between 1970 and 1980,

the population in Atlantic City declined by 19.6 percent in the

1960's, and by another 16 percent in the 1970's. As a result, the

2 Atlantic County Division of Planning, Casino Hotel Employee
Housing Needs Survey-1981, Summary Report, February 22, 1982.

to

share of the County's population living in the City decreased from
37 percent in 1960 to 21 percent in 198U. I[n contrast. the balance
of the County outside Atlantic City grew by 21 percent, fed by both
an in-migration of ex-City residents and a positive balance of

births over deaths (natural increase).

As a benchmark for analysis, the population of the entire State of
New Jersey increased by 2.7 percent between 1970 and 1980 (1970
population: 7,171,112; 1980 population: 7,364,158), compared with
Atlantic County's 10.9 percent increase.

Changes in age distribution of the population living in the County
and the City are presented in Table 2.

TABLE 2

PERCENTAGE AGE DISTRIBUTION
1970-1980
1970 1980
Age Group County City County City
Under 25 40% - 34% 38% - 36%
25-34 10% 8% 15% : 12%
35-44 ©11% 9% 10% 8%
45-64 _ 23% 24% 21% 21%
65 and Over - 1o% 25% 16% 23%

SOURCE: U.S. Bureau of the Census.

Populations in both the City and the County became younger during
the 1970's. The median age in the County dropped from 34.8 years in
1970 to 33.1 years in 1980, while the median age in the City dropped
from 43.3 to 38.9 years. The drop in the City's median age is due
primarily to a real decrease in the number of elderly. The decline
in the-County is partially a function of the relatively young age

of casino-hotel employees who have recently migrated there. For‘v
example, the Casino Hotel Employee Housing Needs Survey - 1981
reported that "Recent migrants...are more Iikely\to be age-25 to

34 than long-term residents (45 percent vs. 36 percent), and less
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likely to be over 55 (6 percent vs. 1l percent)." Table 2 shows ' o TABLE 4
that the population between 25-34 years in age increased from 10 b4 . |  ATLANTIC COUNTY |
percent to 15 percent of the County, and 8 percent to 12 percent | NON-FARM WAGElAgg ig;gRY EMPLOYMENT
. . X : ) _ 975- :
of the City. The 25-34 age group is typically the most active in - - Average Average Average
household formation and first home purchases. ’ : ' A Annual  Annual  Annual
-9 - Change Change Change
: : . 1975 1978 1981 1982 1975-78 1978-81 1981-82
Further evidence that casino-hotel employees tend to be more g, . 8500 8.500 8.200 7.300 0.0% | 2% '1.08%
: : . ‘ : ' Manufacturing. . , s , . -1. -11.
concentrated in the 25-34 age bracket than the overall County 1abqr f Construction 2,800 3,400 5,500 4,000 6.7% @ 17.4% -27.3%
force, can be seen in both the 1981 and 1982 surveys, which are n Transportation/Utilities 3,300 3,500 4,000 4,500 2.0% 4.6%  12.5%
i sed in Table 3 | e Trades 17,400 19,300 19,500 19,200  3.5% .3% -1.5%
summarized in Table J. Fin/Ins/Real Estate 4,100 4,400 5,000 4,800 2.4% 4.4% -4.0%
‘ - ' J' : Services , 14,900 17,100 41,100 44,800 4.7%  34,0% 9.0%
TABLE 3 Government 13,300 15,500 16,200 16,600 5.2% 1.5% 2.5%
AGE DISTRIBUTION OF CASINO - HOTEL | Total 64,300 71,700 99,500 101,200 3.7%  11.5% 1.7%
EMPLOYEES VS. COUNTY LABOR FORCE ve |
: J SOURCE: New Jersey Department of Labor.
1980 Casino-Hotel Employees 5
| County -T1981 1982 |
Age Group Labor Force Survey Survey e Overall, employment in Atlantic City has increased since the legali-
Under 25 21 6% 20.3% 18 9% éﬂQ : zation of casino gambling in Atlantic City in 1978. Total employ-
25-34 18.5% 38.1% 40.7% g ment increased annually by 3.7 percent between 1975 and 1978. The
Zg:gg %g'gé %?'gz %g'gé _ annual growth rate increased to 11,5 percent between 1978 and 1981.
65 and Above 9.4% 1.6% - 0.9% \ { Employment growth in Atlantic County subsided by 1982. This, how-
100.0% 100.0% 100.0% , 99 ever, may only be a temporary reflection of the national economic
SOURCE: Casino Hotel Employee Housing Needs Surveys, 1981, 1982 ‘ downturn. Economic recovery at the national level will likely have
. ' ! positive effects on the rate of employment growth in Atlantic
Changes in the employment structure of the County are presented in County ’
Table 4 for the periods immediately preceding (1975) and following , UL ‘
(1978 and 1981) the introduction qf the casjno hotel industry to , | The service sector, which includes casino hotel emp1oyee$, has seen
Atlantic City. Statistics for 1982 have also been included for ' . the most dramatic increases in both the numper and percentage of new
comparison. ' i | ' jobs since 1978. Service employment grew annually by about 5 per-
V9 cent prior to the legalization of casino gambling. The rate
increased to 34 percent between 1978 and 1981. In spite of the
recession of 1982, service sector employment grew by 9 percent last
0 @ year. Employment in the construction cateqory also increased
) ‘rapidly after 1978. The dramatic decrease in construction employ-
ment in 1982 is most likely due to the recent temporary slowdown/
cessation of casino construction.
oo
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Moderate increases occurred in the average annual growth of the
Transportation/Utilities and Finance/Insurance/Real Estate categor-
jes prior to 1981, Employment in the trades categories has remained
esssentially constant since 1978. Manufacturing, which was stanle
between 1975 and 1978, began declining between 1978 and 1981, with a

of Labor.)

i significant loss between 1981 and 1982.
of the government sector fell during the 1978-1981 period, a
national trend. Thus, while the casino industry has generated
substantial new employment opportunities, losses in other industrial
sectors have detracted from this gain to a certain degree.
the overall growth rate in private sector employment qpportunities
in Atlantic County has far exceeded the rate for the State of New
Jersey as a whole. Between 1978 and 1981 the number of private
sector jobs in Atlantic County increased by 48.2 percent, while the
entire State increased by only 28.1 percent.
private sector jobs in Atlantic County increased by 1.6 percent
while the State decreased by 0.7 percent. (SOURCE: N.J. Department

cAlnAr ., 1t © Quwaan Af tha Cancue.

The annual rate of growth

However,

Between 1981 and 1982,

?il Trends in the number and size of households in Atlantic County and
City, and the percentage of the total in the City are shown in

} Table 5.
. ' TABLE 5
HOUSEHOLD TRENDS
' ATLANTIC COUNTY AND ATLANTIC CITY
B - | | 1960- 1980
& County o 1960 1970 1980
' Population in Households 157,757 172,458 191,312
Number of Households 52,193 60,715 71,806
Population per Household 3.02 2.84 2.66
City
Population in Households 57,723 46,442 38,328
Number of Households 21,021 19,561 16,736
Population per Household 2.75 2.37 2.32
Percentage of County Total Households 40% . "32% 23%
Percentage of County Total Population 37% 27% 21%

The overall population growth in the County, combined with a

decrease in the average household size, caused the number of house-
holds to increase in the 1960-1980 period. In the City, the number
of hoUseholqs decreased during'the same period. The City's share of

total households dropped from 40 percent to 23 percent. The smaller

household size in the City has allowed Atlantic City to maintain a
higher percentage of the County's total households than its share of
total population.

Table 6 below shows the changes in household formation among
different size households in the County.

TABLE 6
TRENDS IN HOUSEHOLD SIZE, ATLANTIC COUNTY
1970-1980
1970 1980 ) 1970 - 1980
Percent Percent Numerical Percent

Number Distribution Number Uistribution Change Change

1 person 14,148 23.3 18,523 25.8 4,375 30.9
2 persons 19,243  31.7 22,383 31.2 3,140 16.3
3-4 persons 17,152 28.2 21,558 30.0 4,406 25.7
5+ persons 10,173 16.8 9,342 13.0 -830 -8.1
Households 60,716 100.0 71,806 100.0 11,090 18.3

SOURCE: U.S. Bureau of the Census.

Most of the household growth occurred among singles and three to
four person households. Fifty-seven percent of all-households in
1980 were composed of one or two persons. According to the Casino
Hotel Employee Housing Needs Survey-198l, fifty-seven percent of

all casino employee households were single or childless couples,
indicating a strong demand for small dwelling units. This trend
should continue since casino emp loyees recently migrating into the
area are less likely to be married and more likely to have no
children than long-term County residents.



The average housenold income in Atlantic County in 1970 was 58,834l

which equals $21,820 in 1982 dollars.
the County in 1982 was estimated to be $Zl,3272. This represents
a 2.26 percent decrease in constant dollar incomes in the County

Average household income in

over the 1970-1982 period. During the same period, average house-

hold incomes in the State of New Jersey dropped in constant 1982

dollars from $28,966 in 19701 to $24,879 in 19822 which

represents a 14.11 percent decrease.

Although average household

income in Atlantic County declined in constant dollar terms between
1970 and 1982, they did so at a much slower pace than the rest of
the State. Average household incomes in the County rose from 75.3
percent of the State average in 1970 to 85.7 percent of the State
average in 1982. An analysis of the growth of households between
1970 and 1980 in key income categories is presented in Table 7.
data in this table are the result of an interpolation analysis which
expresses the income brackets in 1982 constant dollar values.

The

SOURCES:  Urban Uecision Systems, Inc.; American City Corporation.

-1 U.S. Bureau of the Census
2 Urban Decision Systems, Inc.

, TABLE 7 ‘
TRENDS IN HOUSEHOLD INCOMES, ATLANTIC COUNTY
1970-1980
Percent
( 1970 1980 Change
Income Categories  No. of ~ % of No. of % of 1970-
(1982 Dollars) Households Households Households Households 1980
~Less than $10,000 15,937 26.2% 16,103 22.4% 1.0%
$10,000 to $14,999 7,668 12.6 9,456 13.2 23.3
$15,000 to 319,999 7,866 13.0 8,591 12.0 9.2
$20,000 to $24,999 6,900 11.4 7,556 10.5 9.5
$25,000 to $34,999 10,741 17.7 12,587 17.5 17.2
$35,000 to $49,999 6,682 11.0 10,178 14.2 52.3
$50,000 or More 4,921 8.1 7,335 10.2 49.4
60,715 100.0% 71,806 100.0% 18.3

The income categories that increased more rapidly than the overal]
rate of household growth during the period (18.3 percent), and
increased as a percent of the total households, were from $l0,00U to
$15,000 and those earning more than 535,000.‘ The increase in the
number of households earning under $15,000 is affécted by the pro-
portion of sing]e, divorced, separated, or widowed persons and
recent]y employed casino workers forming new households. The
increase in nouseholds earning $35,000 or more is affected by the
trend of second members of households joining the work force and the
formation of new households by more than one working person.

These trends are supported by Findings reported in the Casino Hotel

Employee Housing Needs Survey - 198l. For example, recent migrants

are more likely than longer term residents to share living space

~with non-relatives, are more likely to have a smaller household

size, and are more likely to have household incomes above $30,000.

. EXISTING mOUSING STOCK

This analysis of the existing housing stock in Atlantic County

 begins with a review of general trends reflected by changes seen

between the 1970 and 1980 U.S. Census reports. (Table 3).
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&1 TABLE 8 | ' i? ' market) increased from 5.2 percent in 1970 to 6.5 percent in 1980.
WJ ; CHANGES IN DISTiiEzsi?g ggU;$$URE AND VACANCY | This is attributable to an increase in the percentage of units
] = o
1 : T970-1980 vacant for sale from 1.5 percent in 1970 to 4.2 percent in 1980. At
il ) X the same time, the vacancy rate in rental units decreased from 10.6
i - ' Cha :

;g. 1970 ' 1980 1970-T8§O & percent to 10.2 percent. There was also a loss of 4,622 seasonal
Lﬁ Number  Percent  Number Percent Number Percent - housing units, dropping from 9 percent of the total housing stock to
5 (Sub) Total (Sub) Total , : . L . .

N VEAR -ROUND 1 ¢ percent. This-is primarily due to the conversion of seasonal

o OCCUPIED HOUSING ; o v | units to year-round dwellings in the late 1970's. This large number
‘ﬁ Owner Occupied : 37.723 (62%) 15,882 (64%) 6,159 21.6% o of conversions helped maintain the slightly higher than average 6.5
! Renter Occupied 22,993 (38%) 25,924 (36%) 2,931 12.7% . percent vacancy rate in 1980.

- Total Occupied 60,716 1005 82% 71,306 T100¥ 30% TI,000 18.3% :. '

i YEAR-ROUND Table 9 shows the number of residential demolitions which occurred
iﬂ VACANT HOUSING , , | | in bqth Atlantic County and City in each year since 1970.
B For Sale 589 (8%) 2,024 (13%) 1,435 243.6% »
o 4 : - .
[ff qunggﬁ 2,735 (41%) 2,932 (19%) 197 7.2% | TABLE 9
Occasional Use 1,961 (29%) 7,827 (47%) 5,466 278.9% RESIDENTIAL DEMOLITIONS

‘ Other Vacant 1,412 (21%) 3,340 (21%) 1,928 136.5%

{ Total Vacant 5,607 1008 9% 15,723 100% 1sx 9,026 134.8% ATLANTIC ATLANTIC
| | - YEAR _COUNTY _CITY
‘{; ‘ g ) 4 - - . . i
. YSEASONAL HOUSING 6,435 9% 1,813 | 2% -4,622 -71.8% 1970 . a7 398
$ TOTAL HOUSING UNITS 73,848 100% 89,342 100% 15,494  21.0% 1971 - 241 216
i 1972 279 225

1973 157 79

_ 1974 459 402

- SOURCE: U.S. Bureau of the Census, American City Corporation ‘ ' - 1975 464 394

o ' ) ' '  9 ‘ 1976 537 474

n Ouring the 197Q's there was an overall net addition of 15,494 units 7‘ | : ig;; 386 316
i , : , ~ T ' 424 374
TR to the total housing stock of the County, representing a 21 percent : .
| | . ore ToRsTng untY, e 9.2 °f per - 1979 1,119 1,022

i ‘increase over the 1970 total. Owner occupancy became more prgva- _ : : Subtotal 4,483 3,900

j‘, lent, increasing from 62 percent of the occupied units to 64 per- 5
1 . , . : g
i cent. This is consistent with national trends. The number of year- 1980 918 836
¥ round units increased by 20,116 while occupied dwelling units iggg ) 823 749
o . . . o : 611 . 562
n d 1 . A Pa—— — —_—
| increased by o? y 11,090 arge 1ncrease.1n the number of unJFs Subtotal 2352 2147
1 held for occasional use accounted for over 60 percent of the addi- s : - I
. , L i ,

b tional vacant units. ' : L
M;; : o . TOTAL 6,835 6,047
f' The effective vacancy rate for year-round housing units (eliminating ‘ ’ SOURCE ] '

] . _ _ J ‘ ‘ : URCE: N.J. Dept. of Labor, Division
& units held for occasional use and other vacant units not on the ? of Planning and Research.



A total of 4,483 residential units were demolished in Atlantic
County between 1970 and 1980; 87 percent of the lost units occurred
within the City. When combined with the total increase of 15,494
housing units reported by the U.S. Census for the same period, this
indicates that just under 20,000 new housing units were added to the
County's housing stock during the 1970's. Since 1979, ¢,352 demoli-
tions have occurred in the County, 91 percent of them within the
City. The rate of demolitions has increased from 448 per year dur-
ing the 1970's to 784 per year during the early 1980's. The City
estimates that over 75 percent of the units demolished were in
multi-family structures, indicating that demolitions were heavily
weighted to rental units.

After the opening of the first casino-hotels in Atlantic City, resi-
dential demolitions peaked in 1979 at just over 1,000 units. The
numper ofrdemolitions has decreased annually since 1979, as fewer
substandard residential structures remain in the inventory, and
residential land values in the City deflate and maintenance of
residential income producing property recaptures its economic
justification.

The Atlantic County New Housing Stock Survey completed in July 1982
by the Atlantic County Division of Planning, reviewed all residen-
tial developments in the County with over 25 units approved for
development. This survey revealed that a total of 2,219 units
(1,773 for sale, 446 for rent) have been constructed since 1980.
Allowing an additional 10 percent for infill development and
projects smaller than 25 units suggests that an estimated total of
2,441 units had been constructed in the County between 1980 and mid-
1982.

According to another survey conducted by the Atlantic County
Division of Planning, Status of Condominium Growth in Atlantic
County, 1,361 motel units in the County have been converted to
condominiums since 1970. Of that total, 1,056 units were converted
after 1980. Since 2,441 new units have been built in the County

since 1980, motel conversions represented a significant resource for
meeting‘County-wide housing demand in that two-year period.

Given this information, an estimated total number of housing units
in Atlantic County in 1982 was calculated as follows:

Atlantic County, N.J.
1982 Housing Stock

»’

. 1980 Census Total Housing Units 89, 342
. Subtract Demolitions (1980 - 1981} 1,741
. Remainderl 87,601
. Add New Units Constructed (1980 - 1981)° 2,441
. Add Motel Conversions to Condominiums (1980 - 1981)3 _1,056
. Total 1982 Housing Stock 91,098

SOURCES:

N.J. Dept. of Labor, Division of Planning and Research.
Atlantic County Division of Planning.
Atlantic County Division of Planning.

The total number of housing units in the County had grown to an
estimated 91,098 units by the beginning of 1982, a net addition of
1,756 new units since 1980. Over the same period, however, 2,333«
new housenholds are estimated to have been formed in the County.
Therefore, the effective vacancy rate for year-round housing units
has apparently decreased from the 6.5 percent reported by the 1980
Census. A decrease has occurred in the rental vacancy rate due to
the large number of multi-family units demolished and a low number
of new units built. A study of market rate rental projects prepared
for the Atlantic County Improvement Authority in January 1983 indi-
cated an overall rental vacancy rate of less than one percent in
Atlantic County.



CHARACTERISTICS OF EXISTING HOUSING STOCK -- RENTALS

Based.on the 1980 Cenéus figure of 25,924 occupied rental units and
2,932 vacant rental units, plus the 446 new rental units constructed
since 1980, it was estimated that there were a maximum of 29,302
rental units in Atlantic County in 1982. Of the total, 5,344 units
were subsidized (4,954 or 93 percent are located in Atlantic City),
leaving 23,958 as market rate rental units.

The Atlantic County Area Rental Schedule for Apartments which sur-

veyed all projects consisting of over 15 units in the County, was
conducted by the Atlantic County Division of Planning in March,
1982. . This survey reached almost 100 percent of rental projects
with more than 15 units outside the City, and over 50 percent within
the Atlantic City limits. Analysis of the raw data was undertaken
to establish average County-wide rental rates for one and two
bedroom units.

1. Of the total of 4,950 one-bedroom units surveyed, the aver-
age monthly rental cost was $378. The average monthly utility
cost for a one-bedroom unit was $31. Therefore, the average
occupancy cost for a one bedroom apartment County-wide is
estimated to be $409 per month.

2. Of the total of 5,525 two bedroom units surveyed, the average
monthly rental cost was $448. A 338 average utility cost was
added to the monthly rent to bring the average two-bedroom
occupancy cost County-wide to $486 per month.

Table 10 shows the average rental rate for each of the jurisdictions
surveyed:

TABLE - 10 .
RENTAL RATES FOR 1 AND 2 BEDROOM UNITS
BY SURVEY AREA
MARCH 1982

One-Bedroom Units Two-Bedroom Units

Island Communities

Atlantic City $347 $446
Brigantine _ N/A $750
Longport $600 $700
Margate $500 $600
Ventnor $568 $724
Mainland Communities

Absecan _ N/A $431
Egg Harbor City N/A 5271
Egg Harbor Township N/A $295
Galloway Township $430 $707
Hamilton Township $416 $482
Hammonton $284 $346
Pleasantville $309 $361
Somers Point $367 $423

SOURCES: Atlantic County Division of Planning;
American City Corporation

The island communities of Ventnor, Margate, Longport and Brigantine
were the highest rent areas surveyed. The exception is Galloway
Township where new units are being constructed in the Smithville
development. These prices indicate the relative desirability of an
island location and the willingness of households to pay higher
rents for one. At the same time, members of the Atlantic County
Board of Realtors reported an inability on the mainland to rent

- large, single family detached dwellings for more than $600. It

appears that there is an over§supp1y of large, detached rental units
in those communities. Units on the islands appear to have less ’
trouble renting at higher rents.

A number of major rental complexes in Atlantic County were surveyed
by American City Corporation both in August 1982 and May 1983,
including Brighton Towers in Atlantic City, Absecon Townhouses in
Absecon, Woodcrest Park Apartments in Egg Harbor Township, Deer
Hollow Woods in Pleasantville and Colonial Court Apartments in

15.



Hammonton. Both 1982 and 1983 surveys reported virtually no
vacancies in the combined 602 units, and all but one. reported a
substantial waiting list at least six months long.

CHARACTERISTICS>OF EXISTING HOUSING STOCK -- RESALES

Table 11 reports on .residential resales in Atlantic County from the
period 1978 through May, 1983. The table shows the effect that
increasing mortgage interest rates and high sales prices had on the
residential resale market and the cost of a home purchase.

The average purchase price for a resale home in the. County rose by
87 percent between 1978 and 198l. Ouring 1982, however, the average
price decreased, falling to $74,728 by June and to $71,549 by
December. The average resale price escalated to 75,892 in 1983,
apparently in response to an increase in market demand brought on by
lower interest rates. ‘

The approximate income required to afford the principal and interest
payments on a resale house at the average price increased by almost
250 percent between 1978 and 1981. However, the recent drop in
interest rates has made home ownership much more of a reality to a
larger segment of the market. In 1981, an income of over $50,000
was required to carry'the,principal and interest payments on a home
at the aVerage resale price. Currently, the average income neces-

sary to carry such a home is approximately $34,000.

CHARACTERISTICS OF HOUSING STOCK -- NEW UNITS FOR SALE

According to the Atlantic County New Housing Stock Survey (July,
1982), a total of 1,773 new residentfal units had been constructed
for sale in the County since the start of 1981. Only 994 of those
units (56 percent) had been sold at the time of the survey, leaving
779 new units on the market. A total of 8,142 units had been built,

‘were under construction or were likely to be completed by 1984.

lo.

TABLE 11

RESIDENTIAL RESALES

UNTY

ATLANT

8 -

AS of June

2nd Half
of 1982

1st Half
of 1982

1983

1981

1980

1979

1978

tal Residential
Sales Yolume

$21,477,600

$10,312,000

$27,193,000

$48,791,000

N/A
N/A

$44,576

$82, 223,000

$76,850, 000

1,107 586 ' 138 384 283

1,117

mber of Sales

$71,549
7,154

$74,728

$83, 260

erage Sales Price
% Downpayment

$75,892

$74,276

$62,700

7,589

$08,303

7,473

$67,255

8,326

$72,934

7,428

$66,848

6,270

$56,430

4,458

$40,118

rtgaged Principal

16 1/2%

erage Interest Rate

12%

14%

12% 16%

11 1/2%

9%

erage Mortgage Payment
(Principal & Interest)

per Month

688 $ 1,120 § 932 762 703

559

323

Yearly Income

$15;504 $26,832 $33,024 $53,760 $44,736 $36,576 $33,744

{ to Support

Necessar
Payments

prox.

Assumes 25% annual income for mortgage payments (principal and interest only).

1.

te:

Atlantic County Board of Realtoré, Multiple Listing Service; American City Corporation.

URCES:

17.



Table 12 categorizes those 8,142 units by their completion staﬁus,

location and type.

The findings of thé survey include the following points:

1. The Inland communities (Buena Vista, Egg Harbor Township,

Galloway Township, Hamilton Township, Hammonton, and Weymouth) -

had the highest percentages and numbers of units proposed,
built, and sold. These communities have the most available
vacant land, lower development costs, and larger projects.
Atlantic City had the next highest percentages. Almost all
the'multi-family condominiums bdilt (Tannen Towers) and sold
(Tannen Towers, Ocean Club, the Corinthian, and the Ritz) in
Atlantic City are luxury or higher priced, high-rise units.

2. In terms of unit type, multi-family condominiums are the most
common and single family detached homes are the least common.
This reflects a national trend away from single family detached

housing.

18.



- TABLE 12
JuLy, 1982

NEW RESIDENTIAL SALES HOUSING BY STATUS, LOCATION ANU TYPE

Total Number Number
Proposed Built Sold
Number Percent Number Percent Number Percent
Atlantic City :
Townhouse 14 0 4
Single Family - - -
Condominium 2,492 293 325
Total for Sale 2,506 31% 293 17% 329 33%
Other Island
Communities
Townhouse 221 170 -39
Single Family 64 8 7
Condominium 20 _2 0
Total for Sale 308 4% 180 10% 46 5%
Shore Road
Communities
Townhouse 300 31 10
Single Family 44 7 3
Condominium = - -
Total for Sale 344 4% 38 2% 13 1%
Inland Communities
Townhouse 1,983 383 229
Single Family 861 97 100
Condominium 2,143 . 782 277
Total for Sale 4,987 61% 1,262 71% 606 61%
TOTAL COUNTY: Numerical Distribution
Townhouse 2,518 584 282
Single Family 969 112 110
Condominium 4,655 1,077 602
Total Number 8,142 100% 1,773 100% 994 100%
TOTAL COUNTY: Percent Distribution
Townhouse 31% 33% 28%
Single Family 12% 6% 11%
Condominium 57% - 6l% bl%
Total Percent 100% 100% T00%

centBAC . Tha A+ lantir CAanuntv Nivieinn af Plannina: American City

-

Table 13, based on the same survey, contains information on new home
sales distributed by price and location.

Table 13 shows the predominance of sales in Atlantic City and the
mainland communities of Galloway Township (Smithville) and Egg
Harbor Township. Sales in the $50,000 to $80,000 range and the
$100,000 and above category dominated the 1982 market.

The $100,000 and above sales are largely upper middle income and
luxury high-rise condominium units in Atlantic City. Projects where
sales have occurred include Tannen Towers, The Corinthian, Ocean
Club, and The Ritz. Galloway Township had a large numoer of sales
in a broad range of price categories.

The prices of the various types of new housing in Atlantic County
(excluding Atlantic City) by size and price ranges are as follows:

Price Range Size Range

Sales Price
Per Sq. Et.

Townhouses: $49,900-$189,000 | 750-2150 sq.ft. [ 358-367

Single Family: $58,000-$300,000 | 1020-3330 sq.ft. | $57-390

Condominium
Apartments:

$38,900-$73,000 575-1750 sq.ft. $42-568

One Atlantic City project useful for comparison purposes is Tannen
Towers. Units are selling for between $110,000-3400,000. Units

range in size from 610-2,850 sq.ft. ($140 to $185 per sq.ft.).

1. Existing Projects Outside Atlantic City

 The Town of Historic Smithville (Galloway Township) is a
2,500-acre planned unit development. A totéa of 6,800
residential units are proposed. They will consist of a mixture
of detached homes, townhouses, and condominium apartments.
Smithville's amenities will include 950 acres of open space,




Community

Absecon
Atlantic City
Brigantine
Buena Vista
Egg Harbor Twp.
Galloway Twp.
Hamilton Twp.
Hammonton
Linwood
Pleasantville

Weymouth

SOURCES:

21.
NEW HOME SALES BY PR%%%L%TE%UMMUNITY, 1980-1982
Less Than [$50,000- [$60,000~ [$70,000- [$80,000- [$90,000- [$100,000~ | Total
$50,000 | 60,000 | 70,000 | 80,000 | 90,000 [100,000 fand Above | Sold
5 3 g
4 335 339
39 39
0
75 90 14 1 12 192
40 153 2 105 33 17 12 362
12 23 7 42
0
7 7
5 5
— | —_ — —_ _ _9
49 228 104 147 33 18 415 y94
5% 23% 10% 15% 3% 2% 42% 100%
48%

Atlantic County Division of Planning; American City Corporation.

three neighborhood recreation centers, an enclosed shopping mall
and a renovated historic shopping district, a new hotel, and a
golf and country club. It is scheduled for development over a
15-year period. The first residential sales began in the Spring
of 198l. As of May, 1983, 710 units have been marketed, and 593
had been sold.

Eight subdivisions are under development by five developers in
Smithville. A profile of the various subdivisions is presented
in Table 14. The larger, more expensive, single-family homes
have been on the market the longest, selling at a slow pace.
Smaller, less expensive condominiums and zero lot line patio
homes, of which three projects have Jjust entered the market,
have received a strong response.

A1l of the on-site sales managers were interviewed by the

American City Corporation, both in July, 1982 and May, 1983. In
each project, it was reported that between 50-70 percent of the
buyers were casino employees. At the Timbers, Fbx Chase, and
Hunting Run most of the casino employees were first time home
buyers earning between $22,000-3$40,000.

ments also reported a high percentage of first time home buyers

The remaining develop-
among casino employees, although at higher salary levels.

Every sales manager with the exception of Fox Chase reported
about 10 percent of the units being bought by retirees for
either permanent or occasional use. Ten to fifteen percent of
the units are being bought by young professionals from the area.
Approximately 10 percent of the units were being sold to
Hunting Run reports 30 percent of its units are
owned by investors. Rents charged by investors at Hunting Run

are approximately $450 per month for a one-bedroom unit and $550

investors.

per month for a two-bedroom unit.

A survey of selected condominium and townhome deveTopménts on
the market. in Atlantic County is presented in Table 15. Most of




TABLE 14
PROF ILE OF UNTT MIX
THE TOWNE OF HISTORTC SMITHVILLE
May, 1983
Number of ‘
‘ Units - Units Sold Market ‘ _ . :
Project Type Builder Marketed May, 1983 Period Price Mi x Slzg Notes
) . L 90 Units Phase il1
Timbers Zero lot line Smithville 82 82 11 mos. $55,000 1 br 950 SF
: patio homes Dev. Co. 65,000 2 br 1,250 SF Planned
Fox Chase Condominium Smithville 90 90 11 mos. $40,490 1 br 600 SF A total of 360 units
Apartments Dev. Co. 43,490 : are planned over
. next 2 yrs.
Nhalers Single Family Kaufman & 123 98 22 mos. $68,900 1 br 1,200 SF
Cove homes Broad : 81,900 2 br 1,480 SF
: 3 br
Quail ~ Townhomes Scarborough 101 99 22 mos. $66,500 2 br 1,074 SF
Hollow 77,000 3 br 1,550 SF
Huntfn Run  Condominium Barness 144 144 24 mos. $54,990 1 br | 853 SF
! Cluster Homes 69,490 2 br 1,053 SF .
i Famil Ryland 38 38 24 mos. $92,000 4 br 2,170 SF 31 of thg homes were
Great Bay '5“‘)";219 R A 98,900 5 br 2,405 SF sold during the
: first 12 months.
i i Ryland 28 27 13 mos. $66,000 2 br 1,020 SF 24 units in Phase 11
0552:: 333318 Fomily Hgmes : 92,000 3 br 1,794 SF are under construc-
: ‘ 4 br ~tion; 10 have been
‘ sold.
Pheasant Condominium Smithville 104 15 2 mos. $48,990 2 br 760 g;
Meadow Apartment Dev. Co. 54,990 820
SOURCE: American City Corporation.
~n
w
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TABLE 15
COMPETITIVE SELECTED PROJECTS
T _KATLANTIC COUNTY
May, 1983
Project & | Nustt:?rtsot
Locatlon Type Marketed Sold Per lod Price Mix Slze Notes
5,000 Boardwalk - ' ' ;
Vontnor ardwa g:l’gca:;;s:nCondo 324 255 3 years $ 85,000 Studio 665 SF No units are vacant
) . 250,000 1 br 1,988 SF 60 units accupled by i
2 br ‘original tenants under
N.J. renter protection
Soars . legislation,
B;r)?gaz;uls:rbour Condo Converslon 280 244 13 mos., $ 39,000 1 br 540 SF i
‘ 72,000 2 br 950 SF
Coqul I le Beach L -
Br lgant Ine cg::gy Townhouse 110 | 40 18 mos. $140,000 2 br 1,200 SF 55 units are bullt, 55
‘ 255,000 3 br 2,300 SF more to be completed over
Nowt S _ 4 br the next 12 mos.
ewtowne Square Townhouse Condo
Pleasantviile n % 26 3 mos. H :;:ggg 1 br gzg 2; Occupancy now occurring
Fox Run T '
Ploasantviile ownhouse Condo 55 33 8 mos. $ 49,900 I br Project Is still under
‘ 62,990 construction; completion
indi . expected December , 1983
ndlan )
Pleasantvilie Condo 128 To begin $ 39,990 1 br 650 SF
3 ‘ June 83 44,000 2 br 1,000 SF
Country Place Ga
Pleasoztvllle rden Condo 200 120 19 mos, $ 50,500 1 br 750 SF Deveioped by Resorts
. ; 61,900 2 br 950 SF international
akcrest Estates Condo : .
Mays Landing n 350 65 12 mos., $ 69,300 2 br 3 Unit Phase | completed,
79,500 3 br remalning phases under
4 br construction; completion
The Woodl and expected 1986,
e Woodlands Condo and Townhouse 766 450 8 :
M years $ 56,950 1 br 988 SF C
ays Landing 26,950 2 br 1,75 $ omp letlon expected 1985
3 br
Brandywood T ‘
Mays LandIng ownhouse Conversion 104 33 2 mos. $ 55,000 3 br 1,288 SF Conversion recently began
» 65,000 will take two years to ’
! complete. (20 existing rent-
Treot o ers)
reetops .
Condominlum ndo _ 152 10 20 mos. $ 54,990 1 br 729 SF Part of The Pinnacie (PUD)
Galloway Township 69,990 2 br 988 SF 44 unlts are bullt, 108
Sand R \ ) are under coanstruction.
and Run T :
Galloway Township ownhouses 237 35 20 mos. $ 73,900 2 br 1,144 SF Part of The Pinnacle (PUD)
] 89,900 3 br 1,615 SF 67 Townhouses are bullt.
SOURCE: American City Corporation
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these are planned unit developments with full recreation
packages (pool, tennis, health club, meeting rooms, etc.) Of
the twelve projects"surveyed, 3 are condominium conversions and
7 are still under construction.

Country Place consists of 200 units, (120 two-bedrooms and 80
one-bedroom) on a 29-acre site. A pool, whirlpool, two tennis
courts, and a community recreation room are provided. One- '
bedroom units start at $50,500 (750 sq. ft. at $67/sq. ft.),
while the most expensive two-bedroom unit (950 sg. ft;) sells
for $61,900 ($65/sq. ft.). Over 50 units had been sold between
the late summer of 1981 and September 1982, and seventy more
units were sold between September 1982 and May 1983. Approxi-
mately 60 percent of the sales have been to casino employees
earning about $22,000 per househnld. Thirty year, fixéd rate,
assumable mortgages at 10 1/2 percent are available.

The Woodlands townhouse condominium community began in 1974,
Its first phase consists of 766 units, of which 450 have been

sold. The developer plans an even distribution among one, two, |

and three bedroom units. Buyers in the project include families
with children, young singles, retirees, and investors. Prices
range from $54,950 for a 988 sq. ft. one-bedroom unit ($55/sq.
ft.) to $76,950 for the 1,750 sg. ft. three-bedroom unit
($44/sq. ft.). Future plans call for development of additional
recreational facilities and a major regional shopping center
along Route 40. ‘

A number of condominium projects have been built or converted in
Brigantine, an island community with water orientation and ame-
nities. Spartan Harbour is a condominium conversion of a garden
apartment complex across the street from the beach. 244 of 280
units have been sold to a combination of investors, second-home
buyers, and casino workers. Units range from'$39,000 for a 540
- sq. ft. one-bedroom unit ($72/sq.ft.) to $72,000 for a two-
bedroom 950 sg. ft. townhouse unit ($75/sq. ft.).

25.

Coquille Beach; a Tuxurious,
is.repr?sentatiye of other upper-end projects on that island

Unit prices range from $140,000 for a 1,200 sq.ft. two bedroo.m
one-level suite ($116/sq. ft.) to $250,000 for a beachfront, ,

2,500 $q.ft. two-bedroom, three-level townhouse ($100/sq. ft )

Currently, 55 of the 110 units have been built
construction. 7

months.

. » and 55 are ynder
~Forty units have been sold over the past 18

. . .Many have been bought by investors who rent them
primarily to casino employees for between $750-$1,000 per month

The least expensive and most expensive units hay

. e sold
quickest. i

Existing Projects in Atlantic City

Several condominium projects, consisting of both newly

constructed and converted units, have been placed on the

Atlantic City market over the past two years

' ,» and are i
in Table 16, e

Taﬂnen Towers is a higher priced high-rise development of 293
units at Pacific and North Carolina Avenues.

between $115,000 to $400,000 for one-bedroom (
two-bedroom (1,250 sg. ft.)

Units sell for
610 sq. ft.) or
units depending on floor and
1?catioﬂ. A few penthouse units (2,850 sq. ft.)
s1gnificant1y more. One hundred and seventy six units have been
so?d? approximately 50 percent to investors and the remainder
Primarily as second homes. Buyers are reportedly coming from

northern New{Jersey, New York, Connecticut, Baltimore and
Washington, | ' |

sell for

Ocean Club is another high-rise luxury condomini

- um currently
under construction.

It will contain 725 units which i

' " ich range in
size from 753 square feet to 4,000 square feet.
$200,000 for a studio unit. Nearly 400 units have been sold

during a 12 month market period. Ocean Club will] be ready for
occupancy in the Summer of 1984, |

Prices begin‘at

ocean-front townhouse development, .

26.
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F.

TRENDS IN BUILDING PERMITS

New Jersey Department of Labor data concerning past residential
building permit activity in Atlantic County were analyzed.

(Table 17)
TABLE 17

ATLANTIC COUNTY
TOTAL DWELLING UNITS AUTHORIZED

1970-1981

Year Permits
‘ 2,443
1971 | 2,368
1372 2,193
1973 2,641
1974 1,123
1975 1,034
1976 | 1,210
1977 1,133
1978 1,710
1979 1,402 .
1980 : 1,290
1981 | -t
1982 1,076
TOTAL | 21,694

|

SOURCE: New Jersey Department of Labor, Division of Planning and
' Research.

Review of these data revealed the significant impact of the reces-
sion of 1974 on dwelling unit authorizations in Atlantic ;ounty.

The County had averaged more than 2,400 permit authorizat1q?s per
year from 1970-73, then dropped to an average of l,lZStpermwts ?er
year from 1974-77. Further analysis reveals an annyal fluctuation
in the number of permits authorized since 1974, although the ovgra11
trend showed an increase in the number of annual permits over time

as shown in Table 18.

29.:

- JABLE 18 |
NUMBER OF PERMIT AUTHORIZATIONS IN TWO YEAR PERIODS
' ATLANTIC COUNTY, 1974-1981

TWO YEAR PERIOD PERMITS
1974 - 1975 - 2,157
1976 - 1977 2,343
1978 - 1979 3,112
1980 - 198l 3,361
1982 | 1,076

SOURCE: New Jersey Department of Labor.

Table 19 shows the number of County permits which were authorized in
Atlantic City during two year groupings over the 1974-1981 period. -

TABLE 19
TRENDS IN PERMIT AUTHORIZATIONS IN ATLANTIC CITY
1974 - 1981
Atlantic Atlantic City Percent of
Two Year Period County Permits Permits County in City
1974-1975 . 2,157 285 13.2%
1976-1977 : 2,343 215 , 9.2%
1978-1979 3,112 262 8.4%
1980-1981 3,361 - 788 : - 23.4%
1982 1,076 ' 310 v 28.8%

SOURCE: New Jersey Department of Labor.

The percentage of total county permits issued for residential con-
struction in Atlantic City nas increased significantly in the last
three years. However, based on the number of approved projects
awaiting financing, and the demograpnic and housing stock character-
istics and trends, it is estimated that at least l4 percent (the
1974-1981 average) of the permits authorized over the 1982-1990
period in Atlantic County will be in Atlantic City.

Also significant in permit authorizations, is the trend away from
the historic predominance of the single family home. This trend is
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[t is estimated that

-3400 higner per month per unit withouyt Atlantic

Authority financial aid and other indirect public

Construction is also expected to begin in Uctober on Greenwood

Greenwood Gardens is a 214-unit project,'consisting of

-bedroom units which will rent from $340 to $650.
Gardens and Lighthouse will together add over 500 affordable rental

Greenwood

y every

development in Atlantic City.

As can be seen in Table 2l, the Atlantic County [mprovement

Authority is expected to play a role in financing virtuall
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lation and employment data and population-emp loyment ratios for

tlantic County between 1970-1982 are displayed in Table 22.
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SOURCES:

J. Department of Labor (l970-l980), American City Corporation

1981-1982).

1 N.

< _
2 N. J. Department of Labor.
3 N.

C

J. Department of Labor (1971 and 1977-198u); American City
orporation (1972-76) .

The County's population and total employment increased slowly over
the 1910-1977 period. Large increases in the number of jobs in the
County created by casino gambling in Atlantic City began to appear
in 1978 with the opening of the Resorts [nternational Casino-Hotel.
Population increases, however, have not kept pace with the increase
in the number of jobs. Reasons for the lack of population growtn
incluge the absorption of slack which existed in the pre- -casino
labor force (those who were unemployed or not previously seeking
emp\oyhent), and the incréasing percentage of casino employees
commutihg from outside Atlantic County.

General economic conditions are assumed to improve over the cogrse
of the next seven years. Reduced interest rates will induce
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TABLE 22
ATLANTIC COUNTY POPULATION AND EMPLOYMENT OATA
1970 - 1982
P RA ML)
(In Thousands) |
: Population
Employment
Non-Farm . Farm Total .
Year Popu]ationl Employment Employment” Employment ~_ Ratio
1970 175.9 63.4 l.g gg.é %.gg
1971 179.8 62.5 1. 65'7 2.82
Hars 1872 o 13 66.8 2.80
973 187.2 . . . |
i974 189.1 23.2 i.i gg.g g.gé
75 189.5 . . . X
ig76 189.6 65.9 1.4 g;.% g.%g
1977 189.3 68.2 1.5 . 2.60
1978 191.1 71.9 1.5 32 289
1979 193.1 81.9 1.4 92.0 2.32
1980 194.6 90.6 1.4 100.9 212
1981 196.6 99.5 1.4 2 L9
1982 198.6 101.2 1.4 102. .

employee movement into Atlantic County among those currently com-
muting long distances. With an improvement in the economy, an
increased number of existing county households will qualify for
mortgages at lower interest rates. More,jobs will be created by the
opening of the Trump Casino Hotel by 1985. A further rise in
employment will be generated by the projected opening of four addi-
tional casino-hotels by 1990 (total of 14 operating casino-hotels by
f1990).> This estimate may be conservative, since four casino opera-
tors have already announced plans for new or expansion projects in
Atlantic City.‘ Other factors which will affect the trend in the
population-employment ratio seen in Table 22 will be gradual matur-
ing of the casino-hotel work force resulting in a somewhat higher
percentage of employee households with children, and a slight
decline in the average number of workers per household as compared
to the profile of casino-hotel employees seen today. Furthermore,
as supporting retail, service and other industries gradually evolve,

their work force will likely have a more traditional profile. Takenk

together, these factors will decrease the area-wide averages of
wage-earners per household and reverse the trend of a shrinking
population-employment ratio. However, this ratio will probably

never become as high as seen before the development of casino-
hotels.

The population-employment ratio continued to decline to 1.94 in
1982. However, based on the factors cited above, a rise to 2.00
is forecast for 1985 and to 2.20 in 1990. When applied to the
projected employment fiqures of 103,400 jobs in 1982, 107,400
jobs in 1985, and 121,800 jobs in 1990 (18,400 additional jobs
over 1982) populations of 203,700 in 1982, 215,000 in 1985 and
267,500 in 1990 are projected. (Table 23.)
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: TABLE 23
ATLANTIC COUNTY POPULATLON PROJECTIONS
' 1985 - 1990

(Tn Thousands)

, Population
Non-Farm Farm Total Emp loyment
Year Employment  Employment Employment Ratio Population
1982 101.2 1.4 102.6 1.94 198.6
1985 106.1 1.3 - 107.4 2.00 214.8
1990 120.5 1.1 121.6 | 2.20 267.5

SOURCE: - American City Corporation

old size in Atlantic County decreased from 2.84 in
American City Corporation projects
s will continue through the

Average housen
1970 to 2.66 persons in 1980.
that this trend towards smaller housenhold
1980's, although at 2 slower rate. Factors suggesting a continua-
e relatively small size of "recent

(2.41 reported in Casino-Hotel

improvement of earnings and

tion of this trend include th
t" casino employee households

migran
Employee Housing Needs Survey-1981),
savings (which stimulates the creation of new housenolds); and
inuation of tne rates of household formation caused by persons
and unmarried singles. However,
future of national economic

cont
separated, divorced, widowed,
uncertainty of nouseholds over the
conditions, and the continuing increase in housing costs had a

sobering affect on the projections of household size. ‘Household

sizes of 2.64 in 1982, 2.62 in 1985, and >.57 in 1990, are assumed.

Based on these assumptions the total number of housenolds in
tion years (1982, 1985, and

Atlantic County for each of the projec
'1990) is shown in Table 24.

37.

¥

TABLE 24
ATLANTIC COUNTY HOUSEHOLD PRQOJECTIONS
1982, 1985, 1990

‘ , Change
-1982 1985 1990 1982-?990
Population | 198,587 214,800
gopuiatjon in Group Quarters 2,861 2:861 262’8%2 68,?3%
opulation in Households 195,726 ;
Household Size 2.64 leé?gg .264552? 68?739

Number of Households 74,139 80,893 102,921 28,782

SOURCE:  American City Corporation.

Table 24 indicates that there will be a net increase of 28,782
households in Atlantic County between 1982 and 1990.

B. EFFECTIVE DEMAND FOR NEW HOUSING IN THE INLE% COMMUNITY

Effective demand for housing may be assessed by projetting the net
‘changes in the number of households, stratified by personal income
and basis of tenure. [n making such assessments in the fast-
changing economic context of Atlantic County, guidance came from
both historical trends and from detailed surQey data which has
profiled the characteristics of the high-growth casino industry
1ébor force. The analytical method used fo]1ohs three steps.
FTrst, the number of households was orojected for 1985 and’l990
distributed by income levels. Second, the basis of tenure (own;r
vs. renter) was determined within each income bracket, for both
‘existing households moving within Atlantic County and for newly
formed and arriving households. The final step was to sum the
deméné projections from both the existing/moving and thé forming/
~arriving sectors, and then to determine the average value range§
(monthly rental or sales price) which the respective income brackets
can support. These analyses are‘described in further detai1 as -
follows: ’
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9.0 - —
Aietbrihips by Income g
1. Distribution of Households by P casino-hotel employees as they represent the reqion's new growth
| industry and wily significantly affect area-wide avera
Housing product is highly sensitive to value and the rela- ojecting f i istribut i s
: ‘ ' lation. .Residential proJ ng future income distributions, the 1970-1980 treng was
. . 0 . . . .
tive income levels of an area’'s p DU. o . calculated forward, but was then adjusted as deemed dppropriate
rojects, developed at the wrong “price point" can experi- ; £1 _ . .
ProJ ’ d th hout the area is ) 0 retflect the income profile seen in the survey resylts. The
- i roughou ' C o
ence poor occupancies while deman ug . tncome distributions for Atlantic County have thus been
very strong. It is for this reason that the projected timated f _
. s income category estimated for 1982, and projected forward to 1985 and 1990.
number of households must be distributed by inco : These are shown in Table 26,
Tab1e.25 shows the percentage distribution of households , TABLE 26
according to income categories in 1982 constant dollar | PROJECTED HOUSEHOLD INCOME DISTRIBUTION
values. The left portion of the table shows the distribu- v FOR ATLANTIC COUNTY
* |
tion for 1970 and 1980 (summarized from Table 7, seen I 1982, 1985, 1990
earlier) while the right portion of the table shows the Percent Distribytion
distribution from the 1982 housing needs survey of casino- Lncome Category (1982 Constant Dollars) 1387 1985 1990
hotel and public employees. ' Less than $12,500 28.0 7
| $12,500 - $17.499 31 130 109
| | . | §17,500 - $24,999 16.0  16.0  15.0
[n projecting future distributions of household income in ( $25,000 - $34,999 176 17 e
' e der both the | $35,000 - 549,999 4. , '
Atlantic County, it was important to consi er. f §50,000 or more %O.g %?'8 %g’;
historical trend as well as the employee orofiles of the area. | 100.0 000 000
Y wei i income distribution of the :
Particular weight was given to the incom | SOURCE: American City Corporation.
TABLE 25 ; e o |
PERCENTAGE DISTRIBUTRION | | 3%ed on these distributions, the projected number of nouse-
OF HOUSEHOLOS BY [NCOME 1 , nolds in the housing market within each of these income
1982 | - Categories can be seen in Table 27. The comoonents of
Atlantic County Emoloyee Surveys : : demand for new housing are expected to come from two
1970 1980 Casino Public ' Drincipa? §ectors: 1) Existing households likely to move
Income 8racket (1) Census Census -Hotel Sector ' Dut remaining within the market area, and 2) new additiona]
' nouseholds in the market are f i imm i
Less than $12,500 2.8 28.9 11.1 13.0 . 2 (new formations and immigra-
$12,500 - $17,499 12.7  13.1 11.3 11.2 | Tons).  Table 24, seen on page 38, indicated the total
$17,500 - $24,999 17.7 %g.é ;?-; ;g-g J number of households projected for Atlantic‘County as of
- 7 . . . ‘ ; '
égg,ggg ézg,ggg %Z 0 102 246 20.1 | 1982, 1985 and 1990, The incremental changes between these
| 350:000 and m;re 8.1 10.2 14.8 11.8 dates (6,754 households between 1982 and 1985, and 22,028
. A1l Income Brackets: 100.0 100.0 100.0 100.0 | households between 1985 and 1990) represent the additional

. (1] ncome brackets ecoressed {n 1862 constant do1lirs. h?useholds. These ffgures are net after household
| dissolutions and relocations out of the county,

B SOURCES:  Casino-Hotel and Public Employees - Housing Needs Survey-1982;
i U.S. Census Bureau
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5 ° ” . move within the market area. Two different data sources
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83 3 3 & 3 ‘ 3 3 < i EE 2 ’ T R " helped determine the size of this sector. 1982 survey
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a2 h - | profile data indicated that over 18 percent of existing
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3 ?%% 3 s 3 ® \ " 3 \ D = \ = 2 living in Atlantic County as of 1980 had moved sometime
‘;3 z within the previous five years. Within the snorter time
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; 4 3 2 3 3 2 =z § i § § 3 \ 3 3 frame between 1982 and 1985, one might expect a proportion-
';j: - ¥ l 3= = = a v - S0 a - ) ately smaller percentage of existing households to move.
- 3 , . .
- P 7 However, recent construction of new housing developments in
§ o the County plus pent-up demand created by tight market
T 2l g . 21 o o 2 2 Q 3 3 S 3 . C. C
2 § g § ;i 3 { 3 3 3 ‘ 3 : N ‘ 2 3 R \ 3 3 conditions and high interest rates indicate that a rate
2 =z | ' = 2 3 = 2 = = 3 - = ) . : e
2 =l ) 5 > higher than a proportionate adjustment should be used.
2 212 N ! 9 .
J.T ozl , ' -
S22y lgg 233 =233 3|33 8\%8
2z 32 3 -’:1 A \ & 3 21 8 4 s | 2 3 2 | Aa 3 Based on these data, the proportion of existing area house-
N pARA - - ' . . . .
2 5l :iw A R ' nolds likely to move within Atlantic County has been esti-
z 2l 3 | 2 : : .
< é\g 2 2 1 3 3 2 \ 3 3 3 ‘% 3 i 3 ] § i z mated at 20 percent for the period between 1982 and 1985,
< 333 -~ o ~ = 2 ~ 2 = I 3 >4
Tios = \ 23 * 3 R - 3 and at 25 percent between 1985 and 1990. Each of tnese
Al - 5 .
2l 3 . : , .
3 5 s 3 2 s 3 >3 3 o ‘ 3 3 N figures were applied against thg total projected number of
5_1% 3 3 l s ~ 3 ‘ <4 s | 8 A 2 |3 3 § ) households for the respective date. Thus, at the left in
ol ~ e — ~N ~ b
523 2 Table 27, 14,828 households were estimated as moving within
5| , . 3 _ .
gz 3 ‘ g8 8 3 i 3 3 3933 293 3 23 . Atlantic County between 1982 and 1985, and 20,223 were esti-
A = : \ 4 Q N Qa 2 A A = = . .
BRS ] 8 ¢ 213 R R ! % 3! { mated as moving sometime between 1385 and 1990.
Balhet 5 3 r |
|
' 3 i 3 3 13 - 8 , T . .
EN 3 3 3 3 3 3 30 3 313 3 3 =g The distribution of income was then calculated according to
%: 5 ~ 3 3 g g the percentage distributions seen above in Table 26, applied
- 3
. ° % - ~ 5 ilg i against the estimated number of housenolds likely to move
- ~N ~ N - < =1 - At . ) R
%5 = S ; N > oz ? and new additional housenholds as of 1985 and 1990. The
- - = 3 o I . . . . .
23 2 g!‘; } percentage distributions for income categories may be read
- L] 8 . .
i - ol @ =2 . 3 208 left to ri in th i i
i Er:é_ . §§ : . %-"'é o §§ = < k¢ 'gig | c? ght in the left hand portion of Table 27, with the
EI- §§ £ 2 3 23 2 3 gime Y N ° a Sl : resulting number of households calculated in the right half
- - [ - D - - 3 ] k)
== %?.; §§’,_ P23 33 3z 3 < 3° R 3 3 of the table.
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households likely to move, and have been determined
separately for each category of housenold income. These
prefefences may be seen in the left half of Table 27 under
the respective household income distributions. Thus, for
example, ih the 1982-1985 market, within the $17,500 to
$24,999 household income bracket, we see that 16.0 percent
of existing households (HH's) likely to move will fall into
this income category, and that of these, 28 percent will
prefer to rent and 72 percent will be seeking units for
purchase. The tenure preference is also indicated as 37
percent for rental and 63 percent for ownership for new
additional households (HH's) in the same income bracket in
the 1982-1985 market.

The calculations for the rignt half of Table 27 are simply
the application of the percentages against the corresponding
numper of households seen in the left half. For example, of
the 14,828 existing nousenclds likely to move in the 1982-
1985 market, 17.7 percent are estimated to have household
incomes between $25,000 and $34,999. Tnis calculates to
2,625 nousenolds. Of these, 20 percent, or 525 housenholds
are estimated to prefer rental units and the balance, 2,100
or 80 percent are estimated to prefer units for purchase.
The right nhalf of Table 27 therefore indicates the number of
households whicn are: a) seeking nousing, b) existing
nouseholds moving or new additional housenolds, c) within a
given income category, and d) prefer to rent or own within
these categories. '

Summation of Demand by Affordability

The next analytical step was to determine the affordable
housing value and rent ranges for the housenola income
categories. This process is shown in Table 28.

4.

TABLE 28
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CALCULATION OF AFFORDABLE HOUSING SALES PRICES AND RENTS

BASED ON HOQUSEHOLD INCOME CATEGORY LIMITS

Income Category Limit:

Available for Housing
at 28%/Year:

Insurance and Other
Fees per Year:

Net for Mortgage
and Taxes:

Real Estate Taxes at 1416%
of Net Payments/Year:

Net for Mortgage
Principal & Interest:

Mortgage Principal Based
on .1235 Annual Constant

Sales Price Assuming
15% Down Payment:

NOMINAL SALES PRICE
CATEGORY LIMIT:

NOMINAL MONTHLY RENT
CATEGORY LIMIT:3

$12,500 $17,500 $25,000

£35,000 $50,000

3,500 4,900 7,000

200 250 300

9,800 14,000

375 450

3,300 4,650 6,700

482 679 978

9,425 13,550

1,376 1,978

2,818 3,971 5,722

22,819 32,155 46,330

26,346 37,829 54,506

8,049 11,572
65,174 93,698

76,675 110,233

$77,000 $110,000

$27,000 §$38,000 $55,000

Notes: 1) Ratio of taxes to payments derived as follows: Based on
mortgage constant of .1235 and down payment of 15%, unit
value can equal up to $9.53 for every $1.00 of annual
payments (1l divided by .1235, divided by .85). With net
effective tax rate at 1.8% of unit value (assuming adontion
of 1982 Atlantic City property reassessment), annual real
estate taxes would equal $0.17 for every $1.00 of mortgage
payment, or a total payment for mortgage and taxes of $1.17.
Of this amount, taxes ($0.17) = 14.6%.

~2) Key assumptions in this calculation include the interest
rates, down payment proportion, and net effective tax rate.
Changes in these factors would result in a different ratio
between household incomes and nominal housing sales prices.

3) Numbers are rounded. Rent equals 28 percent of annual
income divided by 12 months.

SOURCE: American City Corporation.




The calculation of these sales price category limits is
presented in Table 28. The process started with the house-
hold income cateqgory limits adopted in Table 27 and allo-
cated 28 percent of these values as the portion of househdld
income which can be spent on total housing payments, includ-
ing principal, interest, taxes and insurance. An initial
deduction was made for insurance and related fees, based on
costs which currently prevail in the Atlantic City market.
The second step was a deduction for real estate taxes. The
derivation of this proportion is explained in the footnote
at the bottom of the table. The assumed tax‘rate is based
on the projection of the Atlantic City Tax Assessment
office. The net amount is the portion of annual income
which can be applied to payment of principal and interest.
Based on conditons prevailing at the time of the analysis
(June 1982), the analysis adopts an annual interest rate of
12 percent for 30 years (constant = .1235) and an average
down payment of 15 percent of the sales price. Applying
these factor yields the sales or rent price category limits
seen near the hottom of the table. The last line of figures
shows the nominal category limitations after rounding.
Monthly rent categories were determined simply by taking 28
percent as the average proportion of household income
typically allocated to housing costs and then dividing by 12
to arrive at a corresponding monthly rent level.

The households within each household income bracket were
related to their respective housing value bracket and
totaled for existing/moving and new households, first for
rental units and then for ownership units. These totals are
indicated in Table 29 as "Total Demand" for each respective
category of housing value. For example, the right half of
Table 27 indicates in the 1982-1985 market that 2,100
existing households and 717 hew households will prefer to
own units, and will be within the $25,000 to $34,999 income
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category. These housenolds are therefore shown in Table 29
as a "Total Demand" of 2,817 units for purchase in the
$55,000-$76,999 price category in the 1982-1985 market.

The final step in this part of the analysis was to estimate
the proportion of the total county-wide demand which may be
attracted to the Inlet Community. This proportion is
expressed as an allocation or capture percent, and different
percentages are indicated for each housing value bracket.
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TABLE 29 | - o _
ASSESSMENT OF HOUSING MARKET SUPPORT FROM ATLANTIC COUNTY a) Below Market Rate Housing Categories:
—ATLANTIC C11Y INLET COMMUNITIES ? | |
, Description Below Market Rate | Moderately Priced |Hign Priced | Totals - . An important aspect for the development of a
{11 ‘ balanced community in the [nlet is the policy
Il ¢ 1982 - 1985 MARKET . | ,
il 0 . : P commitment to provide decent, safe and affordable
el | . : .
i Monthly Rent 299 300 400 600 800 1,200 . s ‘dents th h th
HMF Category or Lass _399 599 -799 -1,199 or More housing for ex1st1ng residents t r?ug the
1 : redevelopment process. Household incomes of
hi Total Demand 4,195 1,622 1,064 1,003 702 386 8,973 under $17,500 will account for nearly 45 percent
i Allocation/Capture % 3 3 10 8§ ___8 5 .87 ' ’ ; i ’ p-
(I # of all households seeking housing county-wide,
. No. of uUnits ‘ : ' - e .
{Nfl‘s Supported: 26 a9 106 80 56 lg - ﬂél | and a greater proportion of the existing resi
MM = - — - - = - = . dents of the [nlet Community. However, this
| Sales Price 26,999 27,000 | 38,000 55,000 77,000 110,000 ~ : '
}&V j Category or Lass 37999 |54.999 76.999 109.999 | or More level of income can only afford monthly rentals
WE‘ : _ » of less than 3400 or mortgages leading to pur-
iR f . . s
i Total Uemand 1,632 1,184 2,389 2,817 2,600 1,988 12,609 h . £ 1 n
i Allocation/Capture % 3 3 10 8 8 5 6.79 chase prices of less than $38,000. Costs of
'ﬂ?“ 2 construction and land preclude the development
I No. of Units ' | . : .
i Supported: 45 36 239 225 208 99 856 of housing for these income brackets without
Wh‘l - - - - r , continuing, or new, programs of financial
Mf7 ‘ 1985 - 1990 MARKET : assistance. The potential to include units in
ﬂ{ﬁ‘j Monthly Rent 299 300 400 600 800 1,200 these categories within the Inlet Community
. Category or Less -399 -539 -799 "1’199 or More development program will depend largely on the
WHM-}: Total Jemand 7,605 3,253 2,210 2,288 1,729 1,053 18,139 ) availability of such assistance programs.
i Allocation/Capture % 3 3 12 10 10 8 5.94
hﬁﬁ‘ ‘ No. of uUnits o ; , Providing below-market-rate housing is not a
ﬁL ‘ Supported: ééi 22 263 229 173 éi 1,977 factor of market supply and demand per se, but
{1 [ Salas Price 26,499 27,000 | 38,000 55,000 77,000 | 1:0,000 } | ‘rather is a policy commitment to be adopted as
% ' L;tegory : or Less 37,999 | 54,999 76,999 109,399 | or More part of the development program. Thus, the
I Total Demand 2,958 2,197 4,550 5,232 5,073 4,102 24,113 | "market" for lower income housing in the Inlet is
L Allocation/Capture % 3 3 12 1o 10 | 8 ___ 8.5 being regarded as the portion of Inlet community
' No. of units “ : residents who would prefer to have moved in any
. Supported: 83 66 | 546 543 507 328 2,039 event. A special purpose survey of Inlet
residents conducted in 1982 by the Atlantic City
i i ‘ ' ' P1 ing 0 tment t tim '
e Note: GSome figures may not add due to rounding. ) anning Depar mén was used to estimate this
| SOURCE: American City Corporation ‘ - number at aporoximately 260 from 1983 to 1985, and
: _ 481 from 1985 to 1990. These numbers are equiva-
| B . > lent to three percent of the total county-wide
i. N \ market demand in this ‘income bracket. Thus,
Uﬁ%




Table 29 adopts an allocation rate of three
percent for housing categories below $400 monthly
rent and $38,000 nominal purchase price. The
"market" demand for lower value units, should be
considered in addition to the replacement need as
may be warranted by the final development program.

Wwhile a three percent allocation rate for the
Inlet should provide an appropriate number of
housing units to accommodate all current [nlet
households wanting to remain, it should be noted
that a much greater need for below market rate
units remains to be satisfied throughout the rest
of the County.

Moderately Priced Housing Categories:

The strongest market potential for the Inlet
Community will be in the moderate income (between
$17,500 and $49,999 annual household income) and
housing (between $400 and $1,199 rent, and $38,000
and $109,999 sales price) value brackets, with
significant demand also available in the high |
value categories. As seen in Table 29, capture
rates have been estimated between 8 and 12 percent
for the moderate income and housing value cate-

gories.

In assessing potential capture rates, the atti-
tudes expressed in the 1982 surveys of casino and
public sector employees provided guidance. One
significant finding is that 40 percent of casino
employee resﬁondents cited proximity to work as
‘the most important factor in selecting an area in
which to live. This proportion was as high as 68
percent for those indicating a willingness to live
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in Atlantic City. Security, the next most cited
selection criteria was indicated as the most
important reason by only 25 percent of the
respondents, with no other factor being noted by
more than 12 percent of the survey sample as most
importént.

Another-indication from the survey as to the
desirability of Atlantic City was that of the
respondents indicating an interest in moving, one
third of all casino employees, and ogver half bf
the public sector employees would consider living

in Atlantic City as one of any possible locations

in the county.

A final factor is the development program itself.
[t is generally recognized that the housing market
has not, until just recently, responded to the
emerging demand. Expanded offerings will tend to
draw on demand which has not been satisfied in the
past. Also inherrent in the development program
for the Inlet Community is the concept of a
balanced residential community with a spectrum of
development opportunities at a range of income and
housing value levels. As a comprenensive project
operating at a community-wide scale, tne Inlet
Community could reasonably capture a major portion
of the Atlantic City market.

Based on an assumed capture rate of 8-10 percent
from 1983 to 1985, the Inlet could support 242
rentals and 672 ownership units at moderate prices
during that period. As the redevelopment of the
Inlet begins and an improved image for the area is
established, siightly higher capture rates of
10-12 percent are assumed. Therefore, the Inlet’



could support 667 moderately priced rentals and
1,576 moderately priced ownership units between

1985 and 1990.

¢) High Priced Housing Categories:

There are two potential market sources for condo-
minium units selling for over $110,000 in the
Inlet Community of Atlantic City - local market
area residents, and another sector from outside
Atlantic County. Potential buyers from all market
sources are assumed to have household incomes over
over $50,000 and will prefer the qualities of the
area, particularly the views and recreational uses
of the water throughout the Inlet Community.

As seen in Table 29, a total of Y9 for sale units
in 1983 to 1985, and 328 for sale units from 1985
to 1990 would be supported from the Atlantic
County market area alone. Based on the comparable
higher priced condominium projects surveyed, sales
to the local market have accounted for no more
than 25 percent of total units sold.

The other market components of sales in existing
higher priced projects include investors and
foreign buyers, and second home or retirement
nome buyers. I[nvestors have been particularly
attracted to projects where they see the
potential to rent units due to locational and
price advantages. Tannen Towers, for example,
"has had 50 percent of its sales to investor
owners, whiTe Coquille Beach has had close to 90
 percent or its sales to investors. Foreign
t 5"- . buyers are reportedly very active in the purchase
| of units in the Ocean Club project. The rental

7]

of investor owned units will accomodate the demand
for high priced rental units (19 from 1983 to 1985
and 84 from 1985 to 1990) shown in Table 29.

The demand for second homes and retirement homes in
Atlantic City is potentially very large. Atlantic
City is within 200 miles of the metropolitan areas
of New York, Philadelphia, and Baltimore/Washington.
The New Jersey Shore has long been an attractive
résort or retirmenet location for people within that
area. With gaming and entertainment added to the
beach and boardwalk appeal, Atlantic City can be an
extremely attractive location. The Inlet Community
area, with its water views, recreational opportuni-
ties and well planned environment with a full set of
amenities could be one of the most attractive com-
munities for resort and retirement living in the
Northeastern United States. The market demand from
this segment will be a function of the design and
marketing of the project itself, rather than a
potential capture rate of the overall demand from
the extensive market area.

Therefore, based on experience in comparable pro-
jects and the potential appeal of a new project as
part of a comprehensively redeveloped Inlet |
Community, it is estimated that 75 percent of the
demand for higher priced condominium units could

come from investors, second home buyers, or

retirees. This would indicate that an additional
297 units from 1983 to 1985, and 984 units from 1985
to 1990 could be absorbed from these market seg-
ments. When added to the base of 427 units demanded
from the local population, it is eStimated that a
total of 1,708 higher price units could be developed
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in the Inlet Community of Atlantic City over the

full seven year study period.

Summary

The InTet Community coqu suppoart 1,293 new hous-
ing units during the 1983 to 1985 period. How-
ever, given the lengthy predevelopment period
required for large development projects, most of
th%s demand will go unserved. Projects currently
in advanced stages of planning, such as Lighthouse
Plaza, will capture a share of this market demand.
The renovation of vacant existing units and the
utilization of manufactured housing could be
accomplished quickly enough to service some of
this market potential. In addition, competitive
developments reviewed earlier in this report will
be drawing on the market support identified for
the 1982 to 1985 time frame.

However, primary market support for a new re-
development initiative in the Inlet Community is
expected to come from housing decisions made in
the 1985-1990 time frame. Within this market
period, a total of 2,655 Eew market rate housing
units could be supported by the demand generated
within the primary market area (Atlantic County)
and an additional 984 units from outside the
market area. Market rate in this context is being
defined as units which rent for $400 per month or
more, or with purchase prices of $38,000 or more.
Of this total!, 751 units (28 percent) would be
units for rent and 1,904 (72 percent) would be
units for sale.

54.

Yo

In tdta1, residential redevelopment in the 1985
to 1990 period of development in Atlantic City's

Inlet Community can draw upon support for up to
4,120 units. These would be distributed as

follows:

; ' Rental Purchase
Description Units Units Total
Below Market Rate 326 155 481
Moderately Priced Market -~ =~ 667 1,576 2,243
High-Priced Market 84 1,312 1,396
TOTAL 1,077 3,043 4,120

Market Preferences

Table 30 further ‘istributes the projected levels of demand
in 1985 to 1990 according to the number of bedrooms and
overall physical structure type. These distributions were
derived from special tabpulations of the 1982 survey of
casino-hotel and public employees. The tabulation strati-
fied demand firét by tenure basis (owner vs. renter), then
by housing value bracket, and finally by the respondents'
preferences for type of'dwe11ing, first by bedroom mix, and
then by basic type of structure. Distribution of the upper
income ownership market by structure type is based on survey
results for the level of demand generated by the local
market area, while investor/seasonal units are distributed
according to demand patterns seen in other comparable deve-
lopments in Atlantic County and other beach resart cities.

[t should be emphasized that the distributions seen in

Table 30 are only preferences and do not constitute the
development program. Land costs, conétruction costé; and
zoning may preclude development of some of'the lower density
units even though this is what a significant portion of the
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Physically, a community scale retail center could be developed in the As discussed eaf]ier, there is no significant competitive neighborhood
vicinity of Atlantic and Rhode Island Avenues. Plans for such a center shopping area offering a variety of convenience goods and services
should seek to integrate new development with the existing context of serving the Inlet Community. The only supermarket in the City, an old,
retail shops. A commercial area at this location would service the four small (10,000 square feet) facility - Shop N Save - is located on

~ redevelopment neighborhoods of Gardner's Basin, Bungalow Park, North Absécon Boulevard at South Carolina Avenue. Given this lack of signifi-
Inlet and South Inlet, as well as other areas of the City within approx- cant competitive retail development, it is not unreasonable to assume

~imately a one mile radius of the Atlantic-Rhode Island Avenue site. high capture rates of both the existing and projected future populations

| f in the area.
‘ The market area includes an estimated population of 13,100 in 1982. This i ‘

i T population consists of approximately 4,676 households, with an average 7 L As indicated above, there will be $11.4 million available for conveni-
ka ‘ household income of $14,940. Together these households have a total ' ence expenditures from the households already living in the market areas
Ltf'v; disposable income (equals 83.6 percent of total income) of $58.4 | ' in 1982, and an additional $21.1 million will be available from new
§Q i million. Approximately 19.6 percent of disposable income is expended on o households moving into the Inlet Community redevelopment neighborhoods.
ﬁ  ‘|1 convenience goods and services. Therefore, a total of $11.4 million is ?!' It is estimated that a convenience retail center at a location along
!w&v;{ available for convenience expenditures from the existing market area L Atlantic Avenue would capture 45 percent of the convenience expenditures
| f population.l . ' of residents of the [nlet Community.

! |
wz N The residential market study indicates that a total of 3,639 new market L It is therefore estimated that the proposed neighborhood retail center
ﬂw "y rate housing units could be developed between 1985 and 1990 in the Inlet ‘ would capture approximately $5.13 million in sales from existing resi-
iﬁ, | Community. (Below market-rate households moving within the area are B dents, and $9.50 million from new residents of the trade area, for a
o already recognized in the estimate of existing resident incomes.) Based b total of $14.63 million in annual sales (in constant 1982 dollars). A
H’ ' on the distribution of incomes determined as part of the earlier | desirable sales per square foot :-oductivity for convenience retail
?? 1 analyses, it is estimated that nef households moYing i?to the InTet from 1 stores in a community center is 5180 per square foot. Therefore, a
%ﬁQ the Atlantic County market area will have a combined disposable income i total of 81,300 square feet of convenience goods and services would be
[/ of $93.8 million. Assuming that an average of 20 percent of total - supportable by 1990. This community center should include a mix of
iq L household disposable income will be available from the high priced units ‘; goods and services including stores such as: A full-line supermarket,
”“ _ (allowing for predominately seasonal use), it is estimated that $13.8 convenience food store, specialty food stores (fresh fish, butcher,
1 ( _ million of tota]Adisposaple income will be available to the Atlantic ; ~ bakery, etc.), prepared foods (a delicatessen, ice cream or pizza
b City economy from these units. There will therefore be a total % parlor, etc.), a pharmacy, hardware store, and services such as a dry
ﬁ- . aggregate disposable income from new households of $107.6 million, of c1e§ners. beauty parlor, and bank.
3} which $21.1 million (19.6 percent of disposable income) would be 1 ’
‘i available for convenience retail expenditures in the Inlet Community.
poo »
i 1
ﬁf o SOURCES: Urban Decision Systems, Inc.;
o American City Corporation. | !
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