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Forervord

Ttrls analysls has been prepared for the asslstance
and guldance of the Federal Houslng Adnrinletratlon
in lts operations. Tire factual lnformatlon, flnd-
ings, and conclusions may be useful also to build-
ers, mortgagces, and others concerned with local
houslng problems and trends. Ttre analyeis does not
purport to make determi.natlons with respect to the
acceptabllity of any partlcular mortgage insurance
proposals that may be under consideratlon in the
subject locality.

the factual framework for this analysis was devel-
oped by the Economic and Market Analysls Dlvlslen as
thoroughly as possible on the basls of information
available on the rras of r .late from both local and
national sources. Of course, estlmates and Judg-
ments made cn the basis of Lnformatlon avallable
on the tras of rr date may be mod lf ied conslderabl.y
by subsequent market clevelopments.

The prospective demand or occupancy potentlals ex-
pressed in the analysls are based upon an evalua-
tion of the factors availabLe on the ras ofr dete.
they cannot be construed as forecasts of buildlng
actlvityl rather, tirey express the prospectlve
houstng production whlch would malntaln a E€€rson-
able balance in demand-supply relatlonships under
condltions analyzed for the tras ofr date.

Deparcment of Housing aod Urban Development
Federal Houslng Adurtnistration

Economlc and Market Analyeie Divlsion
Wastrlngton, D. C.



FHA HOI]SING MARKET ANALYSIS - ATI-ANTIC ClTY, NEI,J JERSEY

AS OF SEPTEI"IBER 1 , t97 0

For:purposesofthisana].ysiS'theAtlanticCityHousingMarketArea

(H"lA) has been clefined to inelude all of Atlantic County and Ocean City

inCapeMayCounty.Thepoputationoftheareawasestimatedtobelsl'000

persons as of SePtember t, L97O'

TheeconomyoftheAtlanticCityar:eacontinuestobebasedprimarily
,rpon resort, convention, and tourist acEivities' Since 1963' nonagricul-

turalvrageandsalaryemploymentinAtlanticCountyhasincreasedbyan
average of at least i,oob workers a year' with about one-half of the in-

crease occurring in trade and servicls. Both the sales and rental vacancy

ratios in the HMA declined moderately between 1960 and 1970 despite the

fact than an average of about LIBZ5 tousing units have been constructed in

the HltA annually since 1960. An increasing proportion of the new units

constructed in recent years have been sold or rentecl for use as seasonal

icc onlmod at i. orl s

.\r-rticiDated Hou s ing

Basedontheeconomic,demographic,and.housingmarket.factorsdiscussed
later in this report, it is esti;atla trrot the annual demand for new' non-

subsidizedlrousingunitsamongpermanentresj.dentsoftheHMAwillaverage
750 unirs a year during the two-;;;. period beginning September. l' 1970' This

estimate is based upon the pro5etted in.rot". in the rrumter of households and

onanticipaiedinventorylossesresultingfromdemolitions.Itisjudged
that ttre needs of the housing market rorrid best be met if 450 units were mar-

keted as single-family housing and 300 units as multifamily housing"

Theestirnateddemandfornewhousingduringthenexttwoyearsissub-
stantiall-rz below the average annual volume of new construction in the HMA

in recent vears. Although the,u*i.. of households in the HMA increased by

anaverageof560ayearbetweenApril1960and.septemberl9T0,anaverage
ofroughllrl,S25newhousingunitswasconstructedannuallyintheHMA
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during the 1960 decade. Eor ttre nrost. part the halance consi sEed of units
w1-rich are occupied seasonall1u, and tl-re demand for seasonal accommodations
is expected to absorb additiorial new housing in the area. The number of
units currently under construction and in planning, plus the units being
added to the l-rousing supply through the rehabilitation of older hot-e1s,
indicates that the number of h,rusing units added to the HMA inventor;'
during the next two years wi I I averaBe vre 1I in exces s o:: 750 annual ly.
Most of the rental units that wilL be: conrpLeted during the two years wilI
be moderate-to high-rent accomnodations jrr multifamily structures. The

supply of these units should be mc'rre thari adequate to meet the needs of
seasonal occupants and higher -income resir.lents who desire rental accomrno-

dations, but will not meet the needs ctf year-round residen[s of the area.
In the sales inventory, over one-half of ti're single-family houses completed
j.n recent years have been priced beloiv $2-0,000; these units have met the
needs of some moderate-incorne f amili{js, and in certain l-ocations have pro:-
vided the basis for an expandi.ng second-home market.

In addition, many area residents earn their liveliirood at compara-
tively low-paying manuf acturing jobs in t',ir te::ti l..e ind rstry and at smal l
retail and service establ.ishurents in Atlaniic City. It is judged that the
qualitative needs of area residents rvould best be met tbrough the continued
production of moderate-priced sales housi',rg (including llectton 1135 sales
housing), the construction of nonsubsidi.zed rental housing at rent levels
close to the minimums shown in table I, ar..1 the continued development of
housing under one or more of the feder:alll',-6ssisted programs discussed below.
The estimated demand for new housing sh,lu.[d not be construed, therefore, as
a fr:recast of total residential, constrrrction activity, but rather as an in-
dication of the demand arising among the rrindigenousrr population.

Occupancv Potential for Subsidized Horrsi no

Federal assistance in financing housing costs for low- and moderate-
income families may be provideci through a number of programs administered
by the FHA: monthly rent supplements in rental projects financed with
market-interest-rate mortgages under Section 22L(d)(3); partial interest
paynent on home mortgages insured under Sectlon 235; partial interest pay-
ment on project mortgages insured under Section 236; and federal assistance
to Iocal housing authorities f or low-rent pr.rblic housing "

The estimated occupancy potentials for subsidized irousing are designed
to determine, for each program, (i) the number of famil:'-es and individuals
r,,ho can be served under these programs and (2) the proportion of these house-
holds that can reasonably be expected to seek new subsidized housing during
the two-year forecast period. Household eligibility for the Section 235 and
Section 236 programs is determined primarily by evidence that household or
faniily income is below established limits, but sufficient to pay the minimum
achievable rent or monthly payment for the specified program. For rent-
supplement accommodations or public low-rent housing, aIl families and in-
dividuals r^rith income below specified income limits are assumed to be eli-
gible. Some farnilies may be alternatively eligible for assistance
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under one or more of these programs or under ofher assistance programs using
federal, state, or local support. The total occupancy potential for federally-
assisted housing in the Atlantic Ci ty Hl.{A approxi;na.tes the sum of the poten-
tials for low-rent public housing and Sectlon'236 housing. As shown in
table Il, the total occupancy potential in the Hltlli is estimated to be 800
units annually. Future approvals under each program should take into account
any intervening approvals under other programs which serve the same families
and individuals.

are
of
and

The annual occupancy potentiats!/ for subsidized housing cliscussed below
based on 197O incomes, the occupancy of srrbstandard housing, estimates

the elderly population, income limits in effect on September 1, L9JO,
on avai lab1e market experience.!/

Sales Housinp Under Section 235" Sales housing can be provided for low-
to moderate-income families under the provisions of Section 235. Based on
exception income limits, under this program it is judged that an average of
about 190 houses could be absorbed in the HMA each year during the two-year
forecast period of this report. As of SeptemberJ-970, approxinrately 55 ner.:
homes in the HMA had been insured under the provisiorrs of Section 135,
mostly in the Egg Harbor City area. In addition to these units, convention-
a1ly-financed new construction priced under $20r0C0 has accommodated a
number of other families also eligible for housing produced under Sections
235 and 236.

The continued development of housing in the HMA within the mortgage
limitations of Section 235 appears to be feasible in several different
locations. The extent to which the Section 235 potential may be satisfied
through additional new construction is dependent upon several factors, in-
cLudi.ng the propensity for homeownership among eligible families and the
avai. lability of sites convenient to ernployrnent centers, shopping, transpor*
tation, and service facilities. The family portion of the Section 236
potential shown in table II equals the Section 235 potential because in-
come limits are identical for botl"r puogramso

L/ The occupancy potentials referred to in this analysis have been calcu-
lated to reflect the strength of the market ia view of existing vacancy.
The successful attainment of the calculated potentials for subsidized
housing may well depend upon construction in suitable accessible 1o-
cations, as well as a distribution of rents arrd sales prices over the
complete range attainable for housing under the specified programs.

Z/ Families with incomes inadequate to purchase or rent nonsubsidized
housing generally are eligible for one form or another of subsidized
housing. However, little or no housing has been provided under some
of the subsidized housing programs, and absorption rates remain to be
tested.
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Rental Hous ins Under the Public IlousinE anci Rent-Supplement Proprarns
These two programs serve households i.n essenl:iaIly the same lolv-income Broup.
The principal differences between the prol;ir'3rns ar.ise ft:on the mannel in which
net income is computed and from otl-rer eligibility requj.rements. ln tir::
Atlantic City area, the annual occupa.rc)- pctc,-r tial foi: pubLic housing is esti-
mated at 265 units for families an.l 295 units f,rr ti-re elCr:rl'7, a total of
560 units. Less than five percent of the families a.nd about 40 percent of
the elderlrz also are eligible for housing unclet Section 236. Under the some-

what more restrictive rent-supplement prof.Srarn, tl"re potentj.al for fami. lies
would be about 50 percent of tl-re f i-gur:e sr-rovr,r 4116i.€; tile elderly nrarket
would be unchanged"

As of September 1, I970, there were l, :Jrllr pr:bli-: 1ow-rent housing uni ts
in the HMA, including 11244 units in Atlar-rrtic City and b0 uni ts in Ocean City.
Of this total, 345 units in Atlantic Cit.v and 20 units in Ocean City are de-
signed for the e1derly. An ad,Citiona-1- 400 urliits for families were under
construction in Atlantic City and were sclred'.rlod to be completed in the fall
of i971. Serzeral other projects were i.n pleinnirrg in O:ean City and Pleasant*
viIle, but it is unlikely that an'i aL.-j cl , ti.i":, 1.'..t, enL pr-,blic hour ing units
will be completed in the HMA cluring i,he tr,;o.-year foreca:t period. Llnder-'the
f ederal rent-supplement prograni, approxlmately 245 ';nits in the HMA were

receiving rent-supplemenl- payments as of ;'epi:ember 197), eLnd three prole:cts
with 135 units were under constructicr-r. Ttre total number of public housing
and rent-supplement units current y under construction approxinates the
estimated annual occupancy potentJ-a1 for these types of accommodat:Lons (see
table ll).

Rental Housins Under Section n6 "J-/ i,iorJerately-priced rental units
can be provided in the HMA under the Section 23 6 program. With excePtion
income limits, there is estimate.j to bc, an annual occupancy potential for
360 uni ts of Section 236 housing in the At Lant- i 6 [lt-y Hi'{A, inc luding 170

unlts for elderty couples and individuals. Lf r:egular jncome limits were
utili-zed, these potentials would be reduced to about 135 units for fami-
lies and 155 units for the elderly. Abou trvo-thirds:t the elderi-y house-
holds eligible for Section 236 housins al:,o carr qualify for public low-rent
housing or rent-supplement accolnmodations.

As of September Lg|O, no Section 235 lrcusing had ber:n completeci in the
HI,IA. However, four projects with a total tif 378 units were under: construc-
tion and scheduled for completion in the spring of L91L. In additicn, as

indicated, many of the eligible families may hs1's the alternative of housing
in the 539 units of low-rent public l-rousing and rent-suFplement housing
under construction. The supply of publicly-assisted housing expected to
becgme available during 1971--over 9OO-units--would appear to be ample for
the current needs of the area.

l/ lnterest-reduction payments also may be

projects. Occupancy requirements unde:r
tenants and cooperative owner-occup_an is.

made for
Section

cooperative housing
?36 are identical for
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Srrles Marltr:t

Iht: rnaricet, for sales housing irr tl-ie Atrantic City HMA irnproved during
the 1960's. As shown in table VlIl, the sales vacancy rate cieclined from
2.5 perr-'ent in Aprii 1960 to 1.6 percent in Septenrber i970. iJnscld-inven-
tory surveys conducted in the lasc three years by the Camden HU!-- Area
Office indicated that the number of unsold speculatively-bui1t riew honres
in the Fll'IA at the end of each year was insigniiicant" An i-ncreasing p::o-
portion of the single-family units constructed in reeent years have been
purchased for seasonal use.

Desp:ite rising sales prices, the afor:ementiorred unsold inventory survey$
suggest that honies priced under $20r000 sti 11 a.ccount for- over one-half of
the single-family construction volume in the Atlanti.c City r-:rea. Ln 1959i
new constr:uction in several moderate-sized subdivisions in Ocean City,
BriganLine, Somers Point, and Egg Harbor Township was priced betr.reen S1.2r500
and $20,000. Of special interest is a large subcij-vision in Ocean City
in rvh icl-r appro:<imate ly 400 houses have been completed in the last si.x years,
Reportedly, about two-thirds of these unii.s have., been purchaseci f ,:r sea,sonal.
use. ln I970, ilerr construction in this subdivis j-on included seve:al, irornes
priced between $19,000 and $23r000. In most of these homes" an apatrtment
unit can'oe added to rent to vacationers during thr,: summer season. $everai
homes priced above $30r000 have been constructeci recently ln Ua:.'g&te, and a
number of homes priced between $20,000 and $30r00C have been constructed in
Absecon and Egg Harbor Tovnnship.

The Rental Market

On an over-al1 basis, tl-re rental market in tt e HI"IA improved somes*ret
durirrg th.e 1950's, particularly in the iast i:wo .,/=ars, As shor,n in tabLe
I,/IlI, tite rental vacancy rate in the HMA declined f rom 7.5 percent ln Apri!.
I96t) to an estirnatecl 6.7 percent in September I970. A 6.7 rental vacaney
rate is not considered excessirre because the Atlantic Ci.ty area is subject
to wide f luctuations in seasonal occuoancy. In addj,ti.on, improvenrent in
the rental nrarliet is indicated bv the results of Ehe rental. occuoarrcy curveys
conducted in March of each year by Lhe Canrden HUD Area Office. These sur-
veys, wirich cover only FHA-insured projects, reported a vacancy rate in
1969 and 1970 of 4.9 percent and,5.2 percent, respectively; these compare
with vacancy ratios of 21.0 percent in 19661 18"2 percent in 1967, and lO.6
percent in 1958"

Tlte rental market on Absecon Island has been characterLz,ed by the con-
struction of high-rise apartments along the ocean and bay fronts and garden
apartnients in the interior. Many of the tenants in the high-rise structufes
are in-migrant elderly persons and retirees who, upon arrival, can choose
from among rental accommodations in a variet./ of locations, price rangea,
and types of structure. Because of this, the renta.l market on the t.slAnd
is highly selective" In recent years, several projects have been slow to
reach a satisfactory l-evel of occupancy because of small unlt size, lack
of exterior appeal, and less favorable location away from the boardyalk 03,
ocean front. Most of these prgjects. rent units to tourists and vacetloners
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durlng the summer season. ln the last year or so, severarl hundred units in
high-rise structures have been added to the hotrsing inventory through the
rehabilitation and conversion oll three oldr:r t,tlar:drvalk'Lolt:1s to residential
use. One of tl-rese projects appeals to the,:iderly market because charges; for
intermediate and skilted nursing care are i-ncluded in the monthly rate. T\uo

other new high-rise projects on Absecon lsland were in the initial occupancy
stage in Septernber 1970.

Economic - Demosraohic and Housins Factors

The estimated demand f or housing in t1-ie ,rtlantic C -ty HMA during the

September 1970-september 1972 petiod is b:rsec tn tlte following findings and

assumptior," t"gaaiing employment, incomc, (.enrcgraphic factors, and trends in
the housing market.

Emplo vment . The economy of the Atlantic '-ity area is based primarily

ln the remainder of the HMA, multifanri -y

has been cdncenErated in Egg Harbor 'Iorn'nshi'p,

vi 1Ie and Somers Point areas . Typigal urorrl-i.rJ'y

range from about $I35 to $15O for one-bedroc'm
bedroom units. These projects usually achieve
pancy within a short period of tirne.

constructjoir in recenL Years
Ocean City, and in the Pleasant-

gi-oss rents in tl-rese Projects
ti.rri t s and $1 5O to $l7O fo r two -
a satisfacLcry level of occu-

acti',.1ties. HistoricaIIy, emptoyment
er one-half of the total nonagricul-
tlarrti: rJount,v.U hIj.th the exception
n r)onrrrenuf acturir.rg has increased by

in I9ir.' i.tclement i.":ather conditions
f rom tire Canadi;rn Expo 1967 limi ted
to only 300 wor:kers. However, in-

t have ':rended steadi. ly upward in the
1ll, gaj-ns in nonmanuf acturing employ-
and 1,, (r00 between [968 and L969.

1970 pei:iod, nonmailuf acturing emp loy-

upon resort, convention, and tourist
in trade and services has provicled ov
tural wage and salary employment in A

of the i966-1967 period, employment i
11200 or more each Year sjnce 1963"
and competition for the tourist trade
employment growth in nonmanufacturing
creases in nonmanufacturing employnrer
last three years. As shown in table
ment hrere 1r 200 between 1967 arrd 1968
Over the twelve-month July 1969-June
ment was 2rOO0above the average for the twelve-month period ending June

1969. Over two-thirds of the increases in norrrnanufacturlng employment in
Atlantic County since 1966 was in trade and r;ervices " i'ki;luf acturing ern-

ployment in the area was stable in the earLy 196r)ts, then j-ncreased

stead1Iy between 1964 and 1968. Since 1953, thei:e has been a slight decline
in the over-al1 level of manU{.,r.cturing empl:,yment. Emplorment in apparel,
the Iargest manufacturing inciustry, has dec.ir,ed slnce L967, offsetting
increaseS which have occurred in other aica.r-r, Irl:incipal-1-,2 the Stone, clay
and glass and plastics industries. Employmer,t gains in these three indus-
tries accounted for most of the i.ncrease,i-n ma.nufacturing employment in the
area between 1954 and 1968.

On an annual basis, the average rate of unemployment Ln t.he Atlantic
City area declined steadily between L962 and 1966. As shown in table IlI,
fhe rate of unemployment has stabilized j'r recent years, rarrging from
5.6 percent to 5.4 percent between 1966 ancl 1969" The ru:nber: of unemployed

p"."o.r" in the county averaged 51000, ot'6.I percent oi the civilian work

l/ The Atlantic City Labor Market Area includes alI of Atlantic County'
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force, during the JuIy 1969-June 1970 period, the highest level of unemploy-
ment since 1965. Most of the increase in the number of unemployed persons
in recent months occurred as a result of layoffs at some of the manufacturing
firms in Atlantic County. During the year the rate of unemployment fluc-
tuates considerably because of the seasonal nature of the local economy.
Typically, the rate of unemployment in the county is highest in mid-winter,
declines steadily to an August low, then increases again gradually during
the autumn and early winter months.

During the next two years, an average annual increase in wage and
salary employment of between 1r750 and 21000 appears reasonable. Substan-
Eially all of the increase is expected to be nonmanufacturing employment, prin-
cipally in trade and services. The over-all level of manufacturing employment
in the area has remained relatively unchanged since 1968, and little or no
increase is expected during the next two years. Lf the atypicaL L966-L967
period I^/ere excluded, the expected increase in nonmanufacturing employment
averaging 1r750 to 21000 a year during the next two years woutd approximate
the average yearly gain in nonmanufacturing employment in Atlantic County
since the early 1960ts.

Income" As of September L97O, the median annual income of all families
in the Atlantic City HMA, after deduction of federal income tax, was esti-
mated at $7r75Qand the median after-tax incoine of renter households of two
Perso{i. or more was $51675" An estimated 24 percent of all families in the
HMA currently earn after-tax incomes of less than $5r000, while 11 percent
earn after-tax incomeri of $f5r000 or more. Eor tenant households, an esti-
mated 42 percent earned after-tax incomes of less than $51000 annuelly as of
September 1970, while five percent earned $15r0oo or more per year. on the
average, incomes earned by resldents of Absecon Island are somewhat lower
than those earned by persons residing elsewhere in the HMA (see table IV)"

Pooulat ion and Hous eho lds.l/
was estimated to be l8lr000 as of
12, 500 ( L, 190 a year ) since Apri 1

lation of Absecon Island declined
with aI1 of the decrease occurring
mainland portion of the HMA, popul
year between April 1960 and Septem
occurring in Ocean City, Hammonton

The population of the Atlantic City HMA
September 1, L9-/O, an increase of about
l, i960. During this period, the popu-
by an average of 111t5 persons annually,
in Atlantic City (see table V), On the

ation increased by an averag€ of. 21305 a
ber 1970, with most of the increase
, Egg Harbor Township, and Somers point.

Approximately one-half of the population increase in the HMA betweenApriI 1960 and September 1970 can be attributed to net natural increase(excess of resident births over resident deaths) and one_half 1q J-n_migra_tion" The in-migration of elderly couples and individuals into Etre

According to preliminary census data,
1801480 persons as of April 1", Lg7O,
Atlantic County and 91988 persons in

the population of the HMA

including L7O,492 persons
Ocean City.

total ed
in

L/



8

HMA continued during the 1960's; in April 1960, only the St. Petersburg,
Florida, area had a higher proportion of persons aged 65 or over. During
the September 1970-September 1!/2 period, t1're annual rate of irr-migration
is expected to approximate the average for the 1960 decade. However, net
natural increase (on an annual basis) declined by rnore than one-half during
the 1960rs because of fewer births and a steadily upward trend in the number
of deaths. Because of the downward trend in net natural increase, the
population gain in the HMA between 1970 and 1972 is expected to average
only I,000 a year.

There were an estimated 60r850 households (occupied housing units) in
the HMA as of September L97O, compared with 54,991 in April 1960, a gain
of an average of 560 a year. The number of households in Atlantic City
declined by an average of 42O a year between 1960 and L97O. Atlantic City
had only 27 percent of the households in the HMA in September 1970, com-
pared with over 38 percent of the total in April f960. Based on a continued
dec.l-ine in the average size of households, it is judged tl'rat the nrrmber
of households in Ehe HMA will increase by an average of 55O annually to
61r950 by September L9-72. See table V for l,ousehold trelrCs in selected
areas of the HMA between 1960, L9-7O, and 1912"

Housing Inventory. As shown in table VI , there were an estimated
89,000 housing units in the HMA as of September 1, 1970, a net increase of
L2,95O (Lr225 a year) above the April 1960 inventory. The net increase in
the housing supply during this period resulted from the addition of about
18r600 units (including trailers), less 5r(rJQ units removed from the inven-
tory because of demolition and other causes" Most of the units removed from
the HMA inventory during the 1960ts were in Atlantic City. Despite the fact
that nearly 3r000 housing units were authorized by buildj-ng permits in
Atlantic City between 1960 and 1969, pr€liminary 1970 census data indicated
that there was a net decline of about 840 housing units in the city between
April 1960 and April 1910" Although most of the inventor:y losses were units
demolished in urban renewal areas, a number of units also were removed from
the inventory through merger, fire loss, and abandonment. Absecon Is1and,
which had over 40 percent of the HMA housing suppll,in 1970, accounted for
only 1I percent of the net increase in the HMA housing supply between April
1960 and September 1970.

The number of housing units authorizecl by building permits in the
Atlantic City HMA averaged 2,075 a year between 1965 and L969, compared
with 1,575 yearly between 1960 and 1964. As measured by building permits,
new residential construction in the area trended steadily upward early in
the 1960's. Since 1965, multifamily approvals have fluctuated considerably;
sharp declines in 1966 and 1968 wer:e followed by signiflcant increases in
1967 and 1969 (see table VII). Single-family construction in the HMA has
trended slow1y downward since the mid-1960's. fn recenE years, Ocean City
has accounted for an increasing proportion of the single-family construction
in the HMA; most of these units are occupied seasonally. 0n an annual
basis, privately financed multifamily units have varied widely i.n the last
five years, from as few as 584 in 1968 to 1r5O3 in 1969. Multifamily ac-
tivity in recent years has been typified by the construction of high-rise
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projects in Atlantic City, Margate, and Ventnor, and the construction of
garden apartments in Somers Point. Despite the increased level of multi-
family construction in recent years, the proportion of renter occupancy
in the HMA declined slightly from 37.5 percent in April 1960 to 36.2 per-
cent in September 1970. An estimated 400 single-family units and 1r800
units in multifamily structures were under construction in the HMA in
September 1970. All new construction in the HMA is in areas covered by
building permit systems.

Vacancy. There were an estimated 21225 vacant, available housing units
in the HMA in September 1970. Of these, 650 were for sale and 1,575 were
for rent, indicating homeowner and renter vacancy rates of 1.6 percent and
6.7 percent, respectively. Both the homeovuner and renter vacancy rates on
Absecon Island increased between 1960 and 1970, but in the remai,nder of
the HMA there h,as a significant decline in the homeowner vacancy rate
(2.8 percent to 1.4 percent) and the renter vacancy rate (10.9 percent
to 5.0 percent) during the same period.

As shorrn in table VIII, between April 1960 and September 1970 there
was a 40 percent increase, from 181530 to an estimated 251925, in the
number of units categorized as rrotherrr vacant. For the most part, this
increase reflects the construction of units that are occupied seasonally.
The construction of units in the HMA during the last decade which are
occupied seasonally included both single-family units and units in high-
rise multj.family structures.



Table I

Estimated Annual Demand for N ew Sales Housinq
Atlantic City, New Jersey, Housing Market Area

Seotember 1 - 1970 to Se ptember l. L972

Sales price
Number

of units
Percentage

dt s trlbutlon

Under
$I5,ooo

17, 500
20,000

$ 15, ooo
L7,4gg
L9,999
22,499

85
70
60
55

19
16
t3
L2

22,560 - 24,ggg
25,000 - 29,ggg
30,000 - 34,ggg
351000 and over

Total

50
60
30
40

450

1I
l3

7

,9
100

Estimated Annual Demand for New Rental HouElnn
t c Cit New Jerse Housi Market Are

Seotember 1. 1970 to September 1. 1972

Monthly
gross rentg/

Under $I40
$140 - r54

155 - L69
170 - 184
185 - 199
200 - 224
225 - 249
250 and over

Total

Eff iciency

I5
10

25

One
bedroom

T$lo
bedrooms

Ihree or more
bedrooms

65
35
25
t:

135

40
30
25
15

4
120

10
5
5

20

al Gross rent is shelter rent plus the cc,st of all utllitles.



Table II

Estimated Annual Occupancv Potential for Subsidized Rental Housine
Atlantic Ci tv. New Jersev. Housins Market Area

September 1. 1970 to Seotember I. L972

Number of units

Size of Unit

A. Families

One bedroom
T\uo bedrooms
Three bedrooms
Four or more bedrooms

Total

B E lder lv

Eff iciency
One bedroom

Total

Section 236
exc lusive Iy

25
30
55

Public housing
exc lus ive lv

135
45

r-aog./

Families eligible
for both programs

Total for
both programs

30
60
65
30

G-sc/

110
130
L4s

65
450

5

7b/

75
70
80
35

T&./

90
25

-r 159/

250
r00
350

al Estimates are based on exception income limits.

bl About 50 percent of these families are eligible under the rent-supplement program.

c/ AII of these elderly couples and individuals also are eligible for rent-supplements.



Table III

Work Fo Unemolovmen t and Emolovme nt Trends
At 1an tic Citv. New sev. Labor t Area. 19 62-L9 70a/

( Annual averages in thousands)

Work force components

Total civilian work force

Unemployment
Percent of work force

Total employment

Wage & salary employ.

Manufac turing
Durable goods

Nondurable goods
Appare I
Other nondurable goods

Nonmanuf ac turing
Contract construction
Transp., pub. utilities
WhoIesale & retail trade
Fin., ins., real estate
Services & miscellaneous
Government

I L.4

5.1
8.07.

65 "1

52.O

65.7

52"5

1964

7 2.9

5.5
1.57"

61.4

54.0

8.4
1"9

4.8
6.s7.

69.6

56.4

9.2
2'

72.5

59.5

1967

17.5

4.4
5.77.

73 .0

60.5

10.7
2.7

8.0

1968

78.9

7 4"4

62.3

11" 3
3.2

L969

80.6

4./
5.87"

1 5.9

64 "O

11. 4

1962 t963 t965 1966

74.4 76.9

Ttse 1ve -month
June 30,

L969

79.3

4.5
5.77"

7 4"8

62.8

endin
June 30,

19 70

81.9

16.8

64"8

LL.2
3.2

t2.o

11.3

4.4
5.62

4.4
5.77.

5.6
7.97"

4.5
3.5

5
6

o
1 7

6.5

8"2
I.9

6.3

8.5
2.O

6.5

3
6
4
8

9
3

10. o
2.5

7.O
3.5
3.5

47 "2 49.5

11.3

7.5
4.o
3.5

3"6
,o

3.
3.

15"

43.5
3.1
3.6

L4.2
,o

11.5
8"2

2.
I3"
9.

52.6
3.5
3.5

L7 "2)o
L5.2
10. 3

51.5
3.5
3.4

t6.7
2"8

L4.9
to.2

44.3

I

3.3
3.2

45.6
3.6
3.5

14.6
)o

t2.4
8.6

13. 4

3.0

8" 1

4.r
4.0

53.5
3.7
3"6

17.5
2.9

L5.2
10.5

3.4
a)

15.8
?o

14.2
10. 0

3.2

8.0

3.8

3.3

8.1
4"2
3.9

8.1
4.4
3.7

49 .8 51.0
3.1 3.s
3"3 3.4

16. 1 16. 1

2"9 2"8
14.3 15.0
10. 1 10" 2

J

J

4
2

1

8

I

2

3
1I

6

2
6

2A11 other employmentb/

Persons involved in labor-
management disputes

L3"7 t3"2 1 3 13.0 r2.5 Lz.L 11.9

0.1 0"1

L2"O

Note: In EoDe lnstances, subrotals oay not add ro total6 trecause of roundln8.g/ T}le-Atlantic City Labor M,arket Area is coextenslve irlth Atlantic Countv-g/ rDcrudes agrlcultural sorkerE and nonagricultural employDent consrlEn'g of the 6elf-employed, unpald family workers,and domestics.
Source: Nev Jersey State DePartnent of Labor and Industry.



Table IV

Percentase Distribution of Al 1 Families and Renter Householdsg/
bv Estimated Annual After-Tax Income

Atlantic Citv. New Jersev. Housins Market Area
1970

Absecon tsland!/ Remainder of HI,IA HMA total
Annual income

after tax

,000
,000
,000
, o0o
,000

9,o00 - 8,999
9,000 - 9,999

lo,o0o - L2,499
12,500 - L4,999
15,000 and over

41l
families

Renter
households

A1I
families

Renter Alt
fami lies

Renter
households

20
10
l2
11

9
8

househo 1d s

$:
4
5

6

7

1

I

8
5

7
I
8

L2

$3,
3,
4,
5,
6,
7,

erUnd

7
5

t0
4
4

000
999
999
999
999
999

L2
8
9

11
11

7

L6
l0
11
l2
Ii

9

23
l2
L4

9
8
6

0
6
8

9

9
0

7
6

11

7
1I

5
5
8
4
6

9
9

15
8

11

I
8

13
I

11
100

$7,750 $5,675

6
6

9
4
5

I00Total lO0 100 100 100

Median income $6,925 $5,075 $8,175 $6, I00

a/ Excludes one-person renter households.
!/ Includes Atlantic City, Iongport, Margate, and Ventnor.

Source: Estimated by Housing Market Analyst.



Table V

Chanees i n Pooulation and Households
Atlantic Ci tv. New Jers ev. Housins Market Area

Apri I ! 1960 - September l. 1.972

September 1, SePtember 1, Averase al chanee
I9 70 19 -12 196o-1970 t970-L972

163.498 181 .000 183. 000

54. 900

I. I90 1.000

Population

HMA tota!.

Absecon Island
Atlantlc Ci ty
Longpor t
l"largate
Ventnor

Remainder of HMA

Households

HMA total

Absecon Island
Atlantic City
Longport
Margate
Ventnor

Renainder of HMA

s9.715 113,900

54.99r 60.850

Apri 1 l,
1960

78.783
59,544
L,O77
9,474
g, 688

27.500
2L,O2L

351
3,034
3r094

67. 100
45, ooo

1 ,200
10, 5oo
lo,40o

24.300
16,600

400
3,450
3,850

-1.115
-1,385

10
100
160

-I. 100
-1,500

25
IO0
275

500
l5
75

135

825

42,OOO
L,25O

10,700
10,950

118. I00

61.950

23.750
1 5, 600

425
3, 600
4,L25

38.2O0

2 "305

860

- 305
- 420

5
40
70

2.100

550560

275

27.49L 36.550

1960 from U.S. Censuses of Population and Housing.
1970 and 1972 estimates by Housing Market Analyst.

Sources



Inventory and Tenure

HMA total

Total housing inventory

Total occupied units
Owner occupied

Percent
Renter occupied

Percent
Total vacant units

Absecon Island

Total housing inventory

Total occupied units
Owner occupied

Percent
Renter occupied

Percent
Total vacant units

Remainder of Hl4A

Total housing inventory

Total occupied units
Owner occupied

Percent
Renter occupied

Percent
Total vacant units

Sources: 1960 from U.S.
1970 estimates

Table VI

Housing Inventory and Housing Unit Tenure
Atlantie City. New Jersev. Housine Market Area

Aoril 1. 1960 and Se D tember l. 1970

April 1,
1960

76,069

y+.991
34,364

62.57"
20,627

3t .5%
2L,O78

Yt -622

27.500 .

12 rl23
44"1%

15,3'l-7
55 "97.

7 ,125

4r .444

2'7.491
22,241

80.97.
5, 2-50

Lg.t%
13,953

Census of Ilousing.
by Housing Market Analyst.

September 1,
L970

89 .000

60.850
38,850

63.87"
22rOOO

36.27"
28, I 50

36. 100

24.300
9,950

/+O,9%

14, 3 50
59 "t7"

1 1 ,8OO

52.900

36.550
28 r go0

79 "L%
7 ,650

20 "97"
16,350



Table VII

ns Units Au thorized b. Buildin bv Tvpe of S truc tures PermitsNew Housi
At lan tic citv. N Jersev. Hous ins Market Area

Annual total s - 1965- I97O

First five months

1965 L966

2.3L6
1,143
l, 173

L52
20

L32

93
77
L6

202

1.735
920
815

263
t4

249

73
151

2,722
819

I ,903q/

570
r6

554b/

L49
L23

26

254

347
140
207

347
63

284

I .055

898

29
29

561
107
4s4

1970

836
2Lt
625

3L2

308

L967 1968

2,O9O I . 485
954 901

L,L36a/ 584

1969 L969

Area

HMA total
S ing le -f ami lY
MultifamilY

a/
b/

Atlantic CitY
Single-famiIY
Mu1 tif ami lY

Bri-gantine Ci tY
Single -fami lY
MuI tif ami IY

Egg Harbor TovunshiP
Single-family
MuItifamiIY

Ocean City
S ing 1e -f ami IY
MultifamilY

Somers Point CitY
Sing 1e -f ami lY
Mul tifami lY

Remainder of HMA

Single-famiIY
Multifamily

lncludes 346
Inc ludes 400

224 274 127
L26
148

109
18

374
18

356a/

168

319
155
L64

368
B6

282

581
1+57

130

2L5
8

207

58
58

263
635

83
6

77

60
40
20

4t
4l114

88

310
180
130

229 130
68
62

182
LlL

527
4r3
lr4

24
t4
10

142
30

lL2

t23
2t

to2

Lt7
84
93

94
70
24

22L
155
66

344
106
238

589
502
;7

133
L2L
l2

353

Ll2
56

r34
120

l'24
40
84

13I
98

I.330
62t
709

343
712

low-rent public housing units.
low-rent public housing units.

Source: New Jersey Department of Labor and Industry.



Table VIII

Changes in Vacancy
Atlantic City, New Jersey. Housing Market Area

Aoril 1 1 950 and Scptember 1. 1970

April I,
l9 60Vacancy Characteristics

HMA total

Total vacant units

Available vacant units
For sale

Homeowner vacancy rate
For rent

Renter vacancv rate
Other vacant unitsg/

Absecon Island

Total vacant units

Available vacant units
For sale

Homeowner vacancy rate
For rent

Renter vacancy rate
Other vacant unitsa/

Remainder of HMA

Total vacant units

Available vacant units
For sale

Homeowner vacancy rate
For rent

Renter vacancy rate
Other vacant uni ts9,/

2.548
873
2.57"

L,675
1.57"

I8,53O

2L,O78

7 ,125

September l,
1970

28.150

2.225
650
L.6%

L,575
6.17.

25,925

I 1.800

t.425
250
2"57"

1, 175
7 .67"

1o, 37 5

16.350

800
400
1.47"
400
5.O7"

I 5, 550

di lapidated

L.251
224
r"97"

I ,033
6.37.

5,868

13.9 53

t.29L
649
2.87"
642

to.97"
t2,662

a / Includes vacant seasonal units, units held off the market,
units, and units rented or sold and awaiting occupancy.

Sources: 1960 from U.S. Census of Housing.
1970 estimated by Housing Market Analyst"
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