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Chapter 1: THE ASSIGNMENT
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PURPOSES AND RATIONALE

In November 1976, the‘peop1e of the State of New Jersey passed a
-constitutional referendum legalizing casino gaming in Atlantic City.
Legalized gaming was to be a stimulus for overall economic revitaliza-
tion of Atlantic City and the South Jersey regional economy. In June
1977, when the New Jersey Legislature passed the Casino Control Act, it
declared that "...legalized casino gaming has been approved by the
citizens of New Jersey as a unique tool of urban redevelopment for
Atlantic City." The legislative intent of the Act was to provide for
"...the introduction of a Timited number of casino rooms in major hotel
convention comp]éxes ..."and to"...facilitate the redevelopment of

existing b]ighted areas and the refurbishing and expansion of existing
hotel, convention, tourist, and entertainment facilities, ..."as well as

to"...attract new investment capital to New Jersey in general and
Atlantic City in particular." N.J.S.A. 5:12-1(b)(4).

The first casino approved under the new law opened in May, 1978. By
June 1981, a total of seven new casino hote]s‘were operating in Atlantic
City, with two more to open by the end of the year. During this peridd,
1ittle new investment or development occurred outside of the casino
districts.

In July, 1981, the Atlantic City Congress of Community Organizations
initiated action through the Public Advocate of the State of New Jersey
to take appropriate steps’to see that the promjse'of overall community
revitalization be carried out. The Public Advocate, on behalf of the
Congress, petitioned the Casino Control Commission to take appropriate
actions necessary to fokmu]ate rules and requlations for the participa-
tion of the casino industry in funding low- and moderate-1income housing
in the Atlantic City Area. The petition cited a "...severe housing
crisis in the Atlantic City region, particularly in Atlantic Cﬁty's
InTet area (and) the lack of affordable housing being produced in the
City and region...".
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In considering the Advocate's petition, the Casino Control Commission
resolved to, "...contract with the appropriate professionals to conduct
a study of the hdusing issues facing Atlantic City and its region and to
analyze the overall housing need and demand stimulated by the‘Casino
induétry." After reviewing the qualifications and proposals of 18
consulting firms, the Commission selected the American City Corporation
(ACC) to conduct the study and entered into a contract with ACC in April
1982. The ACC contréct calls for the preparation of "...an action
strategy that is both development-oriented and program-oriented,
defining housing needs by type, location, income requirements and
financial prospects, designed to permit implementation by the
responsible institutions, and to prepare a profile of physical,
economic, and social cohditions precedent to the creation of a housing
development program and related support systems including
transportation, retail, employment and associated community needs."

METHODOLOGY AND PROCESS

In carrying out the assignment, ACC employed four basic work steps:
1) analysis of existing studies; 2) interviews with public officials,
professional specialists and community leaders; 3) primary research;
and 4) consultation and review with the communjty. The following
describes each step: )

1. Analysis of Existing Studies

Approximately 50 studies were assembled with the assistance of
the Casino Contro]FCommission, and several City, County, and

other State agencies. A partial list is contained in the docu-
ment prepared for the Commission in July 1982, entitled Atlantic
City, New Jersey Resource File (Appendix 1.1). The Atlantic City
Master Plan, completed and adopted by City Council in 1978, was
given especially thorough review, as were the City's Zohihg Ordin-
ance and the State's'Coasta1 Area Facility Review Act (CAFRA).
Throughout the study period, ACC continued to seek out the results
of major studies uhderway. Of special importance have been the
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Market Analysis and Project Evaluation for Market Rate Rental
Projects, Atlantic City, New Jersey (av1982 rental housing market

study) commissioned by the Atlantic County Improvement Authority
(ACIA), Casino Hotel Employee Housing Needs Survey (1981) prepared
by the Atlantic County Division of Planning and the Casino-Hotel
and Public Employees Housing Needs Survey - 1982 coordinated by the

New Jersey Casino Control Commission and the Atlantic County
Division of Planning. Special attention was given to the review of

numerous previously completed housing studies and redeve1opment
proposals.

Interviews with Public Officials, ProfessionaT Specialists
and Community Leaders ' '

From the outset, ACC conducted interviews with individuals selected
for their experience, position, and special knowledge in public
policy, housing, and local community issues. A 1list of those indi-
viduals interviewed can be found in Appendix 1.2. Within the first
100 work days, ACC completed more than 100 such interviews, produc-
ing a cross section of views and sources of information on current
and emerging issues related to housing in Atlantic City and County.
In addition, these interviews gave ACC insights into the dynamics
of social, economic, and political groups and actions which could
directly impact housing programs in Atlantic City. Further inter-
views were conducted throughout the study period, primarily to
validate data received, identify information gaps, and t¢§t;
informally and unofficially, emerging findings and preliminary
development concepts. ‘

Primary Research

ACC conducted research in the following four areas: site evalua-
tion and selection; market analysis; land use and development
analysis; and finahcia1 analysis. The following describes each
research area:
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Site Evaluation and Selection

ACC used a two-step process to identify the site to target
residential development and redevelopment. The first step
involved identifying potential sites; then several evaluation
criteria were applied to those sites. Using City récords on
land conditions, ownership patterns and transactions, zoning,
and topographicaT conditions, along with information obtained
through the interview process, the following five locations
were selected for on-site analysis for their residential
déve]opment potential:

Great Island: A large site on Route 40 that has a vacant

retail center. In 1983, a casino hotel was proposed for
this Tocation.

Bader Field: A 142-acre peninsula bounded by Inside
Thoroughfare, Beach Thoroughfare and Route 40 (Albany
Avenue), that currently serves as the City's airport. The
Atlantic City Board of Education maintains athletic fields
on a 23-acre southern portion of this site.

Landfill Site: An intensive area of mostly filled land,
containing some municipal uses such as a garage and storage
area, bounded by Penrose Canal, Clam Thoroughfare and
Maryland and Huron Avenues.

~

Uptown Urban Renewal Site: 56 acres of cleared land, adja-
cent to Resorts International Hotel and Casino. .Resorts
has entered into an agreement with the Atlantic City
Housing Authority and Urban Redevelopment Agency to develop
the area for hotel, entertainment and housing uses. Most

recently, a new convention facility has been proposed for
this site.

The Inlet: A 310-acre, older but blighted residential
area, at the City's easternmost end. For purposes of this
study, the Inlet was defined as being bounded by Clam
Creek, Absecon Inlet, the Atlantic Ocean, Connecticut
Avenue to Melrose Avenue, Melrose to Absecon Boulevard,
Absecon to Maryland Avenue and Maryland to Clam Creek.

A subsidiary of The Rouse Company
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- The following guidelines were used in evaluating each specific
site:

Need - The area must clearly have serious housing needs;

Feasibility - Housing development must be viewed as a
feasible use for the area;

Acceptability - Given a clear need and rational plan, there
should be a constituency available to review and react to
the proposed strategy; ' ‘

Marketability - The site must be attractivé to developers
and investors; and

Land Acquisition - There must be a reasonable expectation
that the site could be acquired for development.

In analyzing each of the five sites against the six evaluation
criteria just described, it was found that each location met
each of the evaluation criteria to a greater or lesser extent.
Recognizing that each area carried certain advantages and
disadvantages for residential development, the Inlet Community,
the only area which contained any significant residential
development at the time of evaluation, was selected in the

summer of 1982 as the best area for residential deveTopméht and
redevelopment.

e Market Analysis

The extent and elements of market support for housﬁng in the
Inlet area were analyzed by techniques currently accepted‘by
the housing development industry. The market area was defined
and deécribed. Demographic and household trends and charac-
teristics were identified, measured and analyzed. Such trends
included: population and employment trends; household forma-
tion and size; household incomes; existing housing inventory;

——
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and demolitions. Eighteeh housing developments in At]antic
City and County were analyzed on-site for housing types, units
sold and pace of sales, bedroom mix, unit size and other
relevant factors. Fifteen housing development proposals were
analyzed for similar categories of data. Population projec-
tions from City, County and State sources were comparéd.
Employment and other economic conditions and projections were
analyzed. The 1981 and 1982 housing preference surveys were
analyzed and compared to County-wide demographic character-
istics. The 1982 survey was used to refihe housing demand
projections and to develop the Inlet housing program.

Land Use and Development Analysis

This work step entailed the greatest allocation of time and
effort. Seven categories of community land use and development
actions were analyzed. They are:

(1) Property Conditions: Color photographs of block faces for
130 bTocks of housing and other land uses were taken by
staff of the Commission and assembled for analysis. This
constitutes the most complete pictorial record of struc-
tural facades and open land areas available for any area in
the city. On-site analysis of every block has supplemented
the pictorial analysis. Historical photos were also
reviewed.

(2) Property Ownership: Major landholders in every block have
been analyzed and recorded. Price patterns also have been
~analyzed. Resuits of house-by-house surveys have been
obtained from the City. : '

(3) Infrastructure: Existing conditions and problems were
reviewed with the City Engineer, the Director of the
Municipal Utilities Authority and the Chairman of the Board
and President of the Atlantic City Sewerage Co. for current
conditions and impacts on proposed development.

(4) Rehabilitation Potential: Opportunities and constraints
for the renovation of existing housing has been made with
the involvement of local owners and residents. The City

'y
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Building Inspector and several rehabilitation developers
and contractors were consulted.

(5) Ancillary Land Uses: Non-housing uses were located,
described, and evaluated as prospective components to be

retained, eliminated or revised. Major non-housing uses
examined were:

‘ . . 3 k3 - 3 - °
| . Commercial and recreational fishing activities, sites
I : and related structures and infrastructures;

I v ! ' . Boat repairs, storage and other boating related uses
i currently located in the study area;

\

|

1 . Existing retail uses, especially along Atlantic,
il Maine and Melrose Avenues;
(e .

[ ‘

i%g . Public Structures such as Melrose Avenue Firehouse
=\; and Massachusetts Avenue School; and

Community Facilities such as Absecon Lighthouse and
Lighthouse Park, the Boardwalk along Maine Avenue,
Maritime Park, Uptown Park and Altman Field.

(6) Special Environmental Features: The obvious focus of
attention in this category of analysis are those features
related directly to waterfront development -- Absecon Inlet
and the edges of Delta Basin, Gardener's Basin, Snug Harbor

and Clam Creek. Tidal and storm flooding was reviewed with
| . the City Engineer, residents and real estate specialists.
The New Jersey State Department of Environmental Protection
i » was consulted, especially CAFRA, to evaluate constraints to
* ‘ be observed in preparing a housing strategy.
i

(7) Special Community Factors: Community organizational
activities, crime incidence, employment patterns, the role
of the Uptown School Complex and other characteristics
indigenous to the study area were analyzed for their

- relevance to a future housing strategy. B
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Financial Analysis

ACC analyzed both the public and private investment responsi-
bilities needed to realize the Inlet Community Redevelopment
Plan. First, ACC established Tand costs by analyzing recent
sales in the Inlet and construction costs for Atlantic City, by
reviewing national cost.estimating sources and, where feasible,
by checking these assumptions locally. Then, ACC tested the
feasibility of building/renovating and selling 16 housing'
choices covering a variety of types and all price rangesvin the
Atlantic City market. In some instances, the cost of building
a unit was more than a buyer could afford and the amount df a
sales price gap was identified. Analysis of e1iminating the
sales price gap, and thus making the units. affordable, included
reducing land costs and construction interest rates. Other
residential investments such as renovation of occupied units
and relocation of residents that are displaced were also
analyzed.

Community facilities and services, parks and recreation,
commercial development and public improvements to support the

housing component of the plan were costed separately by

project. Finally, possible local, State, federa1‘and private
funding sources were identified for the public sector costs.

4. Community Consultation and Review

ACC conducted a community consultation and review process through-
out the duration of the assignment. The major constituent sectors
of the community include the incumbent residential community, the
business community, the casino industry, public agencies and offi-
cials and the public at lakge. During the initial stages of ACC's

work, this process took the form of interviews with leaders and
professionals from each interest group as described previously.
the results of the first nine months of ACC's research began to

As

I 4"-*
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take shape, participation of the constituent sectors of the commun-
ity emerged into the form of the Atlantic City Task Force on

Housing and Community Development.

Through the Task Force, an extensive review was conducted by pre-
sentations of the development concépt outlined in this report.

Every reasonable effort was made to inform all sectors of the
community about, and solicit responses tb, the development concept.
More than 1,000 individuals attended these presentations. Indi-
vidual reaction forms were distributed and tabulated as shown in
Appendix 1.3. Suggestions were received and evaluated, some of

which resulted in revisions of specific elements in land use and
strategy proposals. ﬁACC is deeply indebted to all who participated
in this process, but assumes full responsibility for the specific
proposals, findings and recommendations contained in this report.

Community interests in Atlantic City can be examined in the follow-
ing major categories: 1) the incumbent residential community;

2) the business community; 3) the casino industry; 4) public
agencies and officials; and 5) the general public. Relevant
characteristics of each of these constituent sectors of the

community include:

(1) The Incumbent Residential Community. The interests of local
residents, particularly neighborhood interests are largely
represented by the Atlantic City Congress of Community
Organizations and its 32-member organizations. The Congress
was largely responsible for creating the initiative which lead
to the preparation of the development program contained in this
report. Through the efforts of the Congress, the development
concept was presented to the following local groups:

The Board of the Congress
Bungalow Park Civic Association
Chelsea Neighborhood Association
First Ward Civic Association

k .
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Latin Organization of Atlantic City

NAACP - Atlantic City Chapter
Uptown Action Council

Venice Park Civic Association

Residential and neighborhood interests not represented by the
Congress also contributed to the community consultation and
review process. These include the Inlet Homeowners
Association, the Eastern Service Workers Association and
various unaffiliated community residents.

(2) The Business Community. Business interests have been consulted
and informed through group presentations and interviews with

selected individuals. Among those groups to whom presentations
were made are the: :

Atlantic City Chamber of Commerce

i Atlantic City Women's Chamber of Commerce
i § , Atlantic City Merchants Association

WHM i Atlantic City Board of Realtors

i : : Atlantic City Jaycees

i

(3) The Casino Industry. In addition to the several meetings with
i the staff of the Casino Hotel Association held early in the
i ] interview stage of the consultation and review process, pre-
i v sentations have been made to the executives of all nine of the
““Hi v ‘currently operating casinos.
e

(4) The Public Agencies and Officials. This sector has been at the

heart of the consultation and review process. Among the public
agencies with whom ACC has consulted are: o

City Council of Atlantic City

City of Atlantic City Departments and Officials
il , (particularly Building, Public Works, Planning and
fih Community Development and Revenue and Finance)

| Atlantic City Board of Education |
N Atlantic City Convention and Visitors Bureau

AMERICAN CITY CORPORATION
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Atlantic City Housing Authority and Urban Redevelopment
Agency

Atlantic City Municipal Utilities Authority
Atlantic City Sewerage Company

Atlantic County Improvement Authority (ACIA)

New Jersey Department of Community Affairs

New Jersey Depértment of Environmental Protection
New Jersey Department of the Public Advocate |

(5) The General Public. The public has been informed through news
articles appearing in The Press, Atlantic City Magazine, The
Sun, three local radio stations, who gave substantial air time
to interviews and call-in question periods; a state TV program;
and articles in the New York Times, the Newark Star-Ledger,
the Philadelphia Inquirer, the Wall Street Journal as well as
various other newspapers around the State.

The Atlantic City Task Force on Housing and Community Development
was convened by the Casino Control Commission and the City and
chaired by Commissioner Don Thomas and Mayor Michael Matthews.

The twenty-member Task Force included leaders and officials repre-
senting all constituent sectors of the community with interest and
expertise in housing, community development, the environment, law,
education, labor, banking, media and goyernment. The full list of
Task Force members can be found in Appendjx'1.4.

The Task Force was convened on December 3, 1982. An in-depth
orientation was held in Columbia, Maryland, December 20-21, 1982.
Additiona1'briefings for State representatives were he]dkin Trenton
on January 5, 1983. Meetings to review and monitor the community
consultation process and substantive wofk sessions always drew
greater than 80 percent attendance, and*were held on:-;x

January 27, 1983
February 25, 1983
March 24, 1983
April 28, 1983
May 23, 1983
August 30, 1983

‘AMERICAN CITY CORPORATION
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‘ The Task Force was divided into four subcommittees for the purpose
| .

! of conducting an in-depth review of the four major components on
|

i

|

Finance, Land Use and Zoning, Relocation and the Development
Entity. Each subcommittee received and reviewed ACC's proposals
relating to their respective areas. From these materials, findings
and recommehdatiohs were prepared and presented by each
subcommittee to the full Task Force for review and action.

On March 24, 1983, after thorough review, the Task Force adopted
the Findings and Recommendations which became the basis for com-
pleting the consultation and review protess (Appendix 1.5). Subse-
quently, at its meeting on May 23, the Task Fofce appointed four
incorporators to establish the proposed'Ih]et Community Development

Corporation. At the time of this writing, the development corpora-
tion is being formed.

e
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PHYSICAL ATTRIBUTES
Always An Island

Atlantic City along with her smaller sister communities of Ventnor,
Margate and Longport is situated on Absecon Island, a barrier island
faced with a superb beach on the Atlantic Ocean side. "Absecon" was
derived from the Algongquin Indian words "abse" and “gami" which means
"little water" and was first applied to the bay separating the island
and the mainland. Today, although there is an Absecon Bay, much of the
area to the north between the island and the main]and is tidal wetlands.
The island is seven miles long and at its widest point is 1.70 miles
(see Figure 2.1). At the east end of the island is the Absecon Inlet
and on the west is the Great Egg Harbor Inlet. The island's topography
is flat and virtually all areas are below the 100-year flood level of
ten feet mean sea level (MSL).

Atlantic City covers almost four miles of the eastern section of the
island, The City, within its corporate limits, encompasses 7,640 acres
or 11.94 square miles. Approximately bne-third of the City or about
2,500 acres is buildable land with the remainder covered by waterways
and tidal wetlands. By contrast, Atlantic County is 609.97 Square miles

in area of which 44.78 square miles are under water.

Atlantic City's beach is 4.31 miles long. Approximately 3.41 miles of
it are sandy, and 0.83 miles at the Absecon Inlet have erodeq, some of
which has eroded so sevekely that no beach remains. There are approxi-
mately 11.25 miles of inland waterways around Atlantic City's urbanized
area, and mooring basins comprise 3.33 miles.*

The area's continental climate is made more temperate by the ocean. The

prevailing winds are from the east-southeast during the winter months
and from the south-southwest during the summer months. Sea breezes

* Atlantic City Master Plan, Section II, page 3.
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usually prevail keeping the summer weather mild and preventing excessive
heat. Temperatures of 90°F. or higher normally occur only three or four

times a year. Winter coastal temperatures, though considerably more
moderate than those of inland areas, are cold. The weather remains
comparatively mild late into autumn and, conversely, stays cool well
into summer. Normal ocean temperatures range from 37°F. in January to
78°F. in August. '

It should not be forgotten that Atlantic City is an island community.
Planning and development should take advantage of the island's assets

-- beach and more temperate climate -- and must deal with the island's
inherent problems -- high water table and flooding.

Location and Access

Atlantic City is near many densely populated metropolitan areas,
extending from Washington D.C., on the south, to New York City on the
north (see Figure 2.2). The Cit&'s\c1ose-in market support comes from
within 100 miles, and this area has a population of more than 13 million
people. The primary area from which Atlantic City draws v{sitors
extends for roughly 300 miles and encompasses a population of more than
50 million people. Visitors are also attracted to Atlantic City from

other parts of the country. However, in this secondary visitor market,

Atlantic City is competing'W1th other destination resorts, particularly
with Las Vegas.

Within the priméry visitation area, Atlantic City is easily reached by
automobile or bus. From the north, major Intekstate highways:(I-95,
[-87, and 1-84) and throughways connect with the Garden State Parkway
southbound. U.S. 30, U.S. 40/322 and the Atlantic City Expressway are
the connecting roads from the Parkway to Atlahtic City. From the west,

ﬁ;; | via Philadelphia, the Atlantic City Expressway is the best route. And

{ from points south, I-95 and U.S. 40 from the Baltimore/Washington area
or U.S. 13 and U.S. 9 via the Cape May-Lewes Ferry from the Norfolk area
i bring visitors to Atlantic City. By car or bus, Atlantic City is 2.5
hours from New York 6ity'and 4.5 hours from Washington, D.C.

L
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By air, most major carriers have flights to Philadelphia International
Airport with connections to Atlantic City via flights, limousine, bus or
rental car. There are also direct daily flights from Atlantic City to
Washington, D.C. (National), New York (JFK), Trenton/Princeton and
Wildwood/Cape May. Additional carriers are anticipating commuter and
non-stop jet service to Atlantic City's Bader Field. Although Pomona
Airport has not until recently been used for commercial air Service
other than charters, the faci]ity, a large FAA technical center only 13
miles northwest of the City off U.S. 30, represents a potentially very
valuable City asset. Rail service operated until recently between '
Atlantic City and Philadelphia, and although resumption of that service
has been proposed, no rail service is currently available to Atlantic
City. :

HISTORICAL PERSPECTIVE
A Planned Resort

The countless thousands of Philadelphians and New Yorkers were not the
first to summer along the New Jersey Shore. Indians from the interior
river and creek areas from the Delaware River and the northern New
Jersey river watersheds visited the New Jersey Shore and Absecon Island
generations before them.* The Indians gave up all title to the island
by a deed in 1667 to the "Proprietors of West Jersey." Thomés Budd was
the first individual land owner on the is]and by a deed executed in
1695, and Jeremiah Leeds was the first to permanently reside on the
island in 1783. "

Dr. Jonathan Pitney, an Absecon Village doctor, dreamed of the nearby
Absecon Island as a resort as early as 1820, but he also believed that a
key ingredient for its success was rail transportation to it. 1In 1852,
he and a partner obtained a charter from the New Jefsey Legislature for

* Harold F. Wilson, The Jersey Shore, pages 41-43
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a new rail line from Camden to Absecon Island. Their dream was to
create a resort catering to Philadelphia's working people.

On July 1, 1854, the first train arrived in Atlantic City, which then
had a population of 100 and a building inventory of 25 houses, two
hotels and two more hotels nearing completion. The community, which was

' 1ﬁcorporated on March 3, 1854, was staked out according to a grid street

plan for maximum profit from land sales.* Pitney and his partner were
able to acquire through various entitites 1,000 acres of land at an
average price of $10 per acre. Soon after completion of the railroad,
the same land was worth $100 to $300 per acre, and by 1900, when
Atlantic City was a premier resort, it was selling for $500 to $800 per
fronﬁ foot. ’ ’

For its first ten years, Atlantic City was still essentially a village.
Its competition came from Cape May beforé the Civil War (which princi-
pally catered to wealthy Philadelphians and Southerners), and from Long
Branch after the Civil War. In 1864, the City's permanent population
was 500, and its summer population was just short of 10,000, High tides
flooded the streets, cattle roamed at large and mosquitoes abounded.

The Absecon Lighthouse, which was erected in 1856, was the only building

* Eventually, almost all main streets, running the length of the City
were named for oceans and seas: Pacific, Atlantic, Arctic, Baltic
and Mediterranean. The cross streets were, with some minor excep-
tions, named for states. In general, because the state of Maine is
at the northeast section of the map of the United States, Maine
Avenue can be found at the northeast section of Atlantic City, as the
first street. Similarly, at the opposite end of the City, such
states as Florida and California can be found. Logically, mid-town
has such streets as the Carolinas, Pennsylvania, New York and
Arkansas. A1l streets were numbered in blocks of hundreds. Maine
Avenue is the 100-block and progresses for 48 blocks to 4800 at
Jackson Avenue. Cross streets, too, are in blocks of hundreds, with
Atlantic Avenue being the dividing street between designating a
street north or south.

 —

AMERICAN CITY CORPORATION

A )
Subsidiary of The Rouse Company

- 18 -




on the Island over four stories. There were no permanent structures on
! the beach, not even bath houses, until 1870.

The Queen of Resorts

The growth of Atlantic City accelerated after 1870 based on the railroad

with the most intense development taking place between 1875 and 1910.

The first direct rail connection to New York City was completed in 1880

(Figure 2.3). Travel time between Philadelphia and Atlantic City was
reduced to 1-1/2 hours in 1880 and to 68 minutes in 1890. Each
reduction greatly increased the transient population. The hotel

industry prospered.

The first Boardwalk, constructed in 1870, was assembled in portable
8-foot sections, served mainly as a walkway over -areas of mosquito marsh
and soft sand, and prevented strollers from tracking sand back with them

from their walks on the beach. It was an immediate success and was
heralded as a great attraction. At this time, there were no thoughts of
using the Boardwalk as a business thoroughfare. In fact, buildings at
first were prohibited within 30 feet of it. |

Patronage of the Boardwalk grew rapidly, and a larger and wider Board-
walk was constructed in 1880. By 1883, it had become the principal
commercial street, the most prestigious hotel location, and the amuse-
ment, entertainment and exhibit center for the City. Promotion and

wide-spread publicity of the Boardwalk attractions and "firsts" brought

more and more residents, visitors and investors into the City. The

first public amusement pier was constructed in 1882, and every few years
until 1912 a new ocean pier provided more space for amusement and new
attractions. Atlantic City was a monument to the pursuit of pleasure in
| America; it was the Queenof Resorts. | ‘

By 1910, the years of accelerated expansion were over. Other modes of

transportation started infringing on the railroad's monopoly, Atlantic
City was no longer the terminus of a unique rail system. As travel by
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air and automobile increased, new leisure time possibilities and resort
areas opened elsewhere in the country. '

Beginning in 1900, Atlantic City's convention industry started to take
on more importance in the local economy. To remain competitive,
Atlantic City completed its Convention Hall on the Boardwalk in 1929.
As it turned out, the hall was built at the City's zenith, Then the
Great Depression hit, and the City faltered, only to be reviVed briefly
during and shortly after World War II. As with many other Eégtern
cities in the 1950s and 1960s, middle and upper income fami]igs moved
out, lower income families moved in and population declined (Figure
2.4). Attempts were made at revival such as-with'the large west Hall
addition in 1971 to the original Convention Hall, but the City, the
beach, the Boardwalk and hotels were not competitive with new facilities
being deve]opéd elsewhere.

Figure 2.4
ATLANTIC CITY POPULATION

11920 50,682
1930 66,198
1940 64,094
1950 61,642
1960 59,544
1570 47,859

1980 40,199
SOURCE: U.S., Bureau of {he4Censusf | |

Advent of Casino Gambling

In 1974, the voters of New Jersey rejected by more than 400,000 votes,

a referendum to allow privately-run caéinos'anywheré in the State.
Casino proponents then rewrote the referendum to pefmit casinos only in
Atlantic City. The Newaersey voters approved the revised referendum on
November 2, 1976, and the Legislature followed with the Casino Control
Act of‘1977, which established the Casino Control Commission and defined
standards for casino development and operation. '

.
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On May 26, 1978, the first casino opened on the Boardwalk. Since then,
seven other casinos have opened along the Boardwalk. A ninth casino is
located near the Farley State Marina along Brigantine Boulevard, where

‘ i‘ s T —————r - T = —— — 7 r__
il _
i

three others are now planned.

Figure 2.5
- ATLANTIC CITY CASINO OPENINGS

1. Resorts Inernational - May 26, 1978

2. Casesar's Boardwalk Regency Juné 26, 1979

3. Bélly's Park Place - December 29, 1979

4, The Sands

f (formerly The Brighton) - August 11, 1980
% 5. Harrah's Marina - November 23, 1980
% 6. Golden Nugget - December 12, 1980
7. Playboy - Elsinore - Apri] 14, 1981
8. Claridge - July 23, 1981
9, Tropicana : - November 26, 1981

SOURCE: Casino Control Commission,

Despite these new and other planned developments, large areas of the

‘ ~City still contain many underutilized and substandard structures.

l- Most of the City's housing is more than 40 years b]d, Infrastructure

J ?;E improvements are needed. For example, the Missouri Avenue water main

| L adjacent to the Atlantic City Expressway is unlined cast iron installed
B ' in the early 1900's.* Conditions in the Inlet are more specifically
\fi discussed in Chapter 4. o

il ' | ) ' | * Kupper Associates, Comprehensive Water Supply Plan, 1980, p. 3.6.
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ATLANTIC CITY ECONOMY
Population Trends

The population of Atlantic City compared to Atlantic County has declined
between 1960 and 1980 in both absolute and relative terms.

Figure 2.6
POPULATION TRENDS
ATLANTIC CITY AND COUNTY

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.

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 popula-
tion 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 share of the
County's population in the City decreased from 37 percent in 1960 to 21
percent in 1980. During the 1970's, the balance of the County grew by
21 percent, fed by both City residents and a increase of births over
deaths, By comparison in the 1970's, U. S. cities overall grew by 11.9
percent and New Jérsey cities grew by 2.9 percent.

Populations in both the City and the County became younger during the
1970's. The medidn 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 was due primarily to a
decrease in the number of elderly. The decline in the County was at

| .

A
Subsidiary of The Rouse Company

[AMERICAN CITY CORPORATION ' - 23 -




least partially the result of the relatively younger casino-hotel
employees who have recently moved there.

Figure 2.7
PERCENTAGE AGE DISTRIBUTION

1970-1980
Age Group 1970 v 1980

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 16% 25% 16% 23%

SOURCE: U.S. Bureau of the Census.

The population between 25-34 years in age increased from 10 percent to

15 percent of the County, -and 8 percent to 12 percent of the City. The
25-34 age group is typically the most active in household formation and
first home purchases.

Evidence that casino-hotel employees tend to be more concentrated in the
25-34 age bracket than the overall County 1abor force, can be seen in

~ the 1981 and 1982 surveys of casino-hotel employees, both of which are
‘summarized in Figure 2.8.

Figure 2.8
AGE DISTRIBUTION OF CASINO-HOTEL
EMPLOYEES AND COUNTY LABOR FORCE

1980 Casino-Hotel Employees
. County 1981 1982

Age Group : Labor Force Survey - Survey
Under 25 : 21.6% 20.3% 18.9%
25-34 18.5% 38.2% 41.1%
35-44 o 18.5% 18.7% : 20.7%
45-64 : 32.0% 21.2% - 15.8%
64 and Above . . 9.4% 1.6% 3.5%
: 100.0% 100.0% 100.0%

SOURCE: - Casino-Hotel Employee Housing Needs Surveys, 1981, 1982.
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As Atlantic City population declined, there was a shift in the racial
composition of the City's population. Minorities comprised 36 percent

of the 1960 permanent population; 45 percent of the 1970 popu]at1on, and

53 percent of the 1980 population.
Employment Trends

Changes in the employment structure of the County are presented in
Figure 2.9 for the periods immediately preceding (1975) and following
(1978, 1981 and 1982) the introduction of the casino 1ndustry to
Atlantic City.

Figure 2.9
ATLANTIC COUNTY
NON-FARM WAGE AND SALARY EMPLOYMENT
1975-1982

Average Average Average
Annual Annual Annual
Change Change Change

1975 1978* 1981 1982 1975-78 1978-81 1981-82
Manufacturing ' 8,500 8,500 8,200 7,300 0.0% -1.2% -11.0%
Construction ' 2,800 3,400 5,500 4,000 6.7% 17.4% -27.3%
Transportation/Utilities 3,300 3,500 4,000 4,500 2.0% 4.6% 12.5%
Trades 17,400 19,300 19,500 19,200 3.5% 3% -1.5%
Finc./Ins./Real Estate 4,100 4,400 5,000 4,800 2.4% 4.4% -4.0%
Services 14,900 17,100 41,100 44,800 4.7% 34.0% 9.0%
Government . 13,300 15,500 16,200 1§,600 5.2% _1.5% 2.5%
Total 64,300 71,700 99,500 101,200 3.7% 11.5% 1.7%

* First casino opens.

SOURCE: New Jersey Department of Labor.

Employment in Atlantic County has increased since the advent of casino
gambling in Atlantic City in 1978. Total employment increased annually
by 3.7 percent between 1975 and 1978. The annual growth rate increased
to 11.5 percent between 1978 and 1981. During this same perjod, New
Jersey employment decreased by 0.7 percent and total U. S. employment

A
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increased by 5.2 percent.* Employment growth in Atlantic County
subsided by 1982, reflecting general economic conditions both in the
State and the nation.

The service sector, which includes casino hotel employees, has seen the
largest increases in both the number and percentage of new jobs since
1978. Service employees grew annually by about 5 percent prior to the
legalization of casino gambling. The rate increased to 34 percent
between 1978 and 1981. In spite of the recession of 1982, County
service sector employment grew by 9 percent last year.

Emp1oyment in the construction category also increased rapidly after
1978. The sudden decrease in construction employment in 1982 was
clearly due to the slowdown in casino construction.

Moderate increases occurred in the average annual growth of the Tfans-
poration/Utilities and Finance/Insurance/Real Estate categories prior to
1981. The annual rate of growth of the government sector fell during
the same period. Employment in the trades categories has remained
essentially constant since 1978. Manufacturing, which was stable
between 1975 and 1978, began declining between 1978 and 1981, with a
significant loss between 1981 and 1982. Thus, while there have been
losses in other industrial sectors, the casino industry has produced an
overall positive growth in employment which exceeds State and national
levels.

Other Trends

In 1977, Atlantic City drew fewer than 5 million visitors. Last year,
four years after the first casino opened, it registered 23 million

* SOURCE: N. J. Department of Labor and U. S. Bureau of Census.

—
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visitors, more than any other U.S. resort. ‘Most of these visitors were
day-trippers arriving by auto or chartered bus.* Over $2.5 billion in
new casino/convention hotel construction has been invested in Atlantic
City since 1978. Below are recent development highlights that have
added or will add to Atlantic City's commerical investment:

Harrah's Boardwalk Hotel-Casino At Trump Plaza, estimated at $200

million, is under construction next to Convention Hall and is
expected to employ between 3000 and 3500 when comp]eted in the
Spring of 1984.

Sands Hotel-Casino has proposed $26 million in renovations which

were scheduled to begin in September 1983 and be comp]eted by
Memorial Day weekend 1984. The renovations include increasing the
size of the casino floor, several new fast food eateries, two new
restaurants, several gift shops, a bus Tounge and a new 21st floor
to the hotel.

Ocean One Mall has completed $40 million worth of construction at

the site of the former Million Dollar Pier, Arkansas and the
Boardwalk. The 240,000 sq. ft. complex, containing 130 retail
shops and restaurants, is projected to create 750 new fu]] -time
jobs when fully leased.

Hilton Hotels Corporation began construction in June 1983 of a

$250-$270 million casino-hotel in the Marina District. The project
is expected to be completed by the summer of 1985.

Caesar's Boardwalk Regency is presently undergoing $10-$13 million

of facade renovations. Expans1on plans call for $70 million of
construction which will increase the size of the casino f]oor and
add a multi-purpose room and two new restaurants.

Resorts International, Inc. p]ans to move forward with its new

development on the uptown urban renewal tract, now that title
problems have been resolved. Due to start by October 1983, is a
proposed $200 million, 1,000-room hotel with a casino.

Golden Nugget‘has recently purchased the MGM tract in the Marina

District and has announced plans to build a casino there,

*

Atlantic County Division of Economic Development Growth Trends
Report, First Quarter 1983, and The Wash1ngton Post, June 16

1983, p. C-15.
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° Bally's proposed $8.5 million expansion plan is expected to be con-
structed by Memorial Day weekend 1984. The work is to include a
new health club, new and renovated retail space, a food arcade,
game area and the renovation of 200 hotel rooms.

Since casino gaming, Atlantic City's tax base has increased from $306.4
million to $1,528.1 million in 1982. Total luxury tax receipts, a major
portion of which are dedicated to redevelopment programs in Atlantic
City, have progressively risen since 1978 from $3,668,200 to $8,216,700
in 1982.

The seasonal unemployment swings that have always plagued the local
economy have not gone away, but since casino gamb1jng, the seasonal
swings in unemployment claims have become less severe.*

* Thomas P. Hamer, Business Review Federal Reserve Bank of
Philadelphia, January-February, 1982, page 12.

|
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INTRODUCTION

A market analysis only defines the needs of certain groups of péop]e.

It is not a road map for development. With it, both public and private .
decision makers are better able to guage the kind, size, scope and
timing of a project. Hopefully, Inlet deve]Opers will then be able to
build a more competitive product, and Atlantic City and the Inlet
Community will be able to redevelop more readily.

The previous chapter, which out]fned the general characteristics of the
area such as population, income and economic climate, set the stage for
this market analysis. Although the Inlet will contain residential,
retail, office and public uses, the primary focus of this chapter is on
the housing market to define its key demand and supply factors as well
as to project future demand for the housing develoment program. The
full market analysis is inc]uded as Appendix 3.1 of this report.

HOUSING MARKET AREAS

The first step in a market anlaysis is to define an approximate area
within which housing choices are made. The primary market area for this
study is the County of Atlantic (Figure 2.1). Over three-quarters of
all casino empioyees live in the County and a similar percent Who moved
to the area recently have moved into the County. Housing opportunities
outside Atlantic County are less competitive because of the Tonger
commute to Atlantic City. Furthermore, good road access to Atlantic
City within the County will continue to attract casino employees.

Finally, Atlantic County investment, more than that of surrounding
Jurisdictions, has been affected directly by the introduction of casino
gambling in Atlantic City, particularly in the area of housing,

Because of the area's broader appeal to the gambler and resort visitor,
housing projects will have investment, second-home and retirement
buyers. The secondary market area is not as clearly defined as the
primary market. Within a one- to two-hour drive from Atlantic City
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(Philadelphia, Wilmington), is where most of these buyers live.
Projects in Atlantic City have had buyers from other areas along the
Northeast Corridor, the Midwest, West Coast and even from abroad. This

analysis, however, focuses primarily on the housing needs of the market

closest to Atlantic City.
HOUSEHOLD TRENDS AND CHARACTERISTICS

Household Formation and Size.

The last two decades, particularly since 1970, have seen a sh1ft in the

U.S. from the "traditional" family households (a married couple with

children) to more non-family households (single persons and unrelated
adults). The growth in non-family households has been caused by more
young adults who have delayed marriage but are living independently
until they form their own family unit and by the increased divorce rate.
This resulted geneka]]y in more household formations and a smaller
household size. These trends are also reflected in the At]ant1c City

and County household formations and sizes.

With the overall County population growth and a decrease in the average
household size, the number of households in the County increased in the
1960-1980 period (see Figure 3.1). In the City, population and the
number of households decreased during the same peribd However the

smaller household size in the City has allowed Atlantic City to ma1nta1n
a higher percentage of the County's total households than its share of

| total population. By comparison, the average size of the American
§ household in 1980 was 2.8 persons. ‘

{};\:u: RICAN CITY CORPORATION
Ubsidiary of The Rouse Company

- 30 -




—

Figure 3.1
HOUSEHOLD FORMATION AND SIZE
ATLANTIC COUNTY AND ATLANTIC CITY

1960-1980
County : 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 38,828
Number of Households 21,021 19,561 16,736
Population per Household 2.75 2.37 2.32
Percentage of County Total Population 37% 27% 21%
Percentage ‘of County Total Households 40% 32% 23%

SOURCE: U.S. Bureau of the Census.

Most of the household growth in Atlantic City occurred among singles and
three to four person households. Fifty-seven percent of all households
in 1980 were composed of one or two persons. ’ |

Household Incomes

Although average household income in Atlantic County decreased in con-
stant dollar terms between 1970 and 1982 ($21,820 and $21,317), it did
so at a much slower pace than the rest of the State ($28,966 and |
$24,879). At the same time, income in the County rose from 75,3 percent
to 85.7 percent of the State average.

The income categories of $10,000-$14,999 and over $35,000, increased
more rapidly during the last decade than the overall rate of household
growth (18.3 percént) and as a percent of the tdta] households (Appendix
3.1, Table 7). The larger portion of non-fami]ykhouseho]ds with one
wage earner caused the increase in the number of households earning
$10,000-$14,999. The increase in households earning $35,000 or more was

L&
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caused by the trend of second members of househo]ds Joining the work
force and the formation of new households by more than one working
person.

- EXISTING HOUSING STOCK

General Trends

During the 1970's, owner occupancy became more prevalent, increasing
from 62 percent of the occupied units to 64 percent (Appendix 3.1,

Table 8). A large increase in the number of units held for occasional
use accounted for over 60 percent of the additional vacant units. The
effective vacancy rate for year-round housing units (e11m1nat1ng units
held for occasional use and other vacant units not on the market)
increased from 5,2 percent in 1970 to 6.5 percent in 1980. This is
attributable to an increase in the percentage of units vacant for sale
from 1.5 percent in 1970 to 4.2 percent in 1980. At the same time, the
vacancy rate in rental units decreased from 10.6 percent to 10.2
percent. There was also a loss of 4,622 seasonal housing units,
dropping from 9 percent of the total housing stock to 2 percent,
primarily because seasonal units were converted to year-round dwellings
in the late 1970's. In sum, an overall net 15,494 units were added to
the total housing stock of the County, representing a 21 percent
increase over the 1970 total. In 1980, the total housing units in
Atlantic City was 89,342.

Demolitions

A total of 4,483 residential units were demolished in Atlantic County
between 1970 and 1980; 87 percent of the lost un1ts occurred within the
City (Appendix 3.1, Table 9).* After the opening of the first casino
hotels in Atlantic City, residential demolitions peaked in 1979 at Jjust

*  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 hous1ng un1ts were added to the County's
housing stock dur1ng the 1970's
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over 1,000 units. Since then, 2,352 demolitions have occurred in the
County, and 91 percent of them occurred within the City. The rate of
demolitions has increased from 448 pek year during the 1970's to 784 per
year during the early 1980's. The City estimates that over 75 peréent
of the units demolished were in multi-family structures, indicating that
demolitions were heavily weighted to rental units. The number of
demolitions has decreased annually from 1979 peék, as fewer substandard
residential structureskremain in the inventory, residential land values
in the City deflate and maintenance of residential income producing
property recaptures its economic justification.

- 1982 Housing Stock

The total number of housing units in the County had grown to an esti-
mated 91,098 units by the beginning of 1982, a net addition of 1,756 new
units since 1980 (see Figure 3.2). Over the same period, however, 2,333
new-households are estimated to have been formed in the County,*
Therefore, the effective vacancy rate for year-round housing units has
decreased from the 6.5 percent reported by the 1980 Census., A study of
market rate rental projects, prepared for the Atlantic County
Improvement Authority in January 1983, indicated an overall rental
vacancy rates of less than one percent in Atlantic County.

Rental Housing

Based on the 1980 Census figure of 25,924 occupied rental units and
2,932 vacant rental units (Appendix 3.1, Table 8), plus the 446 new
rental units constructed since 1980 (see Figure 3.2, note 2), an
estimated 29,302 rental units were in Atlantic County in 1982. Of the
total, 5,344 units are subsidized, and 4,954 or 93 percent are located
in Atlantic City. This leaves 23,958 as market Eate rental units.

R et— et

* 1982 ACC Estimate of 74,139 (Figure 3.8) minus 1980 Census of 71,806
(Figure 3.1). | |
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Figure 3.2
1982 HOUSING STOCK
ATLANTIC COUNTY

1 | 1980 Census Total Housing Units 89,342

| Subtract Demolitions (1980 - 1981)% 1,741
Remainder N : 87,601
Add New Units Constructed (1980 - 1981)° 2,441
Add Motel Conversions to Condominiums (1980 -71981)3 _1,056
Total 1982 Housing Stock | | 91,098

SOURCES AND NOTES:
1. N.J. Dept. of Labor, Division of Planning and Research.

2. The Atlantic County New Housing Stock Survey, completed in July 1982
by the AtTantic County Division of PTanning, which included resi-
dential developments in the County with over 25 units approved for
development, revealed that a total of 2,219 units (1,773 for sale,
446 for rent) have been constructed since 1980. Allowing an addi-
tional 10 percent for infill development and projects smaller than
25 units suggests that an estimated total of 2,441 units have been
constructed in the County between 1980 and mid-1982.

3. According to Status of Condominium Growth in Atlantic County, con-
ducted by the AtTantic County Division of Planning in 19871, 1,361
motel units in the County have been converted to condominiums since
1970. Of that total, 1,056 units were converted since 1980. Since
2,441 new units have been built in the County since 1980, motel S
conversions represented a significant resource for meeting County-
wide housing demand in the two-year period. _ |
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The average occupancy cost in 1982 (rent plus utilities) for a one
bedroom apartment in Atlantic County was $409 per month and $486 per
month for a two-bedroom apartment.* The island communities of Ventnor,
Margate, Longport and Brigantine have had the highest rents ($500 to
$750 per month). The exception is Galloway Township where new uhits 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 Conty Board of Realtors reported an inability on the main-

land to rent large, single-family, detached dwellings for more than
$600, because there is an oversupply of Targe, detached rental gnits in
those communities. Units on the islands appear,to'have less trouble |
renting at higher rents. Virtua11y little or no vacancies exist in
rental units, and many projects have substantlal waiting lists at least
six months long.**

~ Resale Housing

The average purchase price.for a resale home in the County rose by 87
percent between 1978 and 1981 ($44,576 to $83,260). During 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 by

*  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. The survey reached almost 100 percent of rental prOJects with
more than 15 units outside the City, and over 50 percent within the
- Atlantic C1ty 11m1ts.

** A number of major renta] comp]exes 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
Hammonton.
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June 1983, apparently in resbonse 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 350
percent between 1978 and 1981 ($15,504 to $53,760). However, the recent
drop in interest rates has made home ownership much more of a reality to
a larger segment of the market. Currently, the average income necessary
to carry such a home is approximately $34,000.*

New Housing For Sale

According to the Atlantic County New Housing Stock Survey (July, 1982),

a total of 1,773 new residential units had been constructed for sale in
the County since the start of 1981. Only 994 of those units (56 per-
cent) had been sold at the time of the survey, leaving 779 new units on
the market. A total 8,142 units had been built, were under construction
or were likely to be completed by 1984. '

The Inland communities (Buena Vista, Egg Harbor Township, Galloway Town-
ship, Hamilton Township, Hammonton, and Weymouth) had the highest per-

- centages and numbers of units proposed, built and sold. These commun-

ities have the most available vacant land, lower development costs, and
Targer projects. Atlantic City had the next highest percentages.

Almost all the multi-family condominiums built and sold are luxury or
higher-priced ($100,000+) high-rise units in Atlantic City. Galloway
Township had a large number of sales in a broad range of price
categories, dominated by the $50,000 to $80,000 range. In terms of unit
type, multi-family condominiums are the most common, and sing]e-fqmi]y
detached homes are the least common unit types being built for sale.

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

* Atlantic County Board of Realtors, Multiple Listing Service; American
City Corporation.
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Figure 3.3
-HOUSING PRICE BY TYPE
ATLANTIC COUNTY
(Excluding Atlantic City)

Sales
Price
Per
Price Range Size Range Sq. Ft.
Townhouses: $49,900¥$189,000 750-2150 sq.ft. $58-$67

Single Family: $58,000-$300,000 1020-3330 Sq.ft. $57-$90

Condominium
Apartments: $38,900-$73,000 575-1750 sq.ft. $42-$68

SOURCE: American City Corporation.

One Atlantic City project useful for comparison purposes is Tannen
Towers. Units are selling for between $110,000-$400,000. Units range in
size from 610 to 2,850 sq.ft. ($140 to $185 per sq.ft.). For more

information about current projects in the Atlantic City market, see
Appendix 3.1, pages 20-28.

Overall, the new units for sale placed on the market in Atlantic County
since 1980 have been absorbed at a relatively slow pace.
due to at least the following two factors.

This has been
High moktgage rates dampened
housing demand over the Tlast two years nationwide to its lowest 1eve] in
40 years‘ Rates have begun to moderate recently and demand is already
picking up. Also, the early over-estimates of the number of Casino
employees and development pace of additional casinos stimulated over-
building. Overall demand should now begin to catch up to the supply,
although some projects, bu11t based on poor information, may s1mp]y be
the wrong product for today's market.
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PROPOSED PROJECTS

Building Permit Trends

The recession of 1974 had a significant impact on dwelling unit author-
izations in Atlantic County (Appendix 3.1, Table 17). The County had
averaged more than 2,400 permit authorizations per year from 1970-73,
then dropped to an average of 1,125 permits per year from 1974-77. An
annual fluctuation in the number of permits authorized has occurred
since 1974, although the overall trend showed an increase in the number

of annual permits, particularly in 1981 when 2,071 permits were
issued. |

The percentage of total county permits issued for residential construc-
tion in Atlantic City has increased significantly in the last three
years. However, based on the number of approved projects awaiting
financing and the demographic and housing stock characteristics and
trends, at Teast 14 percent (the 1974-1981 averagé) 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. The proportion of
detached houses dropped from a high of 83 percent of all permits in
1976-77 to 44 percent in 1980-81.

Proposed Projects in Atlantic City

In Atlantic City since 1978, between 9,000 and 10,000 new housing units
have been proposed but are not yet developed. Apprdximate1y 3,000 of
these units have the necessary City and State coastal zone approVa1s
and/or are currently being pursued by their sponsors. Most of the
projects are reportedly stopped by an inability to secure financing.
Figure 3.4 identifies those projects which were most "active" in the
City as of May, 1983. The Atlantic County Improvement Authority is
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Figure 3,4
PROPOSED RESIDENTIAL
DEVELOPMENT PROJECTS
T ATCANTIC CITY.

A
May, 1983
Project & Number of Aproval Status
Location Type Units Mix Size Price Planning Board  CAFRA Notes

AR{ZONA AVENUE TOWNHOUSES Townhouse Condo 10 6/03/81

Arizona Avenue & the Bay

ISLAND CITY ESTATES CONDO 78 5/02/79 9/21/81 Construction due pend-

Harrisburg & the Bay ing financing.

KENTUCKY PLACE Condo 190 9/08/82 9/29/81 Land assembled, now

Kentucky & I1linois Avenues being marketed to dev-
elopers.,

CORINTHIAN CONDOM{N(UMS Condo 2327 Efficiency 400 SF $125,000 10/07/81 12/02/81 Construction to begin

3950 Boardwalk Highrise 1 br 1,030 SF 250,000 1/05/82 pending pre-selling.

2 br . Pre-selling to begin in
6 months; occupancy for
fall, 1985,

TENNESSEE SQUARE Condo 240 1 br $ 85,000 1/29/81 Pending financing

Tennessee & Ocean : 2 br 120,000 )

GREENHOUSE Rental 900 1 br Zoning Board Pending UDAG applica-

Michigan, Fleming : 2 br 1/08/82 tion; CAFRA application

At{antic & Arctic not yet submitted.

1045 ATLANTIC Rental Highrise 197 Efficiency Planning 10/27/80 Project on hold, await-

1.br Board 2/08/80 ing financing.
"2 br

MARINA COVE Condo Highrise 603 Appi. not - Also referred to us

‘Huron, North Caroflina yet sub- ""Landfill project",

& Maryland Avenues mitted, Marina Cove is being
considered for UDAG
financing; local &
CAFRA approvals have
not yet been submitted.

MARINA TOWERS Luxury Condo 402 Planning Condi- Project temporarily on

Brigantine Bivd, “Highrise . Board ~*ional hold, developer waiting

& North Carolina Avenues 5/02/79 ‘Approval. to see how the condo

4/02/81 market unfolds before
proceeding.

JACOBS FAMILY TERRACE Rental 60 1 br Planning Construction possible,

New York & Baltic : Board Fail 1983, Sponsored

Avenues 1/16/80 by Bally's Park Place
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Figure 3.4 (continued)

Aproval Status

Project & Number of
Location Type Units Mix Size Price Planning Board = CAFRA Notes
HARBOUR HOUSE - Condo 253 Efficiency $ 90,000 Conditional  Currently trying to
Maine Avenue & Grammercy : 2 br $130,000 Approval  arrange financing
Place 12/2/81
LIGHTHOUSE PLAZA Rental 314 - 1 br 550 SF ~ $ 334  Planning 10/05/82 Construction to begin
Atlantic & Vermont 2 br 900 SF § 750 Board July, 1983 or sooner
Avenues depending 7/21/82- depending on sale of
on subsidy bonds. Occupancy ex-
pected within 1 year,
MCKINLEY AVENUE Rental 17 1 br 550 SF'$ 340 Zoning Conditional Temporarily on hold,
APARTMENTS 2 br 900 SF § 635 Board Approval developer involved
McKinley & New York (estimate) 7/09/82 9/17/82 with Lighthouse Plaza;
Avenues awaiting ACIA funding.
GREENWOOD GARDENS Rental 214 2 br Zoning Conditional Waiting HUD insurance
Absecon Boulevard & Board Approval approval,. Construc-
Tennessee Avenue 10/18/82 tion expected to begin
) October, 1983,
8-10 S. CHELSEA Rental 24 1 br $ 500 Construction to begin

SOURCE:

Atiantic City Department of Planning;
Corporation,

October, 1983,

Atlantic City Housing Authority: Atlantic County Improvement Authority; American City




expected to play a role in financing virtually every rental housing
project proposed for development in Atlantic City.

HOUSING PREFERENCE SURVEY

Since the first casino-hotel employee housing survey conducted in May
1981 with four casinos operating, five additional casino hotels were
opened, adding approximately 17,000 workers to the casino-hotel labor
force. This raised several questions about possible changes in housing
needs and trends and prompted a second survey in late fall of 1982.
However, the second survey was expanded to obtain more detailed and
specific information about housing preferences with particular interest
in demand for Atlantic City. The sample of the second survey also was
expanded to include public sector employees, the 1argest segment of
Atlantic City's labor force readily accessible to surveyors.

Response rates to both the casino-hotel and public employee segments of
the survey were unusually high (48 percent and 46 percent respectively).
Ten percent or 3,060 employees were selected randomly from the payrolls
of the nine casino hotels. They received and returned the survey by
mail. A1l employees of the City, Board of Education, Housing and
Redevelopment Agency and the County, or approximately 3,160 individuals,
also received the survey. With a couple of excepfions, most of the
surveys for government employees were distributeq at work and were
returned by mail. Given these sampling methods and the high response
rate, the survey is statistically unbiased and reliable.

The results of this survey will be used to project housing demand by
income and preference to own or rent. Later, the results will be used
to develop the housing program for the Inlet according to bedroom mix
and dwelling unit type. -

S
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Figure 3.5 highlights casino-hotel and public employee housing prefer-

ences. When compared to casino-hotel employees, public employees are
less likely to be‘]ooking to move and are more likely to consider living
in Atlantic City. In preferences for dwelling unit type, ownership,
willingness to share a unit, number of bedrooms, housing costs and

commuting, both groups indicated relatively similar choices.

Figure 3.5
HOUSING PREFERENCE HIGHLIGHTS
CASINO-HOTEL AND PUBLIC EMPLOYEES

MAY 1983
| Casino-Hotel PubTic
Employees Emp}pyees
| Interested in moving, whether
3 Tooking or not (Question 17) 53% 43%
;
; Consider very desirable --
@ e Single family detached house 73% 80%
‘ e Townhouse 19% 18%
| o Duplex _ 13% 12%
¢ Garden Apartment 11% 9%
i ® Mid-or High-Rise Apartment 8% 6%
L ‘ (Queston 18)
Wish to own
(Question 19) 59% 64%
Willing to share --
8 A rental ‘ . 30% 24%
e Ownership 22% 23%
(Question 20) ' :
! Looking for -- N
e 2 bedrooms 34% 32%
¢ 3 bedrooms ' ‘ ‘ 38% 37%
(Question 21)
Wish to Spend over $500/Month ' 30% 27%
" (Question 23) a
Desire to Commute 30 minutes or less 73% 77%
(Question 26) :
Would live in Atlantic City 25% 51%

(Question 30)

g
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HOUSING DEMAND PROJECTIONS IN ATLANTIC COUNTY
Population and Employment Projections

Any useful demogfaphic projections must be based on past trends and
certain assumptions about the future -- whether past trends will con-
tinue or change in the future and at what rate. Figure 3.6 shdws the
past trends in Alantic County population and emp loyment ,

Figure 3.6
ATLANTIC COUNTY POPULATION AND EMPLOYMENT DATA
1970 - 1982 '
(In Thousands)

Population

1 Non-Farm Farm Total Employment
Year Population Emp]oymeng Employment™ Employment Ratio
1970 175.9 63.4 1.3 64.7 2.72
1971 179.8 _ 62.5 1.3 63.8 2.82
1972 185.0 64.0 1.3 65.7 2.82
1973 187.2 65.7 1.3 66.8 2.80
1974 189.1 - 66.0 1.3 67.3 2.81
1975 189.5 _ 64.2 1.4 65.6 2.89
1976 189.6 65.9 1.4 67.3 2.82
1977 189.3 - 68.2 1.5 69.7 2.72
1978* 191.1 71.9 1.5 73.4 2.60
1979 193.1 - 81.9 1.4 83.3 2.32
1980 194.6 - 90.6 1.4 92.0 2.12
1981 196.6 99.5 1.4 100.9 1.95
1982 198.6 101.2 1.4 1.94

102.6

SOURCES:

1 N. J. Department of Labor, 1970-1980; American City Corporation,
1981 and 1982 : ,

2 N. J. Department of Labor.

3 N. J. Department of Labor (1971 and 1977-1980); American City
Corporation. (1972-76).

* First Casino opens

The County's population and total employment increased slowly over the
1970-1977 period. Large increases in the number of jobs in the County
Created by casino gambling in Atlantic City began to appear in 1978 with
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the opening of the Resorts International Casino Hotel. Population
increases, however, have not kept pace with the increase in the number
of jobs, because: 1) many unemployed or not previously seeking employ-
ment in the pre-casino labor force took jobs; and 2) many casiho
employees commute from outside Atlantic County.

The assumptions about the 1983-1990 period are as follows:
] General economic conditions will improve thereby

- inducing increased levels of employee movement into Atlantic
County among those curently commuting long distances -
and

- qualifying more households for mortgages at lower interest
rates.

] More jobs will be created by the opening of the Trump Casino Hotel
in 1984, A

() A further rise in employment will be generated by the projected
opening of four additional casino-hotels by 1990, bringing the

total to 14 operating casino-hotels. (This estimate may be conser-

vative, since four casino operators have already announced plans
for new or expansion projects in Atlantic City.)

® The casino-hotel work force will gradually mature, 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.

) As supporting retail, service and other industries gradually
evolve, the area-wide averages of wage-earners per household will
likely reverse the trend of a shrinking population-employment
ratio, although this ratio will probably never become as high as
seen before the development of casino-hotels.

Based on these assumptions, the population-employment ratio is fore-
Casted to rise to 2.00 by 1985 and to 2,20 by 1990 (see Figure 3.7).
This will result in 107,400 jobs by 1985 and 121,600 jobs by 1990 -- a
net increase of 14,200 jobs from 1982. Projected populations are
215,000 by 1985 and 267,500 by 1990.
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Figure 3.7
ATLANTIC COUNTY POPULATION AND EMPLOYMENT PROJECTIONS
g 1985 AND 1990 ‘
ﬁ : (In Thousands)

Population
Non-Farm Farm : Total Employment
Year Employment Employment Employment Ratio Pppu]ation
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.
Household Size and Formation Projections

Average household size in Atlantic County decreased from 2.84 in 1970 to
' 2.66 persons in 1980 (Figure 3.1). American City Corporation projects

f that this trend towards smaller households will continue through the
1980's, although-at a slower rate. Continuation of this trend will be
influenced by:

® the relatively small size of "recent migrant" casino employee
households (2.41);

) improvement of earnings and savings;

] continuation of the rates of household formation caused by persons
separated, divorced, widowed and unmarried singles;

® uncertainty over the future of national economic conditions; and
® the continuing increase in housing costs.

Household sizes of 2.64 in 1982, 2.62 in 1985 and 2,57 in 1990 are
assumed. Based on this assumption, the total number of households in
Atlantic County 1982, 1985 and 1990 is shown in Figure 3.8. This
results in a net increase of 28,782 households in Atlantic County by
1990.
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Figure 3.8 |  }
ATLANTIC COUNTY HOUSEHOLD SIZE AND FORMATION il
1982, 1985, 1990

, Change ];

1982 1985 1990 1982-1990 i

Population 198,587 214,800 267,520 68,933 M

Population in Group Quarters (2,861) (2,861) (3,014) (153) I

Population in Households 195,726 211,939 264,506 . 68,780 i

Household Size 2.64 2.62 2.57 -.07 |

Number of Households 74,139 80,893 102,921 28,782* il
* Net increase after household dissolutions and relocations out of the

county.

SOURCE: American City Corporation, ' L

Total Demand for Atlantic County

Demand for housing may be assessed by projecting the net changes in the f
number of households, stratified by personal income and preferehce to |
own or rent. In making such assessments in the fast-changing economic ?
context of Atlantic County, guidance comes from both historical trends ”
and from 1982 survey data which has profiled the characteristics of the ‘
high-growth casino industry and government employees.

The method used followed four steps which is summarized below: |

Step 1. The number of households is projected for 1985 and 1990 by
income levels. Particular weight was given to the income
distribution of the casino-hotel employees, which is higher for

every income bracket $17,500 to $24,999 and above than the
Atlantic County average.

- | ‘ | »» |
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; Figure 3.9 I
i . PERCENTAGE DISTRIBRUTION
OF HOUSEHOLDS BY INCOME
ATLANTIC COUNTY A

(In Percents) !

|
1990$2A 1

1970 ) 1980 1) 1982 1985 2
Income Bracket* Censug Censué Est1ma{e PPOJeCt$OA Projectio |
Less than $12,500 32.8 28.9 28.0 27.0 25.0 ' ;
$12,500 - $17,499 12.7 13.1 13.1 13.0 12.9 ;
$17,500 - $24,999 17.7 16.1 16.0 16.0 16.0 ‘
$25,000 - $34,999 17.7 17.5 17.6 17.7 17.8 ?
$35,000 - $49,999 11 0 14,2 14.8 15.3 16.1
$50,000 and more 10.2 10.5 11.0 - 12.2

A11 Income Brackets: TUU_U T100.0 T00.0 TUU_U T00.0
* Income brackets expressed in 1982 constant dollars

SOURCES: (1) U.S. Census Bureau
(2) American City Corporation

Step 2. Also important are preferences for owning or renting (tenure),

which will vary according to a pérson's income and familiarity
with an area. From reviewing profile data of the 1982 employee
survey, it was concluded that tenure preferences as expressed

by the casino employee respondents represent new and immigrat-
ing households, and public sector employees represent existing

households. Figure 3.10 shows these tenure preferences by
income bracket.,

Step 3. For each income bracket, both existing households moving within
Atlantic County and newly formed and arriving households were
projected for each period. The proportion of existing area

i households moving within Atlantic County'has been estimated at

20 percent for 1982-1985 and at 25 percent for 1985-1990.

Multiplying these percentages by the total number of households

at the beginning;of each respective period yields the number of

existing households likely to move (i.e., 1982-1985: 74,139

(.20) = 14,828; and 1985-1990: 80,893 (.25) = 20,223). The

number of new households is calculated by the difference in

households in 1982, 1985, and 1990 (i.e., 1982-1985:

80,893-74,139 = 6,754; and 1985-1990: 102,921-80,893 =

, 22,028). Al1 of these figures are shown in the first numerical

L\§‘_¥ column of Figure 3,11.
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Figure 3.10
ATLANTIC COUNTY HOUSING MARKET
TENURE PREFERENCES
(In Percents)

‘ Household Income Brackets
Household Type $12,499 $12,500- $17,500- $25,000- $35,000- $50,000
and Tenure: or Less 17,499 24,999 34,999 49,999 or More

Existing HH's
Likely to Move:

Prefer Rent 72.00 55.00 28.00  20.00 15.00 10.00
Prefer Own 28.00 45.00 72.00 S0.00 85.00 90.00
New Additfona]
HH's
Prefer Rent 72.00 64.00 37.00 40.00 35.00 30.00
Prefer Own 28.00 36.00 63.00 60.00 65.00 76.00

SOURCES: Cas1no Hotel and Public Employees Housing Needs Survey - 1982;
American City Corporation

Step 4. The final step is to allocate the demand projections calculated
in Step 3 by the income distribution projects calculated in

Step 1 and by the preferences for owning or renting ca]cuiated
in Step 2 (Figure 3.11).

~ The categories of household income seen in Figure 3.11 have been con-

verted in Figure 3.12 to rental and housing price ranges by use of the
following factors. First, 28 percent has been taken as the average
proportion of household income typically allocated to the basic housing
cost (rent or total principal, interest, taxes and insurance payment).
For rental units, this figure was then simply divided by 12 to arrive at
a corresponding rent level. For purchase un1ts, the total hou51ng
payment was factored by an annual constant of 13 percent, ref]ect1ng
currently prevailing financing terms (12 percent) and then again by a
factor of 85 percent, reflecting typical down payments of approximately
15 percent of a unit's sales value. In Figure 3,13, demand is totalled
for existing/moving and new households, first for rental units and then
for owner units by market segment.
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Figure 3.11
ATLANTIC COUNTY HOUSING MARKET
DISTRIBUTION OF DEMAND
BY TENURE AND INCOME

§ | Household Income Brackets
! Household Type Number $12 499 §12,500-$17,500-%25,000-%35,000-350,000- ﬁ
and Tenure: of HH's or Less 17,499 24,999 34,999 49 999 or More ?“

1982-1985 Market il
Existing HH's gl
Likely to Move 14,828 4,003 1,928 2,372 2,625 2,269 1,631

Prefer Rent 2,882 1,060 664 525 340 163

Prefer Own 1,121 868 1,708 2,100 1,928 1,468
: New Additional |
| HH's 1982-1985 6,754 1,824 878 1,081 1,195 1,033 743
|

Prefer Rent 1,313 562 400 478 362 223

Prefer Own 511 316 681 717 671 520

e e = = = = = - 0 - - = = e e = -

1985-1990 Market
| Existing HH's
i Likely to Move 20,223 5,056 2,609 3,236 3,600 3,255 2,467

Prefer Rent 3,640 1,435 906 720 488 247
Prefer Own 1,416 1,174 2,330 2,880 2,767 2,220

: New Additional '
! HH's 1985-1990 22,028 5,507 2,842 3,524 3,921 3,546 2,687

Prefer Rent 3,965 1,819 1,304 1,568 1,241 806
Prefer Own , 1,542 1,023 2,220 2,353 2,305 1,881

SOURCES: Casino-Hotel and Public Employees Hou51ng Needs Survey - 1982;
American City Corporation
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Figure 3.12
HOUSEHOLD INCOME AND HOUSING VALUE CATEGORIES

? Household Income Brackets !
Tenure $12,499 $12,500- $17,500- $25,000- $35,000- $50,000 |

Type or Less 17,499 24,999 34,999 49,999 _or More bl

Rent $209  $300-  $400-  $600-  $800-  $1,200 i

or Less 399 599 799 1,199 or More I

Own '$26,999 $27,500- $38,000- $55,000- $77,000- $110,000 f

or Less 37,999 54,999 76,999 109,999 or More M

Market Lower Upper ~ Lower Upper ' | | [
Segment BeTow Market Low Moderate High I
Price Price Price ' i
% |
! Figure 3.13
‘ TOTAL ATLANTIC COUNTY DEMAND
i BY
‘ © MARKET SEGMENT
Below Market ~ Low Moderate Price High Sub-
Lower - Upper  Price ~Lower Upper Price _Total Total
1982-1985
| Rent 4,195 1,622 1,064 1,003 702 386 8,973
| Own 1,632 1,184 2,389 2,817 2,600 1,988 12,60
| E '
| 21,582
1985-1990
Rent 7,605 3,253 2,210 2,288 1,729 1,053 18,138
Own 2,958 2,197 4,550 5,232 5,074 4,102 24,113
42,251
Grand Totals 16,390 8,256 10,213 11,340 10,105 7,529 ’ 63,833

SOURCE: American City Corporation;
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THE INLET COMMUNITY'S DEMAND
Allocation/Capture Rates

The next step of the analysis is 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 captufe rate, and different
rates apply for each market segment. |

Providing below-market rate housing is not a factor of market supply and
demand per se, but rather is a policy commitment to be adopted as part
of the development program. The "market" for lower income housfng in
the Inlet is being regarded as the portion of area residents who would
prefer to have moved in any event. A special purpose survey of Inlet
residents conducted in 1982 by the Atlantic City Planning Department was
used to estimate this number at approximately 260 from 1983 to 1985, and
481 from 1985 to 1990. These numbers are equivalent to three percent of
the total county-wide market demand in this market segment. Figure 3.14
adopts an allocation rate of three percent for the below market housing
segment, 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.

The following factors were considered for capture rates of the market
rate housing--those units not requiring a direct public subsidy:

(] Employee Preferences --

- The 1982 employee survey indicated that of the respondents
interested in moving, one third of all casino employees, and
over half of the public sector employees would consider living
in Atlantic City. '

- Another finding is that 40 percent of casino employee respond-
ents cited proximity to work as the most important factor in
selecting an area. This proportion was as high as 68 percent
for those indicating a willingness to live in Atlantic City.

A
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and
® Quality Development --

- The development program itself is a factor, The Atlantic
' County 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. r

As one of the most comprehensive projects operating a community-wide
scale, the Inlet Community could reasonably satisfy housing preferences
and capture a major portion of the Atlantic City market. Accordingly,
the strongest potential for the Inlet Community will be in the low- and
moderate-price categories, with significant demand also available in the
high category. Capture rates have been estimated between 5 and 12
percent with the low- and moderate-price segments, having higher rates
(8-10 percent) than the upper segment (5 percent). Once the Inlet
establishes itself, capture rates will run in all categories. Figure
3.14 shows thé Inlet Community‘s share of Atlantic County demand.

L
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Figure 3,14
THE INLET COMMUNITY SHARE OF
| ATLANTIC COUNTY DEMAND
‘ Below Market Low Moderate Price High  Sub-  Total
Lower  Upper Price Lower  Upper Price = Total
1982-1985
Rent 4,195 1,622 1,064 1,003 702 386 8,973
Capture % 3 3 10 8 8 5 4.9
126 49 106 80 56 19 437
Own 1,632 1,184 2,389 2,817 2,600 1,988 12,609
Capture % 3 3 10 8 8 5 6.8
49 36 239 225 208 99 . 856
1985-1990
Rent 7,605 3,253 2,210 2,288 1,729 1,053 18,138
Capture % 3 3 12 10 10 8 5.9
228 98 265 229 173 8¢ 1,077
Own 2,958 2,197 4,550 5,232 5,074 4,102 24,113
Capture % 3 3 12 10 10 8 8.5
89 66 546 523 507 328 2,059
‘ 3,136
Grand Totals 492 249 1,156 1,057 940 530 1,779
SOURCE: American City Corporation

Second-Home and Investment Demand

Another potential market for condominium units priced over $130,000 in
the Inlet Community of Atlantic City is the investor, second-home,

; retirement-home buyers who live outside At]antic‘County. Tanneh Towers,
for example, has had 50 percent of its sales to investor owners, while
Coquille Beach has had close to 90 percent of its sales to investors.
Foreign buyers are reportedly very active in the purchase of units in

the Ocean Club project.

The demand from this market segment will depend on the design and
marketing of the project itself, rather than a potential capture rate of

the overall demand from the primary market area. Based on experience in
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comparable projects and the potential appeal of a new project as part of
a comprehensively redeveloped Inlet Community, at least 75 percent of
the demand for higher-priced condominium units could come from inves-

tors, second home buyers or retirees.

Total Demand for the Inlet

Many of the proposed developments reviewed earlier in this report will
be drawing on the market support identified in Figure 3.13 for 1982 to
1985. Projects which are now in the planning stage are not likely to
come on the market until 1985. Thus, market support for a new redevel-
opment initiative in the Inlet Community is expected to come from hous-
ing decisions made from 1985 to 1990. A total of 2,655 new market-rate
housing units could be supported by the demand génerated within Atlantic
County and an additional 984 (328 x 3) 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.

In sum, residential redevelopment in Atlantic City's Inlet Community can
draw upon support for up to 4,120 units. These would be distributed as
follows: '
- Figure 3.15
INLET COMMUNITY TOTAL DEMAN
(1985-1990) B
Market Segment Renters __Qwners Total
Below-Market , 326 155 481
Market-Rate .
Low Price 265 546 811
Moderate Price 402 1,030 1,432
High Price ‘ 84 1,312 1,396
‘ 751 - 2,888 3,639
TOTAL : 1,077 3,043 4,120
SOURCE: American City Corporation.
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INLET CONVENIENCE RETAIL DEMAND

Another indispensable element in the marketing of new housing units in
the Inlet will be the availability of nearby convenience shopping oppor-
tunities for residents of the area. Although there are a limited number
of small, individually owned and operated grocery stores scattered
throughout the area, there is no modern, attractive,'concentrated neigh-
borhobd fetai] center in the Inlet Community. Therefore, a summary-
level market ana]ysis was undertaken to determine whether sufficient
demand would exist to justify development of new convenience retailing
as part of the development brogram to service the Inlet and other nearby
neighborhoods. |

Market Characteristics

The market area for this retail study includes all the neighborhoods
within one mile of the Inlet -- a reasonable distance to travel for con-
venience goods. The market area has an estimated population of 13,100
in 1982, consisting of approximately 4,676 households, with an average
household income of $14,940. Together these households have a total
disposable income of $58.4 million.* Assuming that approximately 19.6
percent of disposable income is expended on convenience goods and ser-
vices, a total of $11.4 million is available for convenience expendi-
tures from the existing market area population.**

The residential market'study indicates that a total of 3,639 new market
rate housing units could be developed between 1985 and 1990 in the Inlet
Community.*** Based on the distribution of incomes determined as part

% Disposable income equals 83.6 percent of total income.

**  SOURCES: Urban Decision Systems, Inc.; American City Corporation.

*** Below market-rate households moving within the area are already
recognized in the estimate of existing resident incomes.
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of the earlier analyses, households moving into the Inlet from the local
market area will have a combined disposable income of $93.8 million. An
additional $13.8 million of disposable income can be available from out-
of-area households (purchasers of units for investment or occasional
use), assuming that 20 percent of their average income will be available
for expenditures in the Atlantic City area. This results in a total
aggregate income from new households of $107.6 million, of which $21.1
million would be available for convenience retail expenditures in the
InTet Community.

Capture Rate

There is no significant competitive neighborhood shopping area offering
a variety of convenience goods and services serving the Inlet Community.
The only supermarket in the City is an old, small (10,000 square feet)
Shop N Save, located on Absecon Boulevard at South Carolina Avenue.
Given this lack of significant competitive retail development, it is not
unreasonable to assume high capture rates of both the existing and pro-
jected future populations in the area. A new convenience retail center
in the Inlet, then could capture 45 percent of the convenience expendi-
tures of market area residents.

Retail Demand

The proposed neighborhood retail center would capture approximately
$5.13 million in sales from existing residents and $9.5 million from new
residents of the trade area, totalling $14.63 million in annual sales
(in constant 1982 dollars). Given a desirable sa1es per square foot
productivity for convenience retail stores in a community center of $180
per square foot, a total of 81,200 square feet of convenience goods and
services would be supportable by 1990. This community center should
include a mix of goods and services including stores such as: a full-
line supermarket, convenience food store, specialty food stores (fresh
fish, butcher, bakery, etc.), prepared foods (a delicatessen, ice cream
or pizza parlor, etc.), a pharmacy, hardware store, and services such as
a dry cleaners, beauty parlor, and bank.
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THE DEVELOPMENT SETTING
Part Of An Island

The 309-acre Inlet Community is located at the east end of Absecon
Island, surrounded on three sides by water, making it the area in
Atlantic City with the most waterfront real estate. On the north, the
community is bounded by Clam Creek and a series of finger-like coves--
Delta Basin, Snug Harbor and Gardner's Basin--and on the south by the
Atlantic Ocean. On the east, it is bounded by Absecon Inlet, where the
bay meets the Ocean and the source of the area's name. Maryland Avenue,
Absecon Boulevard, Melrose Avenue and Connecticut Avenue comprise the
community's western boundary (Figure 4.1).

Four neighborhoods have been identified in the Inlet Community
redevelopment plan (Fiqure 4.2):

& Bungalow Park is located in the northwestern part of the community.
DeTta Basin, Clam Creek, Gardner's Basin, Melrose Avenue, Absecon
Boulevard and North Maryland Avenue are its boundaries.

® Gardner's Basin is situated in the northeast part of the community
and is bounded by Clam Creek, Absecon Inlet, Melrose Avenue and
Gardner's Basin.

e North Inlet Village is at the heart of the Inlet Community. Its
boundaries are Melrose Avenue, Absecon Inlet, Atlantic Avenue, and
North Connecticut Avenue.

® South Inlet Village has Atlantic Avenue, Absecon Inlet, Atlantic
Ocean, and South Connecticut Avenue as its boundaries.

Given that it is situated in a unique part of an island community, the
Inlet Community has many assets to take advantage of but also must over-
come the island's inherent problems. These existing conditions are
described in the sections below, first for the overall Inlet Community
and then for each of the neighborhoods. The Inlet Community, which
represents 12 percent of the buildable land in the City, provides the

____
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best opportunity to assemble the components of a balanced community and
to demonstrate the economic feasibility of reinvestment in Atlantic

City.
Historical Perspective

Early development of Atlantic City centered around the train station,
which is now in the Central Business Distict. The Inlet neighborhood
was forming on the eastern edge of town. The 159-foot Lighthouse, which
was erected in 1854 near the ocean shoreline, served as a landmark not
only for the neighborhood but for mariners 19 miles at sea. By 1877,
parcels were developed mostly north (as far as Madison) and west of the
Lighthouse. As the shoreline shifted and areas were filled, Tand east,
north and south of the Lighthouse were developed (Figure 2.3).

At the turn of the century, the Inlet had numerous summer homes, rooming
houses, popular hotels and restaurants, all set on tranquil streets.

The Inlet Pier, near what is now the site of the former Captain Starn's
restaurant, was known as the place where yachts were moored and from
which seagoing excursions departed and the ferry was taken to Brigantine
Beach. The Boardwalk was extended in 1907 east of Connecticut Avenue to
the Inlet Pier. In general terms, most of the visitor lodging and
activities occurred on blocks adjacent to the water, and the year-round
residents generally lived on the more inland and northern blocks. The
Inlet was an affordable seaside escape and retirement vil]age;

predominately for Philadelphians, and a neighborhood for many Atlantic
City residents.

After World War II, the Inlet, with the rest of Atlantic City; slid into
decline. The more affluent population moved downbeach to Ventnor and
beyond. Absentee landlords became prevalent in the Inlet. The large
summer single-family homes were converted into lower cost, yedr-round
apartments. Some of the housing stock was not maintained and eventually
deteriorated. Arson became a problem. As outlined earlier in Chapter
2, the reasons for the neighborhood's decline were largely attributable
to economic forces outside the Inlet and even Atlantic City.
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Circulation and Access

The Inlet streets follow the Atlantic City pattern: they have been laid
out in a rectangular grid system with the east-west streets running
parallel to the Atlantic Ocean and the north-south streets running
perpendicular to it (Figure 4.3). The major east-west, crosstown
streets of Madison (Baltic), Grammercy (Arctic), Atlantic and Pacific

extend into the Inlet Community and all terminate at Maine Avenue or the
Absecon Inlet. The traffic volumes on these streets, especially east of

Maryland Avenue and in the Inlet, are only a fraction of the volumes on

these streets in the busier more western sections of the City. These
streets have 70- to 100-foot rights-of-way. Madison (west) and
Grammercy (east) are a one-way street pairing.

Maine Avenue is a major north-south street running along the Absecon
Inlet from Atlantic Avenue to Caspian Avenue and has a 100-foot right-
of-way. The other north-south major streets of New Hampshire, Vermont,
Rhode Island, Massachusetts and Connecticut have 50-foot rights-of-way,
and with the exception of Rhode Island and Vermont, they all run from
the ocean to Clam Creek. (Rhode Island Avenue has been vacated between
Melrose and Madison for a recreation/school complex. Vermont stops just
south of Maritime Park.) Only Massachusetts (north) and Connecticut
(south) are a major one-way street pairing. New Hampshire provides the
only access to Mafitime Park through the Gardnef's Basin neighborhood.
Maryland Avenue and Absecon Boulevard are important because they
directly connect to Brigantine Boulevard (N.J. 87/38) and the White
Horse Pike (U.S. 30). A1l other streets are local streets and
neighborhood collectors, having rights-of-way of 40 to 60 feet.

Even in Inlet blocks with garages and off-street parking, most parking
in the Inlet Community occurs along the street. Some off-street parking

occurs 1in vacant Tlots or along abandoned rights-of-way like Bader
Avenue.

The Atlantic City Transportation Company which operates local bus
service in Atlantic City and to neighboring communities both on and

i -
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of f Absecon Island, has its terminal in the Inlet Community at Caspian
and Maine Avenues. A1l bus routes begin and end at this terminal
(Figure 4.3). Passenger, step-van Jitneys operate in Atlantic City
twenty-four hours a day, every day of the year. The Jitneys are
individually-owned and operated in accordance with an agreement between
the City and the Jitneyman's Association of Atlantic City. The
association has its terminal in the Inlet Community at New Hampshire and
Pacific Avenues.

Besides sidewalks, the major pedestrian access to downtown Atlantic City
is via the Boardwa]k which starts at Caspian Avenue and runs along the
Absecon Inlet and the ocean. The Boardwalk between Caspian and Melrose
Avenues (over 1,100 feet) is currently closed because of unsafe
structural conditions. The remainder of the Boardwalk is in féir to
good condition and its width varies from 20 feet at Melrose Avenue to 60
feet at South Connecticut Avenue. Depending upon where one enters the
Boardwalk, it takes from 20 to 30 minutes to walk to Convention Hall at

the center of town. The trip would take less than 10 minutes by jitney
or taxi.

Existing Land Use

The predominant land use is residential, and at 157 acres, it accounts
for 51 percent of the land in the Inlet Community (Figure 4.4).

ATthough multi-family units are scattered throughout the neighborhoods,
single-family attached and detached units are moke prevalent in the
Bungalow Park and Gardner's Basin neighborhoods. Mdlti—fami]y dwellings
tend to be clustered in-blocks near or fronting the Inlet and Ocean.
Clusters of multi-family units also exist along Atlantic Avenue.
Generally, there are more multi-family dwellings in North and South
Inlet Villages than in Bungalow Park and Gardner's Basin.

Street rights-of-way are the next largest land Use, covering over 84

acres or 27 percent of the Inlet's land. Thé streets form blocks that
vary from 0.2 to over 4.0 acres in size.
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Figure 4.4%
INLET COMMUNITY
EXISTING LAND USE SUMMARY

(in acres)
Inst./ Rights of

Res. Comm. Rec. Way Total
Bungalow Park 32.63 11.69 0.54 20.51 65.37
Gardner's Basin¥* 28.03  10.67  12.29  19.04  70.03
North Inlet Village 46.19 3.58 10.28 = 24.13 84.18
South Inlet Village 50.51 29.24 14.62 20.71 89.14
Total 157.36 29.24 37.73 84.39 308.72
Percent 50.97% 9.47% 12.22%  27.34% 100.00%

*For block-by-block statistics, see Appendix 4.1.

**Includes the area bordering Gardner s Basin for the Uptown Center
proposed activities.

The largest concentration of commercial use (about 4.5 acres) is found
along Atlantic Avenue between Connecticut and Rhode Island Avenués,
connecting the Inlet Community with the Central Business District. Most
of the retail Uses are small and neighborhood-oriented, such as gas
stations, dry cleaners, liquor stores, groceries and food carry-outs.
Offices also occur along Atlantic Avenue and include such tenants as
realtors and The Latin Organization of Atlantic City (LOAC). = A few
small neighborhood corner groceries, convenience stores bars and
restaurants are scattered throughout all the ne1ghborhoods Also
scattered throughout the Inlet are warehouses and storage yards.
Maritime uses such as boating slips, renta]s, sales and repa1rs as well
as fishing and c]amm1ng docks with unloading facilities rim the
shoreline of Gardner's Bas1n, Clam Creek, and Snug Harbor and at points
in Delta Basin and the Absecon Inlet. Visitor commercial uses are
Tocated along the Absecon Inlet and include the vacant Starn's and
Hackney's restaurants. Total commercial uses représent 9.5 percent of
the Inlet's land or 29 acres.
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Recreational and open space uses are concentrated at a few locations.
The most noted is the 6.89-acre Uptown School Complex located between
Melrose and Madison Avenues at Rhode Island Avenue. Other major uses
include Maritime Park (9.34 acres), Lighthouse Park (2.03 acres) and
Altman Field (2.14 acres). The Boardwalk and the Atlantic Ocean beach
cover 8.67 acres. Churches, nursing homes, schools and other institu-
tional and community uses are located mostly in the North and South
Inlet Villages. These recreational and institutional uses represent
12.2 percent of the land in the Inlet Community or 37.73 acres. More
information about these uses will be given 'in the next section on
Community Facilities.

Along the Inlet Community's western boundary land use patterns in
adjacent blocks are similar. The only notable exception is the 56-acre,
mostly vacant urban renewal tract which runs along South Connecticut
Avenue from Atlantic Avenue to the Boardwalk. Although the 75-un1t
Beachgate housing project and the Holy Spirit Catholic Church are
located within the urban renewal tract, the use of the remainder of the

“tract is unsettled. The site had been designated ofigina]]y for housing

and some commercial uses along the Boardwalk, but more recently a
convention center and casino and non-casino hotels have been proposed
for the site. ' '

Community Facilities
The Uptown Complex:

If there is a heart to the area known as the Inlet Community, it is
presently embodied in the Uptown Complex. The Complex is located on a
7-acre site bounded by Melrose Avenue, Vermont Avenue, Madisoh Avenue
and Massachusetts Avenue (Figure 4.5). It is owned and operated by the
Atlantic City Board of Education as a true community school/neighborhood
facility. The two-story, 55,000-square-foot building which was built in
1977, is equipped to service everyone in the commun1ty from the

pre- school child to the senior citizen.

)
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The Uptown School, run by the Board of Education, is an open concept
school, housing grades K-6. During the 1982-1983 school year there were
533 students enrolled in the school which has a functional capacity of
595 students. Enrollment is down slightly from 1978-1979 when there
were 563 students attending the school. Students from other schools are
transported to Uptown to take advantage of the up-to-date
facilities--gyms, shops, indoor pool and library. The Uptown Complex
and the Westside Complex (built on the same concept) are hailed as
"...setting the educational pace with much of what they are doing
rubbing off on the other schools. The hope of education in Atlantic
City presently lies in the concept embodied in these schools."*

The community at large utilizes the Uptown Center extensively. The
building is avai1ab1evfor community meetings, social events and
recreational attivities. Atlantic Human Resources, Inc. offers a
variety of social and health services from a 5,000-square-foot service
suite. The Board of Education runs consumer education classes and
senior citizen activities, and the State Division of Youth and Family
Services runs a pre-kindergarten program for 3 and 4 year olds.

Due to the Board of Education's decision to consolidate the grade
distribution of the schools throughout the system from K-6, 7-8, 9-12,
to K-8, 9-12, the Uptown Complex is scheduled for a 29,000-square-foot
expansion within the next two years. A new 12,000-square-foot open-

'space instructional area will raise the enrolliment capacity from 595 to

850 students. There will be additional educational facilities such as a
science room and special education area; a kitchen will be added; and
certain special facilities such as a ballet studio and Naut1]QS
equipment room will be included as well.

* Falzetta Associates, Atlantic City Public Schools - Educational
Facilities - Master PTan Study, June 1979, p. 6.6.

i

AMERICAN CITY CORPORATION

Subg;
SSidiary of The Rouse Company - 67 -




Other Neighborhood Schools:

The Massachusetts Avenue Elementary School is located on a I-acre site

at the corner of Massachusetts and Atlantic Avenues. This four?]evel,

50,000-square-foot building was constructed in 1914. It has a maximum

functional capacity of 733 students; 370 were enrolled there during the
1982-1983 year.

The building is considered "...aged and functionally inadequate to
provide a quality [educational] program."* It would require a major
investment to improve its structural and mechanica] systems and a
complete reconfiguration and expansion to meet modern 1nstruc£iona1
standards. At this writing, the Massachusetts Avenue School is
scheduTed to be closed upon the completion of the expansion of the
Uptown Complex.

The New Jersey Avenue Elementary School is located on a l-acre site at
the corner of New Jersey Avenue and Grammercy Place, immediately
adjacent to the western boundary of the Inlet Community study area. It
is a three-level structure of approximately 45,000 square feet (37,235
square feet of functional space), built in 1925. It has a maximum
functional capacity of 756 students; 528 were enrolled in 1982-1983.
Although numerous problems regarding the site, structure, systems and
instructional facilities were reported in the 1979 EducationaT
Facilities Master Plan, the New Jersey Avenue Schoo1 is scheduled to
remain open and be renovated to provide specialized instructional
facilities and a kindergarten. The conversion of classrooms to
specialized space will reduce the functional capacity of the school as a
K-8 facility to 631 students.

* Falzetta Associates, Report on the School Improvement Study for the
Public Schools of Atlantic City, New Jersey,'December, 1982, p.36.
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Recreational Facilities:

There are both indoor and outdoor recreational facilities at the Uptown
Complex. A 9,450-square-foot gymnasium and 4,800-square-foot pool

area are open to the public from 4:00-10:00 p.m. all year. The City
Department of Recreation runs basketball leagues, swimming, roller
skating, family nights and men's and women's conditioning progkams. The
Uptown Park, constructed in 1981 with funding from the Greenacres
Program is 4.18 acres in size and is developed with two basketball
courts, two tennis courts, a baseball field (with cut-out diamond and

backstop), a quarter-mile running track and a children's play area.

The Police Athletic League (PAL), headquartered in the old Melrose
Avenue Firehouse at the corner of Melrose and Rhode Island Avenues,
offers the only other year-round, indoor/outdoor recreation program in
the Inlet Community. With two paid employees, 10 CETA workers and other
volunteers, PAL runs basketball and quiet games on the first floor and
has a boxing ring and training equipment, including a Universal weight
system, on the second floor. PAL also runs Little League Baseball,
track, wrestling, trips and a summer lunch program (provided through the
City). Approximately 500 members from around the City utilize the
facilities in the old firehouse from 11:00 a.m,'to 9:00 p.m. in the
summer and from 2:30 p.m. to 9:00 p.m. the remainder of the year.

The City owns and staffs (in the summer) two active parks in the Inlet
Community. Altman Field at the Boardwalk between Pacific, New Hampshire
and Euclid Avenues is a’neighborhOOd playground on 2.14 acres. It
includes 2 basketball courts, a children's play area and open space.
The Department of Recreation stations 5 counselors and 1 aide there for
eight weeks each summer. The second city-owned park in the Inlet is a
0.16-acre neighborhood playground in Bungalow Park, located at Wabash
and New Jersey Avenues. It contains one basketball court, a shelter,
swings and children's play area and is lighted for night use. The City
has 3 counselors and 2 aides there each summer. Additional locations
where active recreational pursuifs might be enjoyed are limited to the
paved school yards, each one-third acre in size with no equipment, at

L ,
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Massachusetts Avenue and New Jersey Avenue schools and a 0.44-acre
playground in very poor condition at the Holy Spirit Church at Oriental
and Connecticut Avenues, which is just outside the study area.

Passive recreational pursuits can enjoyed at the 2.04-acre, State-owned
Lighthouse Park at Pacific, Vermont and Rhode Island Avenues. This park
is presently being improved by the State, which is repainting the
Lighthouse, and the developer of Lighthouse Plaza apartments, who is
providing new sodding and landscaping. Walking, jogging and sitting can
be enjoyed along the entire length of the Boardwa]k which borders the
InTet Community for 1.2 miles along its southern and eastern edges.
Fishing, boat watching and sitting are enjoyed from an unimproved City
right-of-way at the northern end of New Hampshire Avenue. |

Finally, the Historic Gardner's Basin Maritime Park, located on New
Hampshire Avenue at Parkside Avenue, is a unique park of regibna]
significance which provides both education ahd:enteftainment relating to
the maritime history of Atlantic City. The park is enjoyed by local
residents as well as visitors to the City. Thé'park_includes.a small
Ocean Life Aquarium, a Marine Mammal Artifact Exhibit, the Pilot House,
the Atlantic City Coastal Museum, The Flying Cloud Restaurant, the Basin
Theater and a boat restoration facility as well as an ice cream shop,
gift shop, an amphitheater, outdoor sculptures and five boat exhibits.,
The park Tand is owned by the City and leased to a private, non-profit
entity--the Atlantic City Historical Waterfront Foundation--for $1.00
per year. '

Public Housing:

There are two public housing projects within the Inlet Community for
eligible senior citizens. The Inlet Tower, located along New Hampshire
Avenue between Melrose and Madison, contains 156 units on 14vf1oors. It
opened in 1971, constructed for $5.7 million under the Section 236
program of the U.S. Department of Housing and Urban Development.
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Jeffries Tower, located in the same block as Inlet Tower but facing onto
Vermont Avenue, contaihs 300 units on 17 floors, and it opened for
occupancy in late 1982. The Atlantic City Housing Authority and Urban
Redevelopment Agency provided $17 million in construction financing to
the builder/developer.

The Housing Authority provides various support services to residents of
the two buildings through its Social Services Program. A Senior Citizen
Outreach Program provides in-home visits and assistance with paperwork,
applications and Social Security problems and makes referrals.
Housekeeping and meal preparation assistance is available in'both
buildings. A meal program offering dinners to all Housing Authority
residents for $2.75 serves an average of 50 people per evening
(utilization is limited by a lack of transportation). Transportation to
the Shop-Rite in Ventnor Heights (5 days a week) and the Shore Mall
(twice a monfh) is provided on a reservation basis. Finally, the
Housing Authority leases space in Jeffries Tower to Caring, Inc., a
private, non-profit provider of medical day care for the elderly and
disabled. A variety of health services, physical activities and social
programs are offered. Thirty clients from around the County, including
about a dozen from the Inlet Community, utilize the services of Caring,
Inc.

Library Services:

One of the two branch locations of the Atlantic City Free Library has
been located in the New Jersey Avenue School. It contains 5,000
volumes out of the total 76,851 owned by the library system. kThe
following number of book loans were made from the New Jersey Avenue
Branch over the last few years:
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Figure 4.6
INLET COMMUNITY
NEW JERSEY AVENUE BRANCH LIBRARY
BOOK CIRCULATION

Total Adult Books Juvenile Books Magazine
1980 23,927 4,071 19,856 N/A
1981 16,058 2,580 13,478 : - N/A
1982 6,322 1,423 4,899 N/A
1983 - |
(to 6/30) 2,625 587 1,659 379

Due to budget cuts,'1ibrary hours were reduced during 1981 at New dersey
Avenue from 8 hours per day, 5 days per week to 8 hours per day, 2 days
per week. In August 1983, the Library Board closed this branéﬁ. A new
central public library is being constructed at Atlantic and Tennessee

Avenues. The New Jersey Avenue facility became a school 11brary and
media center.

Religious Facilities:

There are a total of eight religious institutions Tlocated in the Inlet
Community, seven churches of various Christian denominations and one
synagogue. They are listed with their location below:

® Beth Jacob Amunat Israel Synagogue
506 Pacific Avenue

® Glorious United Pentecostal Church
302 North Connecticut Avenue

¢ Grace Assembly of God Church
201 Atlantic Avenue

e Holy Spirit Roman Catholic Church
626 Oriental Avenue

e Price Memorial A.M.E. Zion Church
525 At]antic Avenue

e Shiloh Temple Pentecostal Assembly
505 Madison Avenue
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e Westminister Evangelistic Church
Vermont and Madison Avenues

e Hamilton Memorial Methodist Church
611 Grammercy Place

Existing Housing Stock*

A compilation of block-by-block data from the 1980 Census indicated

a total of 2,581 year-round housing units existed in the Inlet
Community, of which 2,091 were occupied. The 88 percent occupancy rate
for housing units in the Inlet was slightly higher than the 78 percent
rate reported for the City as a whole. Of the 2,091 occupied units in
the Inlet, 32.8 percent were owner-occupied, and 67.2 percent were
renter-occupied. These percentages compare with city-wide rates of 30.6
percent owner-occupied and 69.4 percent renter-occupied.

The only significantly sized, easi]y_identifiab]é addition to the
Inlet's housing inventory since 1980 has been the construction and
occupancy of Jeffries Tower, a 300-unit senior citizen housing project.
However, there has been an incremental reduction in the number of
housing units in the Inlet since 1980 as the resu]t of arson and
demolitions. An updated estimate of the housing stock in the Inlet was
prepared for this report‘based upon the results of a field sUrvey in
March 1983 and confirmed by a review of the photographic survey of all
‘buildings in the Inlet as well as on-site examihatiohs by American City
Corporation and Casino Control Commission staff members.**

The American City Corporation estimates that in 1983 there are a total
of 2,484 residential units in the Inlet Community, of which 2,174 (87.5

* These figures are calculated for the area within which development
planning could be completed at this time and exclude all areas in the
South Inlet Village West of Rhode Island Avenue and south of Pacific
Avenue and west of South New Hampshire Avenue and south of Oriental
Avenye (see Chapter 5).

**For a more complete discussion of these estimates, see Appendix 4.2.
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percent) are occupied.* Assuming the same percentage distribution
between owners and renters as reported in the 1980 Census, there are
presently 629 owner-occupied and 1,545 renter-occupied residential units
in the Inlet Community.
Figure 4.7 presents a comparison of the 1980 Census data and the 1983
ACC estimate. Note that excluding Jeffries Tower just under 400 year-
round units have been lost to fire/demolition in the last three years,
and The Inlet Community lost units in all categories.
Figure 4.7
INLET COMMUNITY HOUSING STOCK CHARACTERISTICS
1980-1983 ' ‘
Change Change
with without
1980 1983 Jeffries Jeffries
Census Estimate Tower Tower
Total Year-Round Housing Units 2,581 2,484 - 97 -397
Total Occupied Housing Units 2,091 2,174 + 83 =217
Owner Occupied 686 629 - 57 - 57
Renter Occupied | 1,405 1,545 +140 -160
SOURCES: U.S. Bureau of the Census; American City Corporation
Demographic Characteristics**
The 1980 Census reported a total of 5,583 persons 1living in the 2,091
households in the Inlet Community (Appendix 4.2B). This indicates an
* For a more complete discussion of these estimates, see Appendix 4.2.
** These figures are calculated for the area within which development
planning could be completed at this time and exclude all areas in the
South Inlet Village west of Rhode Island Avenue and south of Pacific
Avenue and west of South New Hampshire Avenue and south of Oriental
Avenue (see Chapter 5). ' ’
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average household size of 2.67 persons per household, compared with a
City-wide average of 2.32 persons per households.

The 1983 ACC population estimate based upon the previously updated
estimate of occupied housing units is 5,385 (Appendix 4.2A)*. Based on
the most recently released population estimate for Atlantic City of
38,277,** the Inlet contains approximately 14 percent of the City's
population. The size of households residing in the Inlet in 1983 is
still slightly larger than average for Atlantic City. Inlet househo]ds

“have an average of 2.48 persons, while the 1980 Census reported a

city-wide average of 2.32 persons per household.

The'age distribution of the population residing in the Inlet compared

with the age distrjbution of the City as a whole is shown in ngure 4.8.

The population residing in the Inlet is significantly younger than the
remainder of the City.

Figure 4.8
COMPARISON OF AGE DISTRIBUTION
INLET COMMUNITY AND ATLANTIC CITY

1980

Inlet Atlantic
Community City

Under 5 7.5%  6.3%
5-17 ' 23.5% ‘ 17.8%
18-64 50.4% 52.4%
65 and Over 18.6% ‘ 23.5%
100.0% ) 100.0%

SOURCE: U.S. Bureau of the Census, 1980; American City Corporatidn.

* This estimate is supported by a report from the Atlantic County Board
of Elections that there were 3,484 registered voters in the Inlet
Community (Atlantic City First Ward - 2,880; plus second Ward,
District 3 - 604) as of May 9, 1983. As of May 9, 1983, there were
25,111 registered voters in Atlantic City out of a population of
38,277 (latest estimate by New Jersey Department of Labor). If the
same 65.6 percent of the population of the Inlet were registered
voters, the population of the Inlet would be 5,311.

**New Jersey Department of Labor, as of July 1, 1981.
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Building Conditions

Based on a photo survey of building exteriors, almost two-thirdé of the
1,776 structures in the Inlet Community are in good or excellent
condition (Figure 4.9). The American City Corporation made this
preliminary evaluation based on the following categories:

® Excellent -- no improvements, only routine maintenance is needed.

® Good -- minor repairs of exterior components such as porches,
stairs, masonry repointing and repainting as well as possible
interior modernization are needed.

s Fair -- major repairs of the above elements to include structural
repairs/changes and/or replacement of a mechanical system are
needed.

¢ Poor -- the building is basically structurally sound, but due to
neglect or abandonment, most, if not all, walls and mechanical
systems should be replaced.

e Dilapidated -- demolition is required because the structure
7s unsound and/or its reuse for housing is incompatible or
uneconomical.

Almost two-thirds of the good and excellent buildings are in Bungalow
Park and Gardner's Basin, and a similar proportion of the fair and poor
buildings are found in the North and South Inlet Villages.

L

.
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Figure 4.9*% : .
INLET COMMUNITY il
EXISTING BUILDING CONDITION SUMMARY ' 1

Total §

Excellent Good Fair Poor Di]apidated Structures ﬂ

" Bungalow Park 366 121 22 2 12 523 W

Gardner's Basin 74 173 70 85 9 411 '

North Inlet Village 61 203 ® 12 10 478 J’;

South Inlet Village 3 2 1 8 3 34

Total 524 64 27 X7 1,776

| Percent 2506 B 1672 1674 L% 100.00¢ I
* For b]ock;by—b1ock statistics, see Appendix 4.3. %

**Includes buildings in the area bordering Gardner's Basin for the Uptown
Center proposed activities.

In addition to several residential and commercial structures with dis- il
tinctive architectural interest, the following buildings have signifi-

cant architectural interest: i

® Absecon Lighthouse, standing 167 feet high at Rhode Island and |
Pacific Avenues, is listed as a national landmark on the National d
Reg1ster of Historic Places, is the oldest structure on the island \
(built in 1856), was in operation until 1933, and is open to the |
public as a small museum.

® Neptune Hose Company (Truck Company 1, Engine Company 7), an il
operating firehouse at 519 Atlantic Avenue was built in 1896 in a i
Victorian Italianate style and altered in 1913 i

® Price Memorial A.M.E. Zion Church is a Neo-Gothic stone structure, !
located at 525 At]ant1c Avenue and built in 1906. |

® Massachusetts Avenue School, located on Atlantic Avenue at é
Massachusetts, dates from 1914 The four-story brick, Beaux Arts I
building is still current]y used as an elementary schoo] but is ;
scheduled for closing in 1984. :

® Melrose Avenue Fire Station is a Romanesque/Classical Revival :
masonry building at Melrose and Rhode Island Avenues. Constructed {
in 1926, it is currently used as an athletic facility operated by
the Police Athletic League.
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Although not a building per se, the Boardwalk, described in earlier

sections in this chapter, should also be viewed as a significant
structure and a resource to the Inlet Community and Atlantic City that
should be preserved and even enhanced.

Vacant Land and Ownership

Approximately 87 acres (or 28 percent) of the InTet Community, are
vacant, two-thirds of which are located in the North and South Inlet
Villages (Figure 4.10). Vacant land areas range from 0.1 to 4.0 acres
in size and are typically comprised of a variety of parcels under
different owners. Private landowners control 80 percent of the Inlet's
vacant land. Atlantic City controls most of the remainder through 1land
dedicated to use as community facilities and private property‘acquired
thrbugh tax foreclosures.

Figure 4.10*
INLET COMMUNITY
.BUILDINGS AND VACANT LAND BY GENERAL OWNERSHIP SUMMARY
(in acres) ’
Private Public
, Vacant Land with  Vacant  Land with  Rignts-of-
Neighborhood - _Land Buildings Land  Improvements Way ~_Total
Bungalow Park - 7.46 3.56 230 0.54 20.51 65.37
Gardner's Basin** - 11.36 19.52 7.19 12.92 19.04 70.03
North Inlet Village 18.20 24.18 6.22 11.45 24.13 &.18
South Inlet Village ~ 32.71 . 19.%4 1.28 14.90 20.71 89.14
Total ‘ O 69.75 97.80 16.99 39.81 8.39 308.72
' 167.55 S 14119 ‘

Percent - 22.5% 31.68% 5.50% 12.90% 27.33% 100.00%

54.27% 45.73%
* For block-by-block statistics, see Appendix 4.4,

**Includes land in the area bordering Gardner's Basin for the Uptown Center
proposed activities,
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When streets (27.3 percent) are included, individuals and corporations
still own 54.3 percent of the land in the Inlet Community. There are a

dozen owners that hold 10 properties or more. Usually ownership of
these landholders is concentrated in one of the four neighborhoods but
includes parcels on more than one block. Public lands accounts for 18.4
percent of the total Inlet and is concentrated in Gardner's Basin and
North Inlet Village.

Zoning

The Inlet Community contains seven of the 18 basic zoning districts
which were adopted in Atlantic City's 1979 Zoning Ordinance (Figure
4.11). Over 25 percent of the area is zoned fof casinos (RS-C), which
occurs in two areas--one in Gardner's Basin around Maritime Park and the
Starn's property and the other in the South Inlet Village fronting the
Inlet and the Ocean. Over one-third of the community is zoned for
townhouses which is contained in Bungalow Park and Gardner's Basin. The
remainder of the Inlet is mostly a variety of multi-family zones and one
mixed commercial-residential zone. Below is a brief description of
these districts:
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Figure 4.12* :H
INLET COMMUNITY ‘m
ZONING DISTRICTS ' H
Maximum |
Density Height m
District Land Use/Building Type (in DU/acre) (in feet) :
; R-4 Single Family Attached §
| (Townhouses) . 24.2 35 i
RM-1 Multi-Family Walk-Up 1
' Apartments 22.0 40 #
RM-2 Multi-Family Medium-Rise :
with Parking Deck 45.0 40 %
RM-4 Multi-Family High-Rise I
with Parking Deck 60.0 100 §H
RM-5 Multi-Family High-Rise :
Hotels excluding Casinos N.A. 220 3”
MCR Mixed Commercial Residential N.A. 110 G
RS-C Resort Commercial - N.A. 385
*For acreages by neighborhood for each zoning district, see Appendix W
4.5, ‘ il
j
The 1979 Zoning Ordinance contained a Neighborhood Service Corridor ﬂh
overlay district, which extends from Clam Creek to the Boardwalk between ;Q
Massachusetts and Rhode Island Avenues (Ordinance, pp. 146-148a). The
district is intended to accommodate community facilities and major
components of the social service system, including housing for senior
citizens. The 1979 Zoning Ordinance also contained provisions for
PTanned Unit Developments (PUD). If developers meet the Targer lot and
other requirements, the Planning Board is pekmitted to allow the
developer to follow the more flexible controls of the PUD sections.
In 1981, several overlay districts for high-rise residential, affecting
the Inlet Community, were incorporated into the Atlantic City Zoning
Ordinance. These districts permit all uses allowed in the baseline
district and increase heights to 160 feet in all areas and in certain
areas to 250 (along Atlantic Avenue) and 385 feet (along the Inlet and
in South Inlet Vi]]qge). However, the minimum lots sizes are 20,000-
\MERICAN CITY CORPORATION | 8l -
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30,000 square feet and developers must meet other conditions for

traffic, building scale and orientation and provide sufficient open

space before the overlay controls would apply. As with the PUD

provisions, these high-rise overlay provisions are governed by the h

Planning Board. High-rise overlay districts apply to almost 50 percent |

of the land in the Inlet Community (Appendix 4.6). M
1
|

Property Prices

The price of real property in the Inlet Community increased signifi- ﬁ

cantly after the legalization of casino gambling for Atlantic City in !
1976. Since 1981, land prices have moderated slightly. This trend is :

apparent in Figure 4.13 below, which displays the change in the average

price per square foot of property in selected neighborhoods around the
City. g
i
Figure 4.13 A
AVERAGE PRICE PER SQUARE FOOT OF PROPERTY BY YEAR b
SELECTED NEIGHBORHOODS, 1976-1981 %
Neighborhoods © 1976 1977 1978 1979 1980 1981 p
_ , |
|

South Inlet
Improved Property $4.45 $ 6.45 $10.22 $24.85 $39.15 $29.58
Unimproved Property 2.49% 3.00 5.26  15.95 23.08 16.95

North Inlet/
Gardner's Basin

Improved Property 2.03 2.29 4.49 15.19 11.12 14.19 : |
Unimproved Property 0.47* 0.59 0.62 8.11 11.71 9.90 o

Lower Chelsea

Improved Property 7.62 12.50 18.60 26.30 42.17 38.65
Unimproved Property 2.22*  12.69* 14.64 33.27 97.11* 61.88

Venice Park. ' {

.96

Improved Property 3.12 4.43 4.25 8.4
1 L31*

Unimproved Property 6.83* 0.57 1.37

(el e))
0

* Average based upon less than five (5) sales transactions; therefore,
it is a less reliable figure. :

SOURCE: Atlantic City‘Housing Authority and Urban Redevelopment Agency, ?
' June 1982. ' : ‘
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The price for unimproved property rose over 200 percent in the South
Inlet, and over 1,200 percent in the North Inlet/Gardner's Basin between
1978 and 1979. These increases were the greatest in the entire City,
with lesser increases of 127 percent in Lower Chelsea and 9 percent in
Venice Park, for comparable unimproved property during the same period.
Between 1979 and 1980, property prices in the Inlet neighborhoods
continued to rise but showéd a much slower increase of about 45 percent,
while the increase ih property prices accelerated in the other two
neighborhoods. However, the price of real estate in Atlantic City

showed the first signs of moderation in 1981.

A number of factoré contributed to the initial increase in property
prices. The first casino recorded high profits in its initial two years
of operation after opening in 1978. Early projections were for twenty
to forty casino hotels to be built in the City in a short period of
time. The Atlantic City Zoning Ordinance, adopted by the City

Commission in May 1979, zoned 600 acres of developable land for

Resort-Commercial (Casino) deve1opment. In addition, early projections
of labor force levels and housing needs suggested the probability of a

severe housing shortage.

However, by the end of 1981, when nine casino hotels were in operation,
the realities of the Atlantic City gaming industry began to emerge.

"Not all of the casinos were as profitable as the first cdsino was in its

first few years; some casinos reported losses. -Although nine casinos
were opened in the first four years, there was at that time only one
additional casino project on the horizon for the next three years. The
nine casino hotels had been built on a total of approximatelyFSO acres,
indicating that_thére maybbe'an oversupply df éasino-zoned 1énd in the
City (total of 600 acres). Finally the expected housing shortage failed
to materialize, because more of the available jobs were filled by
ekisting Atlantic County residents than originally expected. These
Atlantic City realities, along with the national economic recession,
have most 1iké1y caused the decrease in the prites of Atlantic City real
estate over the 1ast few years. '

Asypg
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The staff of the Casino Control Commission and the American City
Corporation have reviewed all property transactions recorded in the four
Inlet Community neighborhoods since January 1980. In order to
investigate the impact of the pause in casino development since late
1981 and the effects of the national recession on local real estate
values, the transactions were analyzed in two periods--January 1980 to
December 1981, and January 1982 to June 1983. The results of this
analysis are shown in Figure 4.14,

Figure 4.14
INLET COMMUNITY REAL ESTATE TRANSACTTONS

1980-81 : 1982-June 1983

" Number of Avg. Price Number of = Avg. Price

Transactions Per Sq.Ft.  Transactions Per Sq.Ft.
Bungalow Park 46 $12.47 17 $ 8.79
Gardner's Basin . 84 14,51 9 \ 12.67
North Inlet 72 14.95 18 11.90
South Inlet 97 26.17 35 24.44
Inlet Community 299 $17.03 79 $14.45

During the period since the beginning of 1982, the volume of property
transactions has decreased along with the average price per square foot.
The average number of transactions per month has dropped from 12.46
during 1980 and 1981 to 4.39 since the start of 1982, As the demand for
property in the Inlet has decreased, the average price per square foot
has also decreased by $2.58 or just over 15 percent. The decrease has
been most pronounced in Bunga]ow Park and the North Inlet where there is
no casino-zoned property '

Topography andeoi]s‘

The topography in the study area is generally flat. The land rises
gradually from the Boardwalk to Pacific Avenue and falls just as

~ gradually to Gardner's Basin. The lowest elevation of approximately

5.0 feet above Mean Sea Level (MSL) is at Melrose and Rhode Island

- Avenues. The difference between the lowest and highest elevation is

A ‘ ' ‘
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less than 5.0 feet. Figure 4.15 shows an average elevation for each
block in the Inlet Community based on curb elevations provided by the
Atlantic City Engineer's office.

The Federal Flood Insurance Agency has set the base flood level for the
Inlet Comunity at 10 feet MSL and 12 feet MSL for properties on the
westerly side of Maine Avenue. To obtain flood insurance, then, all new
construction and substantial improvements to structures within the area
must have the lowest floor elevated to or above the base flood level.
Substantial improvements are defined as a repair, reconstruction or
improvement in which the cost to make the upgrade equals or exceeds 50
percent of the market value of the structure. On Absecon Island only a
few areas are above the 100-year flood level and many are subject to
periodic flooding (Figure 4.16). Areas in Gardner's Basin are subject
to flooding 3 to 4 times'pér year particularly at high tides and a full
moon. Developers have overcome the insurance requirement by siting the
first floor above the 100-year flood elevation (10 feet MSL) and then
grading down from the structure to meet adjacent parking areas and
existing streets. Jeffries Tower and the Uptown Complex have been sited
this way. Another method creates a crawl space or parking space beneath

the structure.
Two general soil types can be found in the Inlet community. They are:

CM -- Fill Land, Sandy represents man-made land which was originally
either sand bars or mudflats that have received several féet of
fill. The fill material is usually quite sandy, and this soil type
possesses Tow fertility, Tow organic content and low water-holding

capacity and 1svsubject to wind and water erosion. Vegetation on
this land is sparse and drainage is usually adequate. Engineering
limitations for buildings are generally few.

CMH -- Fil1l Land over Tidal Marsh represents areas that have received
several feet of fill material. Organic content and natural fertility

are low, and drainage is excessive except over shallow fill and wet
soils. This land has slight engineering problems for structures

y
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