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I.

INTRODUCTION

Title VIII of the United States Civil Rights Act of 1968, known as the Fair Housing Act, provides housing
opportunity protection by prohibiting discrimination in the sale or rental of housing on the basis of race,
color, religion, sex, and national origin. The Act was amended in 1988 to provide stiffer penalties,
establish an administrative enforcement mechanism and to expand its coverage to prohibit
discrimination on the basis of familial status and disability. The U.S. Department of Housing and Urban
Development’s (HUD) Office of Fair Housing and Equal Opportunity (FHEO), is responsible for the
administration and enforcement of the Fair Housing Act and other civil rights laws.
The requirement to affirmatively further fair housing (AFFH) is a component of HUD’s housing and
community development programs. The AFFH requirements are derived from Section 808(e) (5) of the
Fair Housing Act which requires the Secretary of HUD to administer the Department’s housing and urban
development programs in a manner to affirmatively further fair housing.
The Housing and Community Development Act of 1974 and the National Affordable Housing Act
govern the administration of Community Development Block Grant and HOME programs and require
participating jurisdictions to certify that they will affirmatively further fair housing. This means that
the jurisdiction will conduct an Analysis of Impediments to Fair Housing Choice; take appropriate
actions to overcome the effects of impediments identified through that analysis; and maintain records
reflecting the analysis and actions. The City of Ocean City is a participating jurisdiction; as result they
are charged with the responsibility of conducting their programs in compliance with the federal Fair
Housing Act.
In 2015, HUD published a final rule on Affirmatively Furthering Fair Housing, which outlines procedures
that jurisdictions and public housing authorities who participate in HUD programs must take to promote
access to fair housing and equal opportunity. This rule stipulates that grantees and housing authorities
take meaningful actions to overcome patterns of segregation and foster inclusive communities free from
barriers that restrict access to opportunity based on protected class characteristics. Under HUD’s final
rule, grantees must take actions to:
• Address disparities in housing need;
• Replace segregated living patterns with integrated and balanced living patterns;
• Transform racially and ethnically concentrated areas of poverty into areas of opportunity; and
• Foster and maintain compliance with civil rights and fair housing laws.
To assist grantees and housing authorities affirmatively further fair housing, HUD provided publicly
available data, maps, and an assessment tool to use to evaluate the state of fair housing within their
communities and set locally-determined priorities and goals. HUD’s final rule mandated that most
grantees begin submitting to HUD an assessment developed using these tools in 2017; however, a 2018
HUD notice extended that deadline until at least October 2020. The notice further required that
grantees instead prepare and keep on file a current “Analysis of Impediments to Fair Housing Choice”
(AI), keeping with HUDs recommendation that entitlement communities update their fair housing
analysis every five years (consistent with the Consolidated Plan cycle).
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The following is from the May 2018 HUD Notice:
Program participants are hereby reminded that the legal obligation to affirmatively further fair housing
remains in effect, and that HUD places a high priority upon the responsibility of program participants to
ensure that their AIs serve as effective fair housing planning tools. For Consolidated Plan program
participants that are starting a new 3–5-year Consolidated Plan cycle that begins before their due date
for an AFH, the AI should continue to be updated in accordance with the HUD Fair Housing Planning
Guide (1996).5 The data HUD has developed in order to implement the AFFH rule will remain available
for program participants to use in conducting their AIs. HUD encourages program participants to
collaborate to develop a Regional AI, as Regional collaborations provide an opportunity for program
participants to share resources and address fair housing issues that cross jurisdictional boundaries.
In an AI, local communities that receive HUD entitlement grant funds evaluate barriers to fair housing
choice and develop and implement strategies and actions to overcome any identified impediments
based on their individual histories, circumstances, and experiences. Through this process, local
entitlement communities promote fair housing choices for all persons, including classes protected under
the Fair Housing Act, and provide opportunities for racially and ethnically inclusive patterns of housing
occupancy, identify structural and systemic barriers to fair housing choice, and promote housing that is
physically accessible and usable by persons with disabilities.
HUD will accept that the participating jurisdiction is meeting its obligation and certification to
affirmatively further fair housing by taking actions that address the impediments, including:
• Analyzing and eliminating housing discrimination within the jurisdiction;
• Promoting fair housing choice for all persons;
• Providing opportunities for racially and ethnically inclusive patterns of housing occupancy;
• Promoting housing that is physically accessible to all persons to include those persons with
disabilities; and
• Fostering compliance with the nondiscrimination provisions of the Fair Housing Act.
The last Analysis of Impediments to Fair Housing Choice for the City of Ocean City was completed in
2009. Ocean City has prepared this updated Analysis of Impediments to Fair Housing Choice to satisfy
the requirements of the Housing and Community Development Act of 1974 for the 2019 through 2023
Five Year Consolidated Plan time period.
This Analysis of Impediments to Fair Housing Choice includes a comprehensive review of the City’s laws,
regulations, and administrative policies, procedures, and practices affecting the location, availability,
and accessibility of housing, as well as an assessment of conditions, both public and private, affecting
fair housing choice. Fair housing choice is defined as the "ability of persons, regardless of race, color,
religion, sex, national origin, familial status, or handicap, of similar income levels to have available to
them the same housing choices."
The Department of Housing and Urban Development requires that an AI include:
-

An analysis of demographic, income, housing and employment data
An evaluation of the fair housing complaints filed in the jurisdiction
A discussion of impediments: if any, in 1) the sale or rental of housing; 2) provision of
brokerage services; 3) financing, 4) public policies; and 5) administrative policies for housing
and community development activities that affect housing choice for minorities

Ocean City, New Jersey
Analysis of Impediments to Fair Housing Choice 2019-2023 Update

7

-

An assessment of current fair housing resources
Conclusions and recommendations

The completion of a fair housing analysis and identification of fair housing impediments is the first phase
in fair housing planning. The elected governmental body is expected to review and approve the analysis
and use it for direction, leadership, and resources for future fair housing planning. The analysis will serve
as a baseline for progress against which implementation efforts will be judged.

Methodology
Triad Associates assisted the City of Ocean City with the preparation of this update to their Analysis of
Impediments to Fair Housing Choice. This AI has been prepared in accordance with the guidelines
outlined in HUD’s Fair Housing Planning Guide but is also fully compliant with the regulations and
assessment tool established in HUD’s 2015 Final Rule. In several chapters, it incorporates the maps and
data developed by HUD for use by grantees as part of the Affirmatively Furthering Fair Housing final
rule.
The preparation of the Analysis utilized a comprehensive approach to complete the update to the
analysis for the City of Ocean City. The following sources were utilized:







The most recently available demographic data regarding population, household, housing,
income, and employment at the census tract and municipal levels.
Public policies affecting the siting and development of housing
Administrative policies concerning housing and community development
Housing brokerage services and their administration in the community
Financial lending institution data from the Home Mortgage Disclosure Act
Agencies that provide housing and housing-related services to members of the protected
classes. These included the following entities:
- Office of the Ocean City Manager of Capital Improvement Programs
- Ocean City Housing Authority
- Ocean City Board of Realtors
- South Jersey Legal Services
- Ocean City Planning and Zoning Staff

The fair housing issues reviewed in this assessment include:
- Segregation
- Racial and Ethnic Concentrations of Poverty
- Disparities in Access to Opportunity
- Disproportionate Housing Needs
- Publicly Supported Housing Location and Occupancy
- Disability and Access Issues
- Fair Housing Enforcement, Outreach Capacity and Resources
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Data Sources
Decennial Census Data – Data collected by the Decennial Census for 2010 and 2000 is used in this
Assessment (older Census data is only used in conjunction with more recent data in order to illustrate
trends).
American Community Survey (ACS) – The American Community Survey is a statistical survey that
samples a small percentage of the U.S. population every year, thus providing communities with more
current population and housing data throughout the 10 years between censuses.
Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T) Data Documentation (Data
Version AFFHT0004 (Released November 17, 2017) -The Affirmatively Furthering Fair Housing (AFFH)
rule created a standardized process for fair housing planning that program participants can use to help
meet their longstanding requirement to affirmatively further fair housing. The data describes
demographic, socioeconomic, and housing characteristics, as well as access to opportunity areas
through a series of Opportunity Indices.
Previous Works of Research – This AI is supported by, and in some cases builds upon, previous local
plans and works of research conducted for and by the City of Ocean City, including:
• City of Ocean City 2015 - 2019 Consolidated Plan - This plan outlines the City’s goals for
addressing priority community development and housing needs over the five-year period. It
includes the City’s CDBG Action Plan, which identifies specific projects that will work toward
achieving 5-year goals. The plan also includes a wealth of data related to housing and
community development needs, existing housing stock, and resources available to address
homelessness and other community issues.
• City of Ocean City Analysis of Impediments to Fair Housing Choice (2009 Update), – This
document is the immediate predecessor to this AI. It contains a demographic overview, profile
of existing housing, discussion of housing affordability, review of subsidized housing and
development policies, analysis of housing complaint data, and examination of home mortgage
disclosure data.

Conclusions: Impediments and Recommended Actions to Address Impediments
The following contributing factors have been identified in this AI as areas that contribute to fair housing
issues (in no particular order) within different areas of analysis:
-

Location and type of affordable housing
Availability, type and frequency of public transportation
The availability of affordable units in a range of unit sizes
Land use zoning laws (mobile home vitality, code enforcement)
Federal funding and policies
Lack of accessible, affordable housing in a range of unit sizes
Lack of resources for fair housing agencies and organizations
The most common contributing factor was location and type of affordable housing.
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Through the actions described in this assessment, the City will work to make progress over the next five
years on the following listed impediments detailed in Section IV of this AI:
IMPEDIMENT 1: LACK OF AFFORDABLE HOUSING
The major impediment to fair housing choice in Ocean City is the high cost of housing due to the City’s
status as an ocean resort community. This in turn has created a lack of affordable housing in addition to
the fact that buildable land is also an impediment to affordable housing, as it is virtually impossible to
develop undeveloped tracts due to coastal zone flooding rules.
IMPEDIMENT 2: LACK OF ACCESS TO YEAR-ROUND FULL-TIME EMPLOYMENT AND ACCESSIBLE
REGIONAL PUBLIC TRANSPORTATION
As documented in the 1988 Ocean City Master Economic Plan, Ocean City’s economic health depends in
large part on tourism. The City of Ocean City was founded as a shore resort community in 1879 and
economic development within the City has continued to be dominated by the seasonal resort tourism
business. Inherently, the nature of tourism jobs often are part time and/or seasonal in nature, especially
for the low to moderate income workers. This in return creates difficulties for these residents to locate
decent, affordable housing within close proximity to public transportation.
IMPEDIMENT 3: NEED FOR COORDINATED FAIR HOUSING EDUCATION AND ENFORCEMENT
While there is no widespread violation of fair housing laws, there is also no focus on fair housing by the
City or by consumer groups in the City. There is no formal, central tracking system for fair housing
complaints in the City. Most fair housing concerns are referred to the New Jersey Division on Civil Rights.
Although the agency has an office in nearby Atlantic City, housing discrimination complaints are in turn
referred to Trenton. The absence of a local presence in Ocean City makes it more difficult for members
of the protected classes to file a fair housing complaint.

II.

COMMUNITY PARTICIPATION PROCESS

The City used a variety of approaches to achieve meaningful public engagement with residents and
other stakeholders, including public meetings and focus group meetings.
HUD-provided table and charts were supplemented with additional maps, internal data analysis and
local planning documents. Ocean City also updated its citizen participation plan in 2018 to ensure all of
the Analysis of Impediments to Fair Housing Language was incorporated.
A team of Ocean City and Ocean City Housing Authority staff conducted a focus group where they made
a presentation on the history of fair housing, an overview of previous analysis of impediments to fair
housing (AI), and why their engagement was needed. The Focus Group was held on:
Monday, March 4, 2019 9:30 AM to 11:00 AM
Location: The Ocean City Free Public Library, Conference Room
1735 Simpson Ave., Ocean City, NJ 08226
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The following Discussion Questions were used to guide the conversation.
Discussion Questions
1. Please introduce yourself and which non-profit/agency you currently represent.
Jackie Jones – Ocean City Housing Authority
Megan Santiago – Cape May County Department of Health
Deborah Brasch – Caring for Kids
Elizabeth Cunningham – South Jersey Legal Services
Christine Gundersen – City of Ocean City
Housing Needs
1. What are the greatest types of housing needs in Ocean City?
Community feedback pointed to the following needs:
 A homeless shelter. There are none in all of Cape May County.
 Affordable rental housing, particularly for families. The Housing Authority currently has a
waiting list of more than 120 families and experiences little turnover in its occupancy. Some
service providers pointed out a decline in the number of families living in Ocean City
because of affordability issues and some reluctance to rent to larger families.
 Accessible housing, though it should be noted that current Housing Authority plans call for
the addition of approximately 80 units, some replacing existing units and all either
accessible or adaptable.
 Housing repairs needed by some senior residents.
2. Are there certain areas Ocean City that are generally seen as areas of opportunity? What makes
them attractive places to live? What barriers might someone face in moving to one of these high
opportunity areas?
Opportunity in Ocean City is not terribly dependent on location. There are several reasons for
this:
 Ocean City as a whole is relatively small, less than 11 square miles in total with more than
half of that being water or beach and dunes. Generally speaking, if an amenity or
opportunity exists in Ocean City, it is equally available throughout the island.
 As a barrier island resort community, Ocean City has very high property values. Demand far
exceeds supply when it comes to developable land. Cost is the primary barrier facing
someone who may wish to move to any area of Ocean City. The median home value per the
Census Bureau’s 2017 American Community Survey is $567,700 and monthly rents for yearround residents has a median cost of $1,135.
3. Do residents of similar incomes generally have the same range of housing options? Are there
any barriers other than income/savings that might impact housing choices in your municipality?
There is no evidence of anything other than income having an impact on housing choices.
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4. Is there an adequate supply of housing that is accessible to people with disabilities?
While it is difficult to quantify the existing demand for accessible housing in Ocean City,
anecdotally, it is reasonable to assume that such a need exists. Much of Ocean City’s housing
stock consists of one- and two-family homes of two or more stories with no elevators. Many
units are on second or third floors and accessible by way of outdoor stairs. Making these units
accessible would likely be cost prohibitive.
There are, of course, exceptions to this model. Condominiums with elevators exist on the island,
but like housing virtually everywhere here, they are expensive.
The Ocean City Housing Authority is planning to construct more than 80 units that will be either
accessible as built or adaptable as needed.
5. Is there sufficient housing in Ocean City for the elderly?
Per the Census Bureau’s 2017 American Community Survey, nearly 30% of Ocean City’s 11,000plus year-round residents are age 65 and above, suggesting that for seniors of means, there are
sufficient housing opportunities.
The Ocean City Housing Authority operates 81 units of senior housing and currently has a
waiting list of 250, indicating a need for additional units for lower-income seniors.
6. Are there any Section 8 rentals/homes available in your municipality?
No.
7. Are there shelters or housing units for homeless persons and/or families? For domestic violence
victims?
There are no homeless shelters anywhere in Cape May County.
8. Is there a lack of representation of real estate professionals by persons of differing races,
ethnicities, disabilities, and gender?
No members in attendance offered comments
9. What types of fair housing services (education, complaint investigation, testing, etc.) are
offered in the area? How well are they coordinated with the work of other organizations
in the community?
South Jersey Legal Services operates an office in the Cape May County seat of Cape May Court
House.
10. Are there persons experiencing “predatory” practices in mortgage lending or underwriting practices?
No members in attendance offered comments
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11. Have you received any complaints of persons having been denied or steered away from obtaining a
mortgage based on factors other than financial?
No members in attendance offered comments

Economic Development Needs
1. What do you believe are Ocean City’s greatest community and economic development needs?
As a seaside resort community in the Northeast United States, much of the existing economic
opportunities in Ocean City are either seasonal or require travel off the island. Ocean City has
done a better job than many such communities in expanding its tourist season and thereby its
employment opportunities, but there are still weather-related limits to growth of that sort.
As noted below, transportation to off-island employment is limited, making residents highly
dependent on personal vehicles to get to work. Transportation, then, is one economic
development need.
Another is the creation of more year-round, full-time employment opportunities on the island.
Challenges there include a limited year-round population to support jobs as well as high land
and infrastructure costs to discourage commercial uses on the island.
Transportation Needs
1. What system of public transportation is available in Ocean City?
There is New Jersey Transit bus transportation to Atlantic City, the largest nearby employment
hub, but buses to Philadelphia and Cape May do not stop in Ocean City.
Cape May County operates a Fare-Free Transportation system that does serve Ocean City. The
limiting factor here is that reservations for this service are required two days in advance.

2. Are there any transportation services available to residents without cars?
Only those noted above.
3. Are there any plans to expand public transportation services/routes??
Not aware of any plans to add routes or services.
4. Can the rest of the county be easily accessed through the transportation system?
No, and several service providers pointed out that the absence of a connection between Ocean
City and Cape May Court House, where many County and non-government support services are
located, is an impediment to serving Ocean City residents needing those services.
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Recreation/Schools/Emergency Service Needs
1. Are public resources (e.g., parks, schools, road, police and fire services, etc.) available evenly
throughout all neighborhoods?
As previously stated, Ocean City is geographically compact. Amenities, services and facilities
are available throughout the island. Parks are centrally located. The beach is within walking
distance from anywhere on the island.
It should be noted that Ocean City has taken many measures to increase accessibility of its
beaches and boardwalk to those with mobility issues. There are more than 40 accessible
beach entries. Special wheelchairs for beach and surf use are available as are wheelchairs for
use on the boardwalk. Public restrooms along the beach and boardwalk are accessible.

Land Use/Zoning
1. Do local building codes, fees and taxes increase costs as to limit the development of affordable
housing with the effect of restricting housing choice?
In relation to land costs, municipal fees and code compliance are too small to impact housing
costs. Property taxes, like virtually everywhere in New Jersey, are a significant component of
housing costs, though, again, a much smaller component than land costs in a resort island.
2. Do local zoning laws and occupancy codes limit the location and availability of group homes for
the mentally disabled and shelters for the homeless? Where may these shelters/group homes
be located?
No members in attendance offered comments
3. 3. Is there a Lack of adequate zoning for manufactured housing?

No members in attendance offered comments
4. Are there any infrastructure restrictions/limitations that may prohibit new development?
Water, sewer and available land are all in limited supply, all factors that severely restrict new
development.
5. Does your Municipality have adequate water/sewer systems in place?
Adequate for existing development, but no room for growth.
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Miscellaneous
1. Is there anything we haven’t discussed that you feel is important to our research?

No members in attendance offered comments
A meeting of the Ocean City Housing Authority Resident Advisory Board is planned for June, 2019.
The meeting will include a discussion of fair housing topics and will be planned to specifically engage
and gather feedback from Housing Authority Residents. Notes from the meeting will be added upon
completion.
The following organizations were consulted during the community participation process:
Ocean City Housing Authority
Cape May County Department of Health
Caring for Kids
South Jersey Legal Services
City of Ocean City

III.

FAIR HOUSING ANALYSIS
A. Socioeconomic Summary

Demographic Profile
The study area for this assessment is the City of Ocean City and the Ocean City statistical area/Region
which includes all of Cape May County. In this review, we assess key elements of both the City of Ocean
City and the Region as a whole. The following narrative describes demographic and socio-economic
characteristics of Ocean City, NJ and the Region. The demographic data will serve as a basis for
determining need and identifying impediments to fair housing choice.
Ocean City, a barrier island resort in southern New Jersey, experienced a significant population decline
from 2000-2010 continuing a downward trend which saw a slight decline from 1990 to 2000. The latest
decennial survey reported 11,701 residents in Ocean City, down 23.9%, from 15,378 residents in 2000.
Most recent estimates have the population (11,328, 2013-2017 ACS) continuing to decline but at a much
smaller rate. The Region saw a decline in population by 4.9% (102,326-97,265) during this time (20002010) and continues to trend downward with most recent estimates being 94,549 in 2017. (2000, 2010
Census, 2013-2017 ACS).
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Race/Ethnicity
The majority of residents of Ocean City and the Region are White, Non-Hispanic, accounting for 89.35%
and 86.9% of the population according to Tables 1 and 2 below. Racial and ethnic minorities account for
10.65% of the City’s population, less than the percentage in the Region where racial and ethnic
minorities account for 13.1% of the population. These percentages have increased since 2000, when
minorities were 7.61% of the City’s residents and 9.97% of the Region. The City and Region have seen
similar trends with the loss of White, Non-Hispanic and Black, Non-Hispanic residents and an increase of
Hispanic residents. These trends have primarily been seen since 2000, corresponding with total
population decreases for both the City and Region.
In Ocean City/ Ocean City Region since 2000:
• The number of White, Non-Hispanic residents in Ocean City has decreased by 26.42% since
2000, continuing a trend which saw a slight decline from 1990 to 2000. This is in line with the
total population loss within the City. In the Region, after an increase of 5.7% from 1990 to 2000,
the area has seen a decline of 8.26% of the number of White Non-Hispanic residents since 2000,
slightly more than the overall population decline of the Region.
• Persons of Hispanic origin represent 5.5% of the total population and currently make up a
majority of minority residents representing 51.6% of the total minority population in Ocean City.
Since 2000 Ocean City’s Hispanic population has increased by 111.51% from 304 to 643. Since
1990, the Hispanic population of the City has increased by 223.11%. This same trend has been
seen in the Region, where Hispanic is the largest minority group constituting 6.22% of the total
population. Since 2000 the number of Hispanic residents in the region has increased by 79.7%,
and since 1990 has grown by 230.82%.
• Black, Non-Hispanic residents currently account for 3.07% of the total population of Ocean City,
continuing a downward trend that represents a loss of 46.9% of the City’s Black Non-Hispanic
residents since 2000, and over half since 1990. Region-wide, after an increase in Black, NonHispanic residents from 1990-2000, the Region has seen a decrease of 21.18% since 2000.
• The Asian/Pacific Islander population represents 0.71% of the total population of Ocean City,
and .87% of the region’s population.
• The Native American population represents .07% of the total population of Ocean City, and
.15% of the region’s population.
• Persons of all other races, Non-Hispanic comprised .09% of the total population in both the City
and region.
• Persons whose ancestry are from two or more races accounted for 1.22% of the population of
Ocean City and 1.41% of the region.
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Map 1- Population by Race/Ethnicity City of Ocean City 2010

Map 2- Population by Race/Ethnicity City of Ocean City 2000
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Map 3- Population by Race/Ethnicity City of Ocean City 1990

Map 4- Population by Race/Ethnicity Ocean City Region 2010
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Map 5- Population by Race/Ethnicity Ocean City Region 2000

Map 6- Population by Race/Ethnicity Ocean City Region 1990
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National Origin (Table 1 and 2)
The number of foreign-born residents in Ocean City has increased since 1990. Foreign-born residents
currently total 706, or 6.03% of the total population of Ocean City according to Table 2 below. This
represents a 90.8% increase in foreign born population since 1990, when the foreign-born population
accounted for 2.39% of the total population. There has been an upward trend in foreign-born residents
in the City as well as the Region since 1990, when they were 2.56% of the total population of the region.
The Region’s foreign-born population has increased at an even higher rate than Ocean City, having
increased by 115.7% since 1990, to 5246 or 5.39% of the total population, according to Table 2. The
countries of origin with the most Ocean City residents are Mexico, Honduras, and Costa Rica which
comprise 26.7%, 10.3%, and 8.5% of the foreign-born population. While the Region’s countries of origins
with the most residents are Mexico, Germany, and Vietnam with 24.09%, 5.9%, and 5.5% of the Region’s
foreign-born population.
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Map 7- Foreign-Born Population By Nationality In The City Of Ocean City

Map 8- Foreign-Born Population By Nationality In The City Of Ocean City Region
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LEP (Tables 1 and 2)
The population of those with limited English Proficiency (LEP) frequently correspond with population
changes of foreign-born residents within a municipality or Region. Ocean City has seen this assertion to
be true. Ocean City’s LEP population grew by 1.12 percentage points in its share of the total population
between 1990 and 2000 while the foreign-born population experienced a growth to 1.25% of the total
population. Since 2000, the foreign-born population has grown 26.07% and the LEP population grew by
34.21%, and while it grew at a higher rate, the amount of new LEP residents are lower than the number
of foreign-born residents, 146 new foreign born, 117 new LEP.
The differential in growth rates between these population groups suggest a disproportionate influx in
the number of foreign-born residents from countries where English is the primary language or
commonly used. The LEP population in the larger Ocean City Region was very similar to what has been
seen within Ocean City during these time periods, with the LEP Population growing from 1.66% of total
population in 1990 to 2.28% of population in 2000. This further increased to 4.34% currently which is a
result of the LEP population increasing by 167.06% since 1990. The correlation between LEP population
and Foreign-born population look to have a direct correlation as they have stayed at about a 1%
differential in percent of the total population since 1990.
The breakdown of languages spoken by the LEP population in Ocean City are consistent with the
national origin of foreign-born residents, as the primary spoken language of the LEP population is
Spanish at 83.87% of the 459 person LEP population. The only other languages reported being the
languages spoken by the LEP population in the City are Serbo-Croatian, Russian and Chinese. The top
four languages spoken by the LEP population in the Region are Spanish, Vietnamese, Russian, and
Italian.
Map 9- Population with Limited English Proficiency in the City of Ocean City
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Map 10- Population with Limited English Proficiency in the City of Ocean City Region
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Disability Status (Table 1)
The population with disabilities in Ocean City and its Region has similar distributions by disability type.
The most common disability across the City and Region is ambulatory difficulty. People with ambulatory
difficulties make up 6.19% of the City’s population and 27.2% of those with disabilities, and 8% of the
Region’s population. Disabilities that involve needed assistance, such as difficulty living independently or
self-care, combine to make up a plurality of residents’ disabilities, with 7.75% of the City’s population
and 8.89% of the Regions. The population with sensory disabilities, hearing and vision difficulty, account
for 4.67% of the City’s population and 6.62% of the Region’s population. People having difficulty with
cognitive functions account for 4.13% of the City’s population and 5 % of the Regions.
Map 11- Population with Disabilities - City of Ocean City (Hearing, Vision, Cognitive)
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Map 12- Population with Disabilities - City of Ocean City (Ambulatory, Self-care, Independent Living)

Map 13- Population with Disabilities - City of Ocean City Region
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Map 14- Population with Disabilities - City of Ocean City Region
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Age (Table 2)
The age distribution in Ocean City has remained constant with a few minor changes since 1990. The
majority of people are between the ages of 18 and 64, though as people age out of that range the
percentage of the population of 65+ has increased. Since 1990, the number of residents aged 18-64 has
decreased by 30.3%. The number of residents under 18 has decreased by 35.37% since 1990. While
residents ages 65+ as a whole has decreased minimally in population (-1.2%) since 1990, they have
increased their proportion of the total population from 22.65% in 1990 to 29.66% currently. During this
time the under 18 total population went from 16.86% to 14.44%, and 18-64 went from 60.5% to 55.89%.
In the Region, from 1990 to 2000, all age groups saw an increase in total population with minimal
movement on percentages. Since 2000, in line with total population loss, the age groups Under 18 and
18-64 have seen a decrease in total population, with 18-64 increasing its total population majority by
2.79 percentage points, while under 18 lost 4.06 percentage points to go along with a -21.78% change in
its number of residents. The 65+ age group increased in population by .99% and percentage points by
1.27.

Sex (Table 1 and 2)
The gender distribution of Ocean City is skewed slightly in favor of the female population though males
have seen a slight upward trend and increased their percentage of the population by 1.03 percentage
points since 1990 from 45.97% to 47%. The Region is very similar with males having increased their
percentage by .51 percentage points since 1990 from 48.11% to 48.62%, after having gone down in
2000.

Family Type (Table 1 and 2)
In Ocean City, the amount of families with children has seen a constant percentage decline since 1990,
and saw a 56% decrease in the total number of families with children from 1990 to 2000. The number of
families with children has increased by 38% since 2000 but the percentage of families with children has
continued to decline down to 28.22%, down from 33.86% in 1990.
Ocean City’s Region has also seen a decline in the number of families with children since 1990, starting
with a 32% decline from 1990 to 2000. The amount of families with children has increased by 23.9%
since 2000 but decreased from 40.67% to 34.02% of the total number of families.
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Table 1: Demographic Overview of City of Ocean City and Region
Demographic Indicator

(Ocean City, NJ CDBG)
Jurisdiction

Race/Ethnicity

#

White, Non-Hispanic

(Ocean City, NJ) Region
%

#

%

10,455 89.35%

84,522

86.90%

Black, Non-Hispanic

359

3.07%

4,244

4.36%

Hispanic

643

5.50%

6,054

6.22%

Asian or Pacific Islander,
Non-Hispanic
Native American, NonHispanic
Two or More Races, NonHispanic
Other, Non-Hispanic

83

0.71%

850

0.87%

8

0.07%

143

0.15%

143

1.22%

1,367

1.41%

10

0.09%

85

0.09%

National Origin

#

%

#

%

#1 country of origin

Mexico

189

1.70%

Mexico

1,264

1.37%

#2 country of origin

Honduras

73

0.66%

Germany

310

0.34%

#3 country of origin

Costa Rica

60

0.54%

Vietnam

289

0.31%

#4 country of origin

Germany

47

0.42%

Russia

235

0.26%

#5 country of origin

England

38

0.34%

Colombia

189

0.21%

#6 country of origin

Jamaica

37

0.33%

Italy

178

0.19%

#7 country of origin

Russia

36

0.32%

Philippines

153

0.17%

#8 country of origin

Spain

31

0.28%

Poland

153

0.17%

#9 country of origin

Dominican
Republic

28

0.25%

England

126

0.14%

#10 country of origin

Peru

27

0.24%

Other UK

110

0.12%

#

%

#

%

Spanish

385

3.46%

Spanish

2,551

2.77%

SerboCroatian
Other &
Unspecified
Language

33

0.30%

Vietnamese

289

0.31%

27

0.24%

Russian

272

0.30%

Limited English Proficiency
(LEP) Language
#1 LEP Language
#2 LEP Language
#3 LEP Language
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Demographic Indicator

(Ocean City, NJ CDBG)
Jurisdiction

#4 LEP Language

Russian

8

0.07%

Italian

186

0.20%

#5 LEP Language

Chinese

6

0.05%

129

0.14%

#6 LEP Language

Null

0

0.00%

Other IndoEuropean Language
French

106

0.12%

#7 LEP Language

Null

0

0.00%

Portuguese

88

0.10%

#8 LEP Language

Null

0

0.00%

Tagalog

78

0.08%

#9 LEP Language

Null

0

0.00%

71

0.08%

#10 LEP Language

Null

0

0.00%

Other Slavic
Language
Chinese

69

0.07%

Disability Type

#

%

#

%

Hearing difficulty

385

3.50%

3,918

4.37%

Vision difficulty

129

1.17%

2,012

2.25%

Cognitive difficulty

455

4.13%

4,483

5.00%

Ambulatory difficulty

682

6.19%

7,174

8.00%

Self-care difficulty

298

2.71%

2,758

3.08%

Independent living
difficulty
Sex

555

5.04%

5,209

5.81%

#

%

#

%

Male

5,499

47.00%

47,287

48.62%

Female

6,202

53.00%

49,978

51.38%

Age

#

%

#

%

Under 18

1,690

14.44%

18,349

18.86%

18-64

6,540

55.89%

57,939

59.57%

65+

3,471

29.66%

20,977

21.57%

Family Type

#

%

#

%

Families with children

871

28.22%

8,828

34.02%

(Ocean City, NJ) Region

Note 1: All % represent a share of the total population within the jurisdiction or Region, except family
type, which is out of total families.
Note 2: 10 most populous places of birth and languages at the jurisdiction level may not be the same as
the 10 most populous at the Region level, and are thus labeled separately.
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Demographic Indicator

(Ocean City, NJ CDBG)
Jurisdiction

(Ocean City, NJ) Region

Note 3: Data Sources: Decennial Census; ACS
Note 4: Refer to the Data Documentation for details (www.hudexchange.info/resource/4848/affh-datadocumentation).
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Table 2 Demographic Trends for the City of Ocean City and City of Ocean City Region

(Ocean City, NJ CDBG) Jurisdiction
Race/Ethnicity
White, Non-Hispanic
Black, Non-Hispanic
Hispanic
Asian or Pacific Islander,
Non-Hispanic
Native American, NonHispanic
National Origin
Foreign-born

1990 Trend
#
%
14,453
93.16%
754
4.86%
199
1.28%
65
0.42%

2000 Trend
#
%
14,209
92.39%
676
4.40%
304
1.98%
115
0.75%

2010 Trend
#
%
10,455
89.35%
455
3.89%
643
5.50%
110
0.94%

Current
#
10,455
359
643
83

%
89.35%
3.07%
5.50%
0.71%

21

0.14%

45

0.29%

27

0.23%

8

0.07%

370

2.39%

560

3.64%

455

3.89%

706

6.03%

170

1.10%

342

2.22%

313

2.67%

459

3.92%

Male
Female
Age
Under 18

7,131
8,381

45.97%
54.03%

7,114
8,264

46.26%
53.74%

5,499
6,202

47.00%
53.00%

5,499
6,202

47.00%
53.00%

2,615

16.86%

2,532

16.47%

1,690

14.44%

1,690

14.44%

18-64

9,384

60.50%

8,860

57.61%

6,540

55.89%

6,540

55.89%

65+
Family Type

3,513

22.65%

3,986

25.92%

3,471

29.66%

3,471

29.66%

1,434

33.86%

631

32.90%

871

28.22%

871

28.22%

LEP
Limited English
Proficiency
Sex

Families with children

Ocean City, New Jersey
Analysis of Impediments to Fair Housing Choice 2019-2023 Update

31

(Ocean City, NJ) Region
Race/Ethnicity
White, Non-Hispanic

1990 Trend
#
%
87,125
91.67%

2000 Trend
#
%
92,129
90.03%

2010 Trend
#
%
84,522
86.90%

Current
#
84,522

%
86.90%

Black, Non-Hispanic

5,196

5.47%

5,429

5.31%

5,036

5.18%

4,244

4.36%

Hispanic
Asian or Pacific Islander, NonHispanic
Native American, Non-Hispanic

1,830
547

1.93%
0.58%

3,369
864

3.29%
0.84%

6,054
1,103

6.22%
1.13%

6,054
850

6.22%
0.87%

176

0.19%

344

0.34%

439

0.45%

143

0.15%

2,432

2.56%

3,287

3.21%

4,017

4.13%

5,246

5.39%

1,579

1.66%

2,331

2.28%

3,175

3.26%

4,217

4.34%

Male

45,727

48.11%

48,975

47.86%

47,287

48.62%

47,287

48.62%

Female

49,328

51.89%

53,351

52.14%

49,978

51.38%

49,978

51.38%

Under 18

21,078

22.17%

23,458

22.92%

18,349

18.86%

18,349

18.86%

18-64

54,826

57.68%

58,096

56.78%

57,939

59.57%

57,939

59.57%

65+

19,151

20.15%

20,772

20.30%

20,977

21.57%

20,977

21.57%

Family Type
Families with children

10,481

40.38%

7,124

40.67%

8,828

34.02%

8,828

34.02%

National Origin
Foreign-born
LEP
Limited English Proficiency
Sex

Age

Note 1: All % represent a share of the total population within the jurisdiction or Region for that year, except family type, which is out of total families.
Note 2: Data Sources: Decennial Census; ACS
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Summary of Demographic Characteristics
The populations of Ocean City and its Region have both seen a decline, with the City experiencing higher
declines, losing over a quarter of its population since 2000. Since 1990 the City and Region has seen
their Hispanic populations grow substantially. During the same time the City and Region has seen their
Black populations decline, with the City experiencing a loss of over half of its Black population since
1990. As of now, the overwhelming majority of the City and Region continues to identify as White, NonHispanic.
The foreign populations of the City and Region have increased substantially since 1990, with the City
nearly doubling the number of foreign-born residents and the Region more than doubling its number of
foreign-born residents. The plurality of these resident’s national origin is Mexico. In Ocean City the next
two countries of origin are both in Central America, Honduras and Costa Rica, while the Region’s 2nd and
3rd countries of origin is more diverse consisting of Germany and Vietnam. Due in part to increases in the
foreign-born population, the Limited English Proficiency population of the City has increased as well.
Spanish is the native language of an overwhelming majority of the Limited English Proficiency population
of the City and Region.
Since 1990, there has been an increase in the percentage of its population that are 65+, and a decrease
of Under 18 and 18-64. In the Region, since 2000 the age groups of 18-64 and 65+ increased their
percentages of the total population minimally by under two percentage points, while Under 18 lost 4.06
percentage points.
In Ocean City, the number of families with children has seen a constant percentage decline since 1990,
corresponding with an increase in the 65+ age group and a decline in the Under 18 population. The
Ocean City Region has seen a decline in the overall number of families with children since 1990, and
while the number increased since 2000 its percentage of the population declined.

B. Housing Profile
The City of Ocean City has a very diverse housing stock, including multi-million-dollar beachfront
mansions and multifamily vacation rentals as well as more modest single-family and two-family
structures. The importance of providing affordable housing in the City will encourage diverse, mixedincome communities. The lack of affordable housing in the City will eliminate these benefits and
ultimately lead to increased segregation. This section will provide an overview of the existing supply of
housing in the City of Ocean City and the Ocean City Region.
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Housing Supply
As seen below in Table 3, the 2010 Census reported 20,871 housing units in Ocean City. This number
represents a 2.82% increase from the 20,298 units in the 2000 housing stock. The 2013-2017 American
Community Survey estimates that demand for housing in the City has gone down since, projecting that
the City has lost 1,064 units accounting for a decrease of 5.1% from 2010 to 2017. This could be a result
of demolition of older multi-unit buildings, which have been replaced with either single family units or
new multi-unit buildings with larger units.
Table 3: Housing Units in the City of Ocean City and Region by Occupancy Status
2000
2010
2017
2000-2017
change (%)
Ocean City
Total housing units
20,298
20,871
19,807
-2.4%
Occupied units
Vacant units
Vacancy rate
Cape May County
Total housing units

7,464
12,834
63.2

5,890
14,981
71.8

5,234
14,573
73.6

-29.88%
+13.55%
+10.4%

91,047

98,309

99,014

+8.75%

Occupied units
Vacant units
Vacancy rate
New Jersey
Total housing units
Occupied housing units
Vacant housing units

42,148
48,899
53.17%

40,812
57,497
58.5%

39,861
59,153
59.7%

-5.42%
+20.97%
+6.53%

3,310,275
3,064,645
245,630

3,553,562
3,214,360
339,202

3,595,055
3,199,111
395,944

+8.6%
+4.39%
+61.19

9.5%

11.0%

+3.6%

Vacancy Rate
7.4%
Source:2000,2010 Census, 2013-2017 ACS
Types of Housing Units

As shown in Table 4, according to the 2013-2017 American Community survey, of the City’s 19,807 total
units in 2017, 13,962 were single-family attached and detached units accounting for 70.5% of the
housing units in the City. This is a marked difference from when this data was reported in the 2000
census when the majority of units in Ocean City (57.3%) were contained in structures with two or more
units. The change in unit types likely started to occur sometime between 2000 and 2012, as between
this time one unit attached units went from 10.9% of the housing units in 2000 to 33.1% in 2012, and
further increased to 40.7% in 2017.
The number of units identified as two-unit structures have decreased by 68.9% from 7,426 to 2,308.
There could be several factors causing this decrease including: existing two-unit buildings were
demolished, and replaced by new construction of single-family detached units or, former single owner
duplexes were converted into condos, or there could be confusion with reporting of units.

Ocean City, New Jersey
Analysis of Impediments to Fair Housing Choice 2019-2023 Update

34

As shown in Table 6 below, there may have been a substantial amount of demolition and construction
from 2000 to 2017, with the overall amount of housing changing very little but as of 2017, 19% of the
housing units in the City were built since 2000. The amount of new housing units from 2010- 2017 lags
far behind the pace of new construction in the prior decades, as units built since 2010 are just 2.7% of
total housing units in Ocean City.
The distribution of housing unit types in the City differs from the distribution of units in Cape May
County, as seen in Table 5. Units in Cape May County had slightly higher rates of single-family attached
and detached units (76.3%), but notably there are more single detached units, which account for over
50% of all housing units, while they account for just 29.8% of the City of Ocean City units.
Table 4: Housing Units by Structure Type - City of Ocean City

Units in Structure
2000(2000 Census)
2012(2008-2012 ACS)
Total housing units
20,298
100.0 20,056
100.0
1-unit, detached
6,453
31.8
6,406
31.9
1-unit, attached
2,208
10.9
6,637
33.1
2 units
7,426
36.6
3,823
19.1
3 or 4 units
1,655
8.2
1,225
6.1
5 to 9 units
784
3.9
630
3.1
10 to 19 units
513
2.5
289
1.4
20 or more units
1,250
6.2
1,046
5.2
Mobile home
9
0.0
0
0.0
Boat, RV, van, etc.
0
0.0
0
0.0

2017(2013-2017ACS)
19,807
100.00
5,900
29.8%
8,062
40.7%
2,308
11.7%
997
5.0%
496
2.5%
592
3.0%
1,447
7.3%
0
0.0%
5
0.0%

Note: not reported as part of 2010 Census
Table 5: Housing Units by Structure Type - Region/County 2017

Total:

99,014

%

1, detached
51,097
51.6
1, attached
24,492
24.73
2
6,773
6.84
3 or 4
4,065
4.1
5 to 9
2,556
2.58
10 to 19
2,076
2.1
20 to 49
1,772
1.79
50 or more
2,803
2.83
Mobile home
3,365
3.4
Boat, RV, van, etc.
15
.015
Source (2013-2017 American Community Survey Table)
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Table 6: Year Structure built 2017- City of Ocean City
YEAR STRUCTURE BUILT
%
Total housing units
19,807
100.00
Built 2014 or later
242
1.20%
Built 2010 to 2013
299
1.50%
Built 2000 to 2009
3,222
16.30%
Built 1990 to 1999
2,387
12.10%
Built 1980 to 1989
3,643
18.40%
Built 1970 to 1979
2,444
12.30%
Built 1960 to 1969
1,796
9.10%
Built 1950 to 1959
1,452
7.30%
Built 1940 to 1949
790
4.00%
Built 1939 or earlier
3,532
17.80%
Built 1939 or earlier
3,532
17.80%
Source 2013-2017 American Community Survey

As seen in Table 7, in all of the City’s six census tracts, single family attached and detached units account
for over 50 percent of the housing units, ranging from as high as 87.24% in Tract 202.05 in the most
southern part of the island to as low as 51.83% in Census Tract 201.01, where all of the City’s Housing
Authority units are located. The only area where single family detached housing account for a majority
of housing is in Census tract 202.01, which covers the Gardens neighborhood on the most northern end
of the island.
Table 7: -Housing Type by Census Tract 2017- Ocean City

Total:
1,
detached
1,
attached
2
3 or 4
5 to 9
10 to 19
20 to 49
50 or
more
Mobile
home
Boat,
RV, van,
etc.

Census Tract
201.01
Estimate %
4,789
100.00
1,125
23.49

Census Tract
Census Tract
201.02
202.01,
Estimate %
Estimate %
3,876
100.00 1,454
100.00
994
25.64
1,109
76.27

Census Tract
202.03
Estimate %
4,200
100.00
1,501
35.74

Census Tract
202.05
Estimate %
3,237
100.00
799
24.68

Census Tract
202.06
Estimate %
2,251
100.00
372
16.53

1,357

28.34

1,245

32.12

116

7.98

1,994

47.48

2,025

62.56

1,325

58.86

810
506
202
163
331
295

16.91
10.57
4.22
3.40
6.91
6.16

609
221
84
207
237
279

15.71
5.70
2.17
5.34
6.11
7.20

140
69
20
0
0
0

9.63
4.75
1.38
0.00
0.00
0.00

245
76
81
67
15
221

5.83
1.81
1.93
1.60
0.36
5.26

299
47
42
16
4
0

9.24
1.45
1.30
0.49
0.12
0.00

205
78
67
139
49
16

9.11
3.47
2.98
6.18
2.18
0.71

0

0.00

0

0.00

0

0.00

0

0.00

0

0.00

0

0.00

0

0.00

0

0.00

0

0.00

0

0.00

5

0.15

0

0.00

Source: 2013-2017 ACS
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Vacancy Status
The 2013-17 American Survey reported 5,234 occupied housing units (26.4%) and 14,573 vacant housing
units (73.6%), as seen in Table 8. This follows an upward trend of Ocean City’s vacancy rate since 2000,
which has seen the vacancy rate increase by 10.4 percentage points, and the overall number of vacant
units increase by 13.55%. This vacancy rate is very high, the state’s vacancy rate according to the 2017
American Community Survey was 11% (Table 3). The high vacancy rate is attributed to the seasonality of
Ocean City, as the majority of property owners do not live in the City full time and the number of units is
nearly double the population.
With the population loss within the City, former residents are either choosing to live in the area parttime, renting their properties, or selling their homes to non-full-time residents. This would explain the
increase in vacant units and the vacancy rate. While some of the units owned by non-residents are
rented out year-round most of them sit vacant throughout the non-summer seasons. Of the 14,573
vacant units, 88.6% or 12,920 of the unit vacancies were vacant due to seasonal, recreational, or
occasional use. All of the other vacancy types combined represent 1,653 units, which would give the City
an 8.34% vacancy rate excepting vacation properties, which would be lower than the state’s overall
vacancy rate.
The Region has a lower vacancy rate according to the 2013-2017 American Community Survey at 59.7%,
though still very high compared to the state’s 11% vacancy rate. Similar to Ocean City the number of
vacant units and the vacancy rate has been trending upward since 2000. This is also attributed to the
seasonality and summer geared tourism of the Region, as the overwhelming majority (84.5% or 50,003)
of vacant units are vacant due to seasonal, recreational, or occasional use.
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Table 8 -Vacancy Trends – City of Ocean City
VACANCY STATUS

Vacant housing units

For rent
Rented or sold not occupied
For sale only
For seasonal, recreational,
or occasional use
For migratory workers
Other vacant
VACANCY STATUS

Vacant housing units

Ocean City

2000
12,834
% of
vacant
units
991
7.7
127
1
109
.8
11,440
89.1
3
164

1,207
135
258
12,125

% of
vacant
units
8.1
0.9
1.7
80.9

2013-2017
14,573
% of
vacant
units
774
5.3
110
.8
476
3.3
12,920
88.6

0.0 unreported
0.0
0
1.3
1,256
8.4
293
Ocean City Region/ Cape May County

2000
48,899
% of
vacant
units
3,148
6.4
589
1.2
808
1.6
43,124
88.2

For rent
Rented or sold not occupied
For sale only
For seasonal, recreational,
or occasional use
For migratory workers
8
Other vacant
1,222
Source:2000,2010 Census, 2013-2017 ACS

2010
14,981

0.0
2.5

2010
57,497

4,427
412
1,414
48,814

% of
vacant
units
7.7
0.7
2.5
84.9

unreported
2,430

0.0
4.2
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0.0
2

2013-2017
59,153
% of
vacant
units
5,343
9
371
.6
1,679
2.8
50,003
84.5
85
1,642

.1
2.8
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Housing Tenure
According to Table 9 the rate of owner-occupancy in the City, is 63.37%. This percentage is lower than
the percentage in the Region which has an owner-occupancy rate of 74.6%. Of 5,720 total occupied
units, 2,095 (36.63%) were renter-occupied.
Ocean City’s overall rate of home ownership is 63.37%, rates vary significantly among racial and ethnic
populations. Of all owner-occupied units, the household identified as:
•
•
•
•
•

White, Non-Hispanic households: 99.17%
Black, Non-Hispanic households: 0%
Hispanic households: 0.28%
Asian/Pacific Islander, Non-Hispanic: 0%
“Other” -Non- Hispanic: 0.55%

The Regional percentages differ slightly but are very similar. The main difference being that Black
households were the minority group with the highest rate of home ownership at 2.74% of owneroccupied units in the county/Region. Hispanic and Asian/Pacific Islander households comprised
1.96% and .43% of owner-occupied households.
There are 2,095 renter-occupied units in Ocean City, according to AFFH data. Higher rental rates among
various racial and ethnic groups are notable as follows:
• The highest minority occupied-rental rate was of Black Households who account for 8.59% of
occupied-rental units. In the Region, they comprise the 2nd highest minority group in
percentage of renter-occupied units at 6.1%
• Hispanic households account for 6.92% of rental occupied units in Ocean City. In the
Region/county they are the minority group with the highest number of renter-occupied units
comprising of 9.63% of all renter-occupied households.
• Other, Non-Hispanic accounted for 1.19% of occupied-rental units in the City, and 1.16% of
occupied rental households in the county/Region
• Asian or Pacific Islander accounted for .19% of occupied rental units Ocean City, and 1.58% of
occupied rental households in the Region/county.
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Table 9 - Homeownership and Rental Rates by Race/Ethnicity

(Ocean City, NJ CDBG) Jurisdiction

(Ocean City, NJ) Region

Homeowners

Renters

Homeowners

Renters

#

%

#

%

#

#

%

Non- 3,595

99.17%

1,740

83.05%

29,835 94.50%

8,720

81.15%

Non- 0

0.00%

180

8.59%

865

2.74%

655

6.10%

10

0.28%

145

6.92%

620

1.96%

1,035

9.63%

0

0.00%

4

0.19%

135

0.43%

170

1.58%

0

0.00%

0

0.00%

30

0.10%

40

0.37%

20

0.55%

25

1.19%

85

0.27%

125

1.16%

3,625

-

2,095

-

31,570 -

Race/Ethnicity
White,
Hispanic
Black,
Hispanic
Hispanic

Asian or Pacific
Islander,
NonHispanic
Native American,
Non-Hispanic
Other,
NonHispanic
Total Household
Units

%

10,745 -

Note 1: Data presented are numbers of households, not individuals.
Note 2: Data Sources: CHAS
C. General Issues
i. Segregation/Integration
Segregation Levels in the Jurisdiction and Region
Table 10 below, shows the racial and ethnic dissimilarity trends in the City of Ocean City and the Region
as a whole. According to the AFFH Data Documentation, “The dissimilarity index (or the index of
dissimilarity) is a commonly used measure of community-level segregation. The dissimilarity index
represents the extent to which the distribution of any two groups (frequently racial or ethnic groups)
differs across census tracts or block-groups The values of the dissimilarity index range from 0 to 100,
with a value of zero representing perfect integration between the racial groups in question, and a value
of 100 representing perfect segregation between the racial groups. Dissimilarity Index values between 0
and 39 generally indicate low segregation, values between 40 and 54 generally indicate moderate
segregation, and values between 55 and 100 generally indicate a high level of segregation.”
The City of Ocean City has moderate to high levels of segregation in three out of the four index values
measured. The only measure that is considered an amount of low segregation is Asian or Pacific
Islander/ White, the Asian population currently account for .71% of the City’s population (Table 1). Non-

Ocean City, New Jersey
Analysis of Impediments to Fair Housing Choice 2019-2023 Update

40

White/White and Hispanic/White are considered to have moderate levels of segregation. And
Black/White has a high level of segregation at 58.12.
The Region’s dissimilarity index values are very similar to the City, but have slightly lower amounts of
segregation in every value. The Region has a higher percentage of minority population than in Ocean
City. Asian or Pacific Islander. White is the only value of low segregation. Non-White/White and
Hispanic/White are considered to have a moderate level of segregation. The amount of Black/White
segregation is 54.93 which would be categorized as moderate. If rounded to 55, is the lowest number
that can be considered high amount segregation.
Table 10 - Racial/Ethnic Dissimilarity Trends

Racial/Ethnic Dissimilarity
Index

(Ocean City, NJ CDBG) Jurisdiction
(Ocean City, NJ) Region
1990
2000 2010 Current 1990 2000 2010 Current
Trend
Trend Trend
Trend Trend Trend

Non-White/White

41.64

40.68

37.02

47.27

48.41

43.27

37.18

43.04

Black/White

46.35

52.31

48.96

58.12

59.76

54.29

46.00

54.93

Hispanic/White
Asian or Pacific
Islander/White

31.89

27.70

37.48

46.50

37.35

42.50

39.73

44.23

22.32

22.03

24.88

35.29

24.11

20.19

23.30

35.20

Note 1: Data Sources: Decennial Census
Note 2: Refer to the Data Documentation for details (www.hudexchange.info/resource/4848/affh-datadocumentation).

Changes in Segregation Levels
Since 1990 the levels of segregation in Ocean City have increased in every index measured. In three out
of the four indexes it has increased by over ten points. The largest increase was in the Hispanic/White
value, which has increased by 14.61 since 1990, and 18.8 since 2000. During this time the Hispanic
population in Ocean City has increased by 223.11%. The Black/White index saw similar index increases
between 1990-2000(5.96) and 2000-Current (5.81), even as during this time the Black population
decreased by more than half, the amount of segregation of the remaining Black residents continued to
increase.
The levels of segregation for the Region has been different in that half of the index levels decreased in
levels of segregation and half of the index have increased since 1990. Non-White/White and
Black/White decreased by 5.37 and 4.83 respectively. Hispanic/White and Asian or Pacific
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Islander/White saw increases. Hispanic/White saw an increase of 6.88, much less than Ocean City’s
increase in this index, during this time the Region has seen its Hispanic population increase by 230.82%.
Map 15- Census tract 201.01 Race/ethnicity
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Table 11 - Racial/Ethnic Data Census Tract 201.01
Census Tract 201.01
Block
Group
1

%

Block
Group
2

%

1,007

Block
Group
3

Total:

1,079

Hispanic or
Latino

171

15.85 72

7.15

White alone

646

59.87 853

84.71 875

Black or African
American alone

193

17.89 56

5.56

American
Indian and
Alaska Native
alone

1

0.09

0

Asian alone

14

1.30

Native
Hawaiian and
Other Pacific
Islander alone

0

Some Other
Race alone
Two or More
Races:

%

925
26

Block
Group
4

%

845
2.81

127

Total

%

3,856
15.03 396

10.27

94.59 664

78.58 3038

78.79

4

0.43

29

3.43

282

7.31

0.00

6

0.65

1

0.12

8

0.21

4

0.40

4

0.43

11

1.30

33

0.86

0.00

0

0.00

0

0.00

0

0.00

0

0.00

0

0.00

1

0.10

0

0.00

2

0.24

3

0.08

54

5.00

21

2.09

10

1.08

11

1.30

96

2.49

Source: 2010 Census
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Areas with Relatively High Segregation/Integration by Race/Ethnicity/National Origin/LEP
According to the data in Tables 1, 2, and the 2010 Census, there are no areas of Ocean City where the
non-White population is the majority. As seen in Table 11, there is only one census block group where
non-White residents make up more than 22% of the population. This is Census Tract 201.01 Block Group
1, where non-White residents account for about 40% of the population. In this area over half of the
Black residents in Ocean City reside and over a quarter of Hispanic residents reside. This is the area from
4th Street to the north, 9th Street to the south, Asbury Ave to the east and the bay to west. This is the
area where the majority of the Ocean City Housing Authority units are, including Bay View Manor and
Pecks Beach Village South. Most recent figures from the 2017 American Community Survey estimate
that this area now has an over 50% non-White population. In 2010, that census tract, consisting of four
block groups, is where 78.5% of Black residents resided and 61.6% of all Hispanic residents. (Table 11)
Census Tracts 201.01 and 201.02 are the only census tracts in Ocean City where all seven block groups
have a White population of less than 95% of the population. The other nine block groups in Ocean City
each have over 95% White, Non-Hispanic populations. These two census tracts account for 93% of the
City’s Black population and 86.8% of the City’s Hispanic population. The combined areas consist of the
area from 4th to 18th street from the Ocean to the bay. Within this area are the central business district
and the main entrance to the City along 9th street, much of the City’s boardwalk businesses, most of the
City’s hotels and motels, and the majority of the City’s tourism focused businesses.
According to Tables 1,2 and 12, the foreign population of Ocean City totals 706 residents. 62.75% of
those residents live in census tract 201.02 which is the area from 9th to 18th Streets from the ocean to
the bay. Of those 443 residents, 295 are from Central America. 170 are from Mexico which is the
largest foreign population in the City; this area accounts for 89.95% of the City’s Mexican population.
Additionally, 89% of the Honduran population and 100% of the Costa Rican population reside in this
tract. These three groups are the groups identified as the top three in foreign born population in all of
Ocean City. The second most populated foreign-born area is Census Tract 201.01 which has just under
20 percent of the foreign-born population. The entirety of the City’s Jamaican and Peruvian population
reside in this area.
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Map 16- Census tract 201.02 Foreign Born Population
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Table 12: Top 10 most populous country of origin in Ocean City by census tract location
Census Tract
Census Tract
Census Tract
Census Tract
Census Tract
Census Tract
201.01
201.02
202.01
202.03
202.05
202.06
% of
% of
% of
% of
% of
% of
% of
Estimate
Estimate
Estimate
Estimate
Estimate
Estimate
total
total
total
total
total
total
total
total
Total:
138 19.55%
443 62.75%
12 1.70%
8 1.13%
33 4.67%
72 10.20% 706
England
Germany
Spain
Russia
Dominican
Republic

6

15.79%

24

63.16%

0

0.00%

7

14.89%

0
0

0.00%
0.00%

0
0.00%
36 100.00%

0
0

0

0.00%

28 100.00%

0.00%

12 25.53%

8 21.05%

0

0.00%

0

0.00%

38

5.38%

28 59.57%

0

0.00%

47

6.66%

31 100.00%
0
0.00%

31
36

4.39%
5.10%

0

0.00%

0.00%
0.00%

0
0

0.00%
0.00%

0
0

0.00%
0.00%

0

0.00%

0

0.00%

0

0.00%

0

0.00%

28

3.97%

37

5.24%

0

0.00%

0

0.00%

0

0.00%

0

0.00%

0

0.00%

170

89.95%

0

0.00%

0

0.00%

0

0.00%

19

10.05%

60 100.00%

0

0.00%

0

0.00%

0

0.00%

0

0.00%

0
0.00%
65 89.04%
0 0.00%
Honduras
Peru
27 100.00%
0
0.00%
0 0.00%
Source: (2009-2013 American Community Survey, Table BO5006)

0

0.00%

0

0.00%

8

10.96%

0

0.00%

0

0.00%

0

0.00%

Jamaica
Mexico
Costa
Rica

37 100.00%

0

0

0.00%

0

0.00%
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189 26.77%
60

8.50%

73 10.34%
27

3.82%

The area where the majority Limited English Proficiency residents reside is the same area where the
majority of the foreign population resides. This area includes Census Tracts 201.01 and 201.02 the area
from 4th to 18th St. It is in these areas where 83.9% of the LEP Population that speak Spanish reside,
Spanish is overwhelmingly the highest most spoken in the LEP Population. The second highest LEP
language is Serbo-Croatian, the entire LEP population speaking that language resides in this area as well,
specifically Census Tract 201.01.
Map 17: LEP Population- Census Tract 201.01 and 201.02

The percentage of families with children in Ocean City varies in different parts of the City, though in
general the rates are low compared to the state rate of 46.1% according to the 2010 Census. Only one
block group has more than 40% of its families with children that is Census Tract 201.01 Block Group 1
which has 43.95% of its families, have children. The area is bounded by 9th street to the south 4th to the
north the bay to west and Asbury Ave to the east, this is the area where almost all Housing Authority
units are located. No census tract has more than 37% of its families, having children. Only two tracts
(201.01 and 201.02) have a rate of families with children higher than the City’s overall percentage of
28.22%. These are in the northern end of the island and are also the areas where above I have shown
them to also be the area where more minority, foreign-born population, and LEP Populations also
reside.
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Owner Occupied/Renter Occupied and Segregated/Integrated Areas
As seen in Table 9, the home-ownership rate in Ocean City is 63.37%, meaning of all household occupied
units in Ocean City 63.37% of those are occupied by their owners. There are three Census Tracts within
Ocean City that have owner-occupied rates higher than the percentages of the City and there are three
tracts with lower rates. The area with the lowest percentage of homeownership, 56.21%, is tract 201.01,
which is the area where a disproportionate number of the minority residents of Ocean City reside and
the location of the Ocean City Housing Authority’s affordable units.
According to the 2013 American Community Survey, only three block groups out of sixteen block groups
in Ocean City, have more renter-occupied units than owner-occupied units. The one block group, Census
Tract 201.01 Block Group 4, with the highest percentage of renters has nearly two thirds of its
households occupied by renters. This encompasses the area from 9th Street to South Asbury Street to
the west and 4th Street to the north, (not included the beach blocks between 5th and fourth streets), and
the ocean to the east.
The Census Tracts that encapsulate the neighborhoods including Merion Park and the Gardens have
lower numbers of occupied units but of those units over 80 percent of the household units are owneroccupied.
It should be noted that tracts with the highest number of households have higher percentages of renteroccupied units. 80.7% of all renter-occupied household units are in the three census tracts with owneroccupied rates of under 63.37%. There is rental housing in integrated areas, including neighborhoods
with a mix of races, however, these neighborhoods are not throughout the City; they are generally in the
same areas that you find the City’s minority, foreign born, LEP, and families with children populations.
These are also the neighborhoods within close proximity to public transit and City services such as
recreational fields, and the library.
In the City of Ocean City, integration is seen in the same neighborhoods that segregation is seen,
specifically on the northern end of the island. The high land and home values has prevented most
minority residents from buying in Ocean City and as the majority of rentals are on the northern end of
the island, this is where they reside.
In Census Tract 201.01, besides the Housing Authority units there are many multi-unit rental buildings,
as well as condo buildings where units are rented year-round. Outside of that area, a large
concentration of rentals is also found in a few large apartment complexes, including Ocean Gardens in
Census tract 201.02 and Wesley by the Bay in Census Tract 202.03.
It is important to note that the overwhelming majority of Ocean City homes are not taken into account
due to the fact they are not owned by full-time residents, many are used strictly as vacation homes. As a
result, for the purposes of this analysis of homeowner versus rental occupied units, around a quarter of
existing units in Ocean City are accounted for. This puts the actual rental rate at closer to 10% and actual
owner-occupied rate at under 20%, if taking into account all housing units occupied and vacant.
In summary, the majority of rental occupied housing are found in specific areas of the City, closer to the
core of the City’s central business district and boardwalk business district, between North Street in the
north end down to 32nd Street.
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Map 18- Home Ownership rates by Census Tract

Map 19- Rental Rates by Census Tract
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Demographic Trends and/or Policies Leading to Future Segregation
The population of Ocean City has decreased, the percentage and overall population of White, NonHispanic and Black Non-Hispanic have decreased. The Hispanic population has been increasing in
percentage of population and overall numbers. While the White and Black populations have decreased,
they have become more segregated, and in all Ocean City is becoming more segregated in every level of
segregation measured.
The White population has decreased by 26.42% since 2000, the Black population has decreased by
46.9% since 2000. The Hispanic population has increased by 111.51% since 2000, and now make up 5.5%
of the City’s population, and 51.6% of all minorities. With population loss the City’s segregation index
increased in all areas.
Currently all affordable housing owned by the City’s housing authority is in the relative same area,
Census Tract 201.01. The City is proposing to create or redevelop Ninety-three (93) new units of
affordable housing as part as their settlement with the Fair Share Housing Center. The plans are to build
additional affordable housing in the City and also tear down existing affordable housing and build new
affordable housing on the same land. However, the majority of affordable units would remain clustered
in the same area. This will only segregate low-income renters more than they currently are.
Of the ninety-three anticipated units, seven units are planned for development in areas outside Census
Tract 201.01. Three units are to be part of a Market to Affordable Program that can be located
throughout the City.
The predominant factors which limited the City and the Housing Authorities choice in where to locate
the affordable housing development are the high land values and scarcity of vacant developable land. As
a tourist destination geared toward families Ocean City is an extremely popular choice to vacation in the
summer and to buy second-homes.

ii. R/ECAPs
RACIALLY AND ETHNICALLY CONCENTRATED AREAS OF POVERTY
HUD developed a methodology that combines demographic and economic indicators to identify areas it
classifies as racially and ethnically concentrated areas of poverty (RECAPs). HUD defines a RECAP as a
census tract that has an individual poverty rate of 40% or more (or an individual poverty rate that is at
least 3 times that of the tract average for the metropolitan area, whichever is lower) and a non-White
population of 50% or more.
There are no census tracts in Ocean City or the Ocean City Region that meet HUD’s RECAP definition,
and there were no RECAP tracts in 1990 or 2000.
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iii. Disparities in Access to Opportunity
Factors that influence housing choice include access to good schools, jobs and public transportation.
HUD has developed a system to measure at what degree neighborhoods offer these. These opportunity
indicators are scored as an index on a scale of 0 to 100, the higher an index score the better access to
good schools, job, and public transportation there is in that area, or as shown on Table 13 for each
race/ethnicity. Table 13 shows the average index values each for race/ethnicity in Ocean City and the
Ocean City region.
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Table 13 - Opportunity Indicators, by Race/Ethnicity
(Ocean City, NJ CDBG)
Jurisdiction

Low
Poverty
Index

School
Proficiency
Index

Labor
Market
Index

Transit
Index

Low
Transportation
Cost Index

Jobs
Proximity
Index

Environmental
Health Index

Total Population
White, Non-Hispanic

72.92

65.05

77.01

20.25

66.40

56.77

87.22

Black, Non-Hispanic

63.60

64.20

82.39

20.91

73.49

68.01

84.83

Hispanic

65.57

64.24

81.10

20.79

71.91

70.27

84.84

70.80

64.29

79.36

20.33

67.54

62.41

85.96

62.00

64.00

84.00

21.00

75.00

59.00

85.00

White, Non-Hispanic

66.70

67.70

75.59

20.30

65.10

48.92

87.38

Black, Non-Hispanic

64.38

64.00

82.88

20.86

74.44

69.89

85.56

Hispanic

99.00

64.00

65.00

20.00

54.00

48.97

93.00

Asian or Pacific Islander,
Non-Hispanic

N/a

N/a

N/a

N/a

N/a

N/a

N/a

Native American, NonHispanic

N/a

N/a

N/a

N/a

N/a

N/a

N/a

White, Non-Hispanic

65.02

44.72

52.79

17.49

52.05

58.70

89.24

Black, Non-Hispanic

58.53

37.48

36.51

18.10

56.00

68.01

88.80

Hispanic
Asian or Pacific Islander,
Non-Hispanic
Native American, NonHispanic
Population below federal
poverty line

48.44

34.50

37.23

18.95

60.51

71.67

87.00

67.92

43.51

51.18

17.91

52.33

66.99

89.64

62.10

38.22

45.41

18.08

55.08

59.00

88.55

White, Non-Hispanic

53.66

41.41

43.85

17.86

54.91

42.85

88.35

Black, Non-Hispanic

42.60

42.73

31.38

18.76

57.32

52.84

86.66

34.85

37.68

32.37

18.91

55.85

43.95

86.67

30.22

24.55

35.70

20.88

66.68

49.64

86.98

64.17

40.61

57.93

17.85

48.15

24.40

85.85

Asian or Pacific Islander,
Non-Hispanic
Native American, NonHispanic
Population below federal
poverty line

(Ocean City, NJ) Region
Total Population

Hispanic
Asian or Pacific Islander,
Non-Hispanic
Native American, NonHispanic

Note 1: Data Sources: Decennial Census; ACS; Great Schools; Common Core of Data; SABINS; LAI; LEHD; NATA
Note 2: Refer to the Data Documentation for details (www.hudexchange.info/resource/4848/affh-data-documentation).
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Educational Opportunities
Disparities in Access to Proficient Schools Based on Race/Ethnicity/National Origin
The School Proficiency Index uses data from standardized testing to describe which areas are within 1.5
miles of high performing elementary schools and which areas are near lower performing schools. Ocean
City’s access to proficient schools for the total population is remarkedly similar for all races/ethnicities
as they all measured between 64 and 65.05. White Non-Hispanic has the highest index and Native
American has the lowest. For the population below the poverty level, not much changes though the
White-Non-Hispanic Index does increase slightly to 67.7, and the Hispanic and Black Non-Hispanic
indexes dips slightly to 64.
The Region’s access to proficient schools is very different than Ocean City’s as the Region’s index
numbers are significantly lower across the board. Additionally, there is a much larger range of 44.7234.5. Similar to Ocean City, White, Non-Hispanic has the highest index, but in the Region, Hispanic has
the lowest index. When only looking at the population below the federal poverty line there are some
changes. The Black- Non-Hispanic index increases by 5.25 to 42.73, and Hispanic index increases from
34.5 to 37.68. Native American-Non-Hispanic increases slightly as well. White, Non-Hispanic decreases
slightly by 3.31to 41.4. A large decline is seen for Asian or Pacific Islander, Non-Hispanic, which dropped
by nearly 20 from 43.5, which put its second for the Region’s total population, to 24.55 which put it last
for those under the poverty line.
In Ocean City all Census Block Groups are given an index of 64, except the two block groups at the most
southern end of the island in Census Tract 202.05, they are given an access to proficient schools Index of
76. This tract is 97.44% White, 18.12% of families have children, have 33 foreign born residents who are
all natives of Germany and Italy. Judging by the similar index of all race/ethnicities in the City there does
not seem to be a disparity on access to proficient schools based on race/ethnicity, foreign born
population or families with children. There are other areas of the City that have an overwhelming
majority White population, few foreign-born residents, and lower than City-wide percentage of families
with children, and they have the same index as those areas with higher minority and foreign-born
populations, and more families with children.
There are three schools in Ocean City, including the Ocean City Primary School(K-3) and Ocean City
Intermediate School (4-8), and Ocean City High School (9-12). The high school and primary school are
located in tract 201.01 and the intermediate school is located in tract 202.03.
Relationship Between the Residency Patterns of Racial/Ethnic, National Origin, And Family Status
Groups and Their Proximity to Proficient Schools.
In Ocean City all races/ethnicities have a very similar School Proficiency Index additionally all but two
block groups have the same index of 64. Therefore, there is no reason to believe that there is
relationship correlation between residency patterns of racial/ethnic, national origin, and family stats
groups and their proximity to proficient schools. There is one school for all the grades in Ocean City
therefore all children attend the same schools from all areas of the City.
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Map 20- School Proficiency Index and Race/Ethnicity

Employment Opportunities
Disparities in Access to Jobs and Labor Markets by Protected Class Groups
Labor Market Engagement Index measures unemployment rate, labor-force participation rate, and
percent of the population (over 25 years old) with at least a Bachelor’s degree. The Labor Market Index
in Ocean City has generally high, similar indexes across all races/ethnicities. Native American has the
highest index at 84, Black Non-Hispanic is next at 82.39, and Hispanic is next at 81.1. White Non-Hispanic
has the lowest Index at 77.01. When just looking at the population under the poverty line, the White
Non-Hispanic index decreases slightly to 75.59, Hispanic decreases substantially down to 65, and Black Non-Hispanic increases to 82.88.
The Region, like schools, is drastically different than Ocean City. All of the indexes are much lower for
Labor Market Index in the Region, indicating lower Labor Market engagement in the region outside
Ocean City. Unlike in Ocean City where they had the lowest index, White-Non-Hispanic has the highest
in the Region of 52.79. Black Non-Hispanic in the City was second highest while in the Region they are
the lowest index, measured at 36.51. For Hispanic the index drop from City to Region is nearly identical
to Black Non-Hispanic, going from 81.1 to 37.23. When looking at the population under the poverty line
all races decrease further except Native American. The largest decrease was seen by the Asian/Pacific
Islander index going from 51.18 to 35.7.

Ocean City, New Jersey
Analysis of Impediments to Fair Housing Choice 2019-2023 Update

54

In Ocean City, the highest Labor Market Index is in Census Tract 201.01 at an Index of 84. The higher
indexes are found in the north end of the island where there are more families with children, minorities,
and foreign-born population. The four most northern tracts indexes are between 84 and 76, and the two
most southern tracts index are 65 and 66. The Region as a whole has a Labor Market Index of 51.
Map 21- Labor Market Index

The Jobs Proximity Index measures the accessibility of a given residential neighborhood as a function of
its distance to all job locations within a CBSA with distance to larger employment centers weighted more
heavily. The Jobs Proximity Index has a much larger range and in general lower index numbers in Ocean
City than the Labor Engagement Market Index. The lower numbers could be attributed to the fact that
Ocean City and its region do not have a large full-time job market, therefore many people that live in
Ocean City are not close to their jobs and do not work in the City. According to the 2017 American
Community Survey, of workers 16 and over living in Ocean City, 42.2% worked in Ocean City, and 54.43%
worked in the Region (including Ocean City.) Therefore 45.57% of the working population of Ocean City
worked outside the region, of those working outside the region, 18.2% work out of state.
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The Hispanic and Black, Non-Hispanic indexes are the two highest, at 70.27 and 68.01 respectively. This
could be a result of the majority of Black and Hispanic residents living in close proximity to most of the
City’s business districts in the northern end of town. Central business district, the boardwalk, and drive
in business district at 9th street. The lowest Index is the same as Labor Market, White Non-Hispanic at
56.77, indicating farther proximity to job centers. When only looking at population under poverty line,
the Black Non-Hispanic increases slightly and is the highest of the three indexes measured. The White
index maintains being the lowest just barely, as the Hispanic index sees a large decline of over 20, down
to 48.97.
The Region indexes are very similar to the City and in some indexes are the exact same. Hispanic and
Black maintain the first and second highest index, and White is the lowest index in the Region as well.
When just looking at those under poverty level in the Region each race saw sizeable decreases. The
highest under poverty index was Black at 52.84 and next was Asian or Pacific Islander at 49.64. Hispanic
declined to 43.95 and White was 4th with 42.85.
NJ Department of Labor statistics indicate the Region had a 13.8% unemployment rate as January 2019,
by far the highest of any county in New Jersey, and three times the state rate of 4.6%. The region saw a
low unemployment of 4.6% in August 2018 but has since increased since the summer season, a pattern
that is seen every year due to the area’s regional focus on summer tourism.
Ocean City had a wide range of Job Proximity Indexes throughout the City where they range of an index
of 5 to an index of 95. Coincidentally, the highest and the lowest block groups are adjacent to each other
within Census Tract 202.06. Block Group 2 is the highest and Block Group 1 is the lowest.
As are seen in the indexes (Map 22) the areas where there are minority populations in general have
higher indexes than many of the areas with very minimal minority populations, due to concentration of
jobs In Ocean City being in the northern end of town, centered around the Downtown business district
on Asbury Ave. It is also in this area where there is access to public transportation as well. The region as
a whole has a Jobs Proximity Index of 48.
If a person is not in close proximity to job centers and cannot move closer to job centers it impacts the
type of job they can obtain. If they do not have access to a personal automobile, they are limited in
location of jobs they can obtain.
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Map 22- Job Proximity Index/ Race Ethnicity

Transportation Opportunities
According to data from the 2017 American Community Survey, few residents of Ocean City commute to
work via public transportation. Of the 4,870 Ocean City residents, 16 and over who were working 4,476
commuted to work in 2017, 1.79% of which commuted via public transit.
Disparities in Access to Transportation Based on Place of Residence
The Transit Trips Index measures how often low-income families use public transportation. In Ocean City
the Transit Index is similar across all races and ethnicities, it is generally very low indicating low public
transportation usage by all families of low-income status. The range is 20.25-21. There is little change
when just looking at those below the poverty line, with the range being 20-20.86. The Region sees a
very similar Transit index as well but just slightly lower, there is little difference between the races and
the range is 17.49-18.95. Like the City, under the poverty rate sees very little change at all, just slightly
higher indexes for Asian or Pacific Islander Non-Hispanic, White Non-Hispanic, and Black Non-Hispanic.
There is very little difference between the parts of the City in this index it ranges from 18-21. Census
Tracts 201.01 and 201.02 have a slightly higher indexes than the rest of the City. This may be due to the
fact the it is harder for the rest of the island to access public transportation as there are only two
documented stops in the City, each are in those two tracts. Additionally, this also the area of the City
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with all affordable housing units therefore more low-income families as well. The region as a whole has
a Transit Trips Index of 18. These indexes indicate low public transportation usage in these areas.

Map 23 -Transit Trips Index

The Low Transportation Cost Index measures the cost of transportation for low-income families. In
Ocean City, the Low Transportation Cost Index is much higher than the Transit Trip Index with a range of
66.4-75, White Non-Hispanic is the lowest measured race and Native American is the highest. Black and
Hispanic are second and third with measures of 73.49 and 71.91. Looking at only poverty population,
White Non-Hispanic sees a slight decrease and Black Non-Hispanic sees a slight increase, while Hispanic
sees a sizeable decrease to 54. The Low transportation cost index in the Region is lower than the City,
with a range of 52.05-60.51. Hispanic is the highest index; Black is the second highest at 56 and White is
the lowest index measured. In the poverty population only, White sees a slight increase as does Black
Non-Hispanic and Hispanic sees a marginal decrease down to 55.85. The City’s indexes vary from area to
area, with the half of the census tracts being between 46- 54 and the other three being from 71-75. The
areas with the higher indexes are the areas with higher minority, foreign born populations, and
affordable housing. they are also the areas where there is easier access to public transportation at the
Ocean City Transportation Center at 10th Street and Haven Ave or at Atlantic Ave and Moorlyn Terrace,
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these are the only two bus stops within Ocean City. The region as a whole has a Low Transportation Cost
Index of 53.
Map 24 - Low Transportation Cost Index

Racial/Ethnic/National Origin/Family Status Groups Most Affected by the Lack of a Reliable,
Affordable Transportation Connection
In Ocean City there does not seem to be any racial/ethnic group with significantly different indexes
regarding access to public transit; all of the races measured are pretty close in relation to one another.
The White Non-Hispanic Index is the lowest for both transportation indexes. The Region has much lower
indexes than the City, most likely due to its lacking of public transportation in many areas.
Nearly all public transportation in Ocean City is through New Jersey Transit. The only form of public
transportation is buses. The most frequent bus route is Route 507 which runs close to 24 hours a day in
Ocean City, with service every half hour during weekday rush hour times, and similar but less service on
the weekends. This route has two stops in Ocean City and runs between Ocean City and Atlantic City
with stops in between in several mainland municipalities in Atlantic County before several stops in
Atlantic City. NJ Transit Route 509 offers limited service daily to and from Ocean City to Atlantic City
from approximate 8 am to 4 pm, with stops in the same towns as Route 507, daily. Route 319 coming to
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and from New York City and Northern New Jersey, only has 2 buses per day. By contrast, NJ Transit does
not reach many parts of the county, due to the low density of development in some areas. A one-zone
intrastate trip on a NJ Transit bus costs are a minimum of $1.60, or $0.75 for seniors and children. The
cost increases up to $3.35. The cost of a round-trip ride from the Ocean City Bus Terminal to the
Atlantic City Bus Terminal and back is $6.70.
Cape May County addresses service gaps in less populated areas through its operation of Fare-Free
Transportation (FFT), a community paratransit program that primarily serves seniors, persons with
disabilities, veterans and low-income persons. FFT provides reservation-based services, including
demand-response rides and subscriptions, along with modified fixed routes, which require riders to wait
at established transit stops. Rides can be arranged to serve any purpose, including non-emergency
medical appointments, therapy, employment, recreation, personal business and shopping. In order to
ride, residents must call the transportation office to request a ridership ID card.
Other organizations, such as Access Link (NJ Transit), nursing homes and county agencies, provide
flexible fixed-route or demand-responsive transportation services in Cape May County. Most of this type
of service is exclusively for defined demographic or client groups and is limited to daytime hours on
weekdays.
The Fare-Free service, along with other transit services for protected population classes, was reviewed
in a detailed 2007 Regional Human Service Transportation Plan completed for Cape May County by
SJTPO. This document serves as an action plan for the coordination of human service transportation. It
identifies problems in the existing system, including limited weekday and weekend span of service, a low
frequency of service in certain communities for general purpose trips and limited options for
employment-based transportation from communities such as Woodbine.

Low Poverty Exposure Opportunities
The Low Poverty Index measures poverty of a given area, a higher score indicates less exposure and
generally a lower poverty rate. The Low Poverty Index like almost all indexes does not have extreme
varies in indexes. The range is 62-72.92. White Non-Hispanic has the highest index at 72.92 indicating a
lower exposure to poverty than any other race/ethnicity. Black Non-Hispanic has an index of 63.6 and
Hispanic is slightly higher at 65.57. When only looking at the population below poverty, the White NonHispanic index decreases slightly to 66.7, Black Non-Hispanic increases minimally, and Hispanic increases
dramatically to 99 indicating very little exposure to poverty for the Hispanic population below the
poverty line. The different areas of Ocean City vary in their Low Poverty Index ranging from 59 at the
most southern end of the island, to 95 at the most northern end of the island. The tract next to the
lowest index, that includes Merion Park has an index of 99 indicating very little exposure to poverty. The
areas with the majority of the city’s minority and foreign population tract 201.01 has an index of 62,
second lowest in the City’s six census tracts.
The Region has lower indexes than Ocean City. The highest Regional Low Poverty Index is Asian or Pacific
Islander at 67.92. White Non-Hispanic is lower in the Region than the City coming in at 65.02. Black is
lower as well at 58.53, and Hispanic is a sizeable difference down to 48.44 and being the lowest index in
the Region indicating higher exposure to poverty. For those living in poverty for all indexes except
Native American, which saw a slight increase, there are declines in the index. The largest is seen in Asian
or Pacific Islander which index was cut by more than half going from the highest in the Region to lowest,
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down to 30.22, indicating high exposure to poverty. White, Black, and Hispanic also saw declines of
between 11 and 16 points.
Map 25 Low Poverty Index

Place of Residence and Exposure to Poverty
In reviewing a person’s place of residence as a role in their exposure to poverty, the location, condition,
resident’s income and health are so intertwined that it’s difficult, if not impossible, to separate cause
from effect when considering their impact. However, it is apparent that a lack of affordable housing can
force families to make hard budget decisions about food, transportation, and health care. Poverty can
be a cause for poor health. This often means that people will live, work, and play in environments that
are unhealthy and unsafe. Poverty can also create stress that can harm both mental and physical health,
especially in young children.
Environmental Health Index
The Environmental Health Index shows potential exposure to toxins at a neighborhood level. The higher
the index value, the less exposure to toxins harmful to human health. Therefore, the higher the value,
the better the environmental quality of a neighborhood. Ocean City and its region have relatively high
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Environmental Health Indexes indicated good environmental quality. In Ocean City there is very little
disparity between the index among race/ethnicity, it ranges from 84.84 to 87.22. White Non-Hispanic
has the highest index and Black-Non-Hispanic has the lowest. When just looking at the population
below the federal poverty line, the index slightly increases, with Hispanic increasing from 84.84 to 93,
and being the highest index of the population under the poverty line. The region is very similar to Ocean
City, but all indexes are slightly higher. The range is from 87 to 89.64. Asian or Pacific Islander and White
Non-Hispanic are the two highest with an index over 89, Hispanic has the lowest index in the region.
When looking at the population under the federal poverty line all indexes decreased slightly.
Throughout Ocean City the highest indexes are located at the most northern end of the island, the
Gardens Neighborhood, and in the Census Tract around 34th street that encompasses the Merion Park
neighborhood. The index is 93 in these two areas. The lowest indexes are located in Census Tract 201.01
and 201.02, which are the areas where most of the city’s minority and foreign-born populations reside.
Map 26- Environmental Health Index
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iv. Disproportionate Housing Needs
In Table 14 ‘Demographics of Households with Disproportionate Housing Needs’ below housing
problems are defined as incomplete kitchen facilities, incomplete plumbing facilities, more than one (1)
person per room or a housing cost burden greater than 30%.
In Ocean City, 42.31% of households have at least one of these four housing problems: incomplete
kitchen facilities, incomplete plumbing facilities, more than one person per room, and cost burden
greater than 30%. The Black population has a very high rate of housing problems as 80.56% of Black
households report having at least one of the housing problems. Of the White Non-Hispanic households,
which account for 93.27% of the City’s households, 40.96% of them report having one of the housing
problems. These households account for 90.29% of the households reporting problems. 35.48% of all
Hispanic households report having housing problems as well. All 4 Asian or Pacific Islander households
report problems. 87.5% of Other-Non-Hispanic households have housing problems, and more than half
(52.08%) of all Households of five or more people in Ocean City report having a housing problem. Just
less than half (49.18%) of all non-family households report having a housing problem. And while
households of less than five people make up 52.95% of households in Ocean City, only 35.82% of those
household’s report housing problems. The Census Tracts with the highest percentage of households
with housing problems are the two census tracts where the majority of minority and foreign-born
households reside, Census Tracts 201.01 and 201.02 where 47.83% and 47.28 % of households have
housing problems.
Regionwide the percentage of families is very similar with 41.25% of households reporting a housing
problem. The percentage of White households with a housing problem is very similar to the City at
40.24%. In the Region they represent a slightly lower 91.11% of households. The percentage of Black
households with a housing problem is much lower than the City with 52.21% of Black households
reporting a problem, but still higher than the Region overall average. 53.2% of Hispanic households
report a housing problem representing an increase over Ocean City, and 44.22% of Asian Households
report having a problem. In the City the number of Asian households represent .069% of households, in
the Region they account for .72% of households. Over half (51.32%) of non-family households in the
Region have housing problems. A little less than half (48.94%) of households of five or more people have
housing problems. And Households of less than five people have the lowest rate of housing problems at
(34.36%), very similar distributions to the city.
Excluding White households, the percentage of households with housing problems in Ocean City would
be 61.04% and in the Region 51.59%. In both Region and City, Black Non-Hispanic, Asian, and OtherNon-Hispanic all have housing problems at a rate higher than their respective geographic areas.
23.86% of households in Ocean City have what is categorized as severe housing problems which is
defined as incomplete kitchen facilities, incomplete plumbing facilities, more than 1 person per room,
and cost burden greater than 50%. 22.96% of White Non-Hispanic households have severe housing
problems, which is 56.06% of White Households with housing problems. 36.11% of Black Non-Hispanic
households have severe housing problems, which is 44.8% of Black households with housing problems.
29.03% of Hispanic households have a severe housing problem which accounts for 81.81% of Hispanic
households with housing problems. All Asian households with problems have severe problems. And
56.25% of all Other-Non-Hispanic households have severe housing problems. 56.4% of the households
with housing problems have what is categorized as severe problems.
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In the Region, 22.84% of households have a severe housing problem. 55.04% of White Non-Hispanic
households with housing problems have problems that are considered severe, or 22.15% of all White
Non-Hispanic Households. 54.43% of Black Non-Hispanic Households with housing problems, have
severe problems, or 28.42% of all Black Non-Hispanic Households. Of Hispanic households, 64.09% with
housing problems have severe problems, or 34.1% of all Hispanic Households in the Region. In all every
race/ethnicity with the exception of Native American, for which none of the households have severe
house problems, more than half of the households with housing problems have severe housing
problems. In all 55.37% of the households housing problems in the Region are categorized as severe
problems.
In the City and Region, the only race/ethnicity reporting more than half of all households having housing
problems is Black, Non-Hispanic. In the Region over half of Hispanic families have housing problems
while in the City it is at a lower percentage of the population.
In Table 15 below, “Demographics of Households with Severe Housing Cost Burden”, ‘Severe Housing
Cost Burden” is defined as spending greater than 50% of household income on housing costs. Asian or
Pacific Islander has four households in Ocean City and all have a severe Housing Cost Burden. NonHispanic has the second highest rate of severe Housing Cost burden in Ocean City, at 75% of households.
Though this is based on 32 total households. The race/ethnicity with the highest rate when having over
100 households living in the City are Black Non-Hispanic which 36.11% of households face a severe
housing cost burden. White Non-Hispanic has a 20.34% rate and Hispanic is 16.13% of households. In
the Region, Black Non-Hispanic has the highest rate of housing cost burden of 28.09% which is lower
than the rate in Ocean City. Second highest is Hispanic at 27.21% of households which is a higher rate
than in the City. White Non-Hispanic is about the same rate in City, 20.34% and Region 20.67%. With a
larger number of Asian and Other-Non-Hispanic households, the rates see a drastic reduction in the
Region with Asian or Pacific Islander having a rate of 17.82% and Other Non-Hispanic having a rate of
21.63%. The jurisdiction and Region have very similar overall severe housing burden rates of 21.03% in
Ocean City and 21.14% in the Region.
Looking at household type and size of those with a severe housing cost burden, in both the Jurisdiction,
28.94% and Region, 29.98% the household type with the highest rate is Non-Family Households. In
family Households of 5 or more people, the Region’s rate, 16.51%, is almost double the rate in the City,
8.33%. In family households of less than five people, the jurisdiction, 15.85% and Region 16.32%, have
very similar rates.
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Table 14- Demographics of Households with Disproportionate Housing Needs
Disproportionate
Housing Needs
(Ocean City, NJ CDBG) Jurisdiction
(Ocean City, NJ) Region
Households
#
#
experiencing any of 4
# with
househo
% with
# with
househo % with
housing problems
problems
lds
problems
problems
lds
problems
Race/Ethnicity
White, Non-Hispanic
2,185
5,335
40.96%
15,515
38,555 40.24%
Black, Non-Hispanic
145
180
80.56%
790
1,513 52.21%
Hispanic
55
155
35.48%
880
1,654 53.20%
Asian or Pacific
Islander, Non-Hispanic
4
4
100.00%
134
303 44.22%
Native American, NonHispanic
0
0
N/a
24
68 35.29%
Other, Non-Hispanic
28
32
87.50%
88
208 42.31%
Total
2,420
5,720
42.31%
17,455
42,315 41.25%
Household Type and Size
Family households, <5
people
1,085
3,029
35.82%
8,515
24,784 34.36%
Family households, 5+
people
125
240
52.08%
1,275
2,605 48.94%
Non-family households
1,205
2,450
49.18%
7,660
14,925 51.32%
Households experiencing
# with
#
% with
# with
#
% with
any of 4 Severe Housing
severe
househo
severe
severe
househo
severe
Problems
problems
lds
problems
problems
lds
problems
Race/Ethnicity
White, Non-Hispanic
1,225
5,335
22.96%
8,540
38,555 22.15%
Black, Non-Hispanic
65
180
36.11%
430
1,513 28.42%
Hispanic
45
155
29.03%
564
1,654 34.10%
Asian or Pacific
Islander, Non-Hispanic
4
4
100.00%
77
303 25.41%
Native American, NonHispanic
0
0
N/a
0
68 0.00%
Other, Non-Hispanic
18
32
56.25%
48
208 23.08%
Total
1,365
5,720
23.86%
9,665
42,315 22.84%
Note 1: The four housing problems are: incomplete kitchen facilities, incomplete plumbing facilities,
more than 1 person per room, and cost burden greater than 30%. The four severe housing problems are:
incomplete kitchen facilities,
incomplete plumbing facilities, more than 1 person per room, and cost burden greater than 50%.
Note 2: All % represent a share of the total population within the jurisdiction or Region, except
household type and size, which is out of
total households.
Note 3: Data Sources: CHAS

Ocean City, New Jersey
Analysis of Impediments to Fair Housing Choice 2019-2023 Update

65

Table 15- Severe Housing Cost Burden
Households with Severe Housing
Cost Burden

Race/Ethnicity
White, Non-Hispanic

(Ocean City, NJ CDBG)
Jurisdiction
# with
% with
severe
severe
cost
#
cost
burden households burden

(Ocean City, NJ) Region
# with
% with
severe
severe
cost
#
cost
burden households burden

1,085

5,335

20.34%

7,970

38,555 20.67%

65

180

36.11%

425

1,513 28.09%

25

155

16.13%

450

1,654 27.21%

4

4 100.00%

54

303 17.82%

0

0

N/a

0

24

32

75.00%

45

208 21.63%

1,203

5,720

21.03%

8,944

42,315 21.14%

Family households, <5 people

480

3,029

15.85%

4,045

24,784 16.32%

Family households, 5+ people
Non-family households

20
709

240
2,450

8.33%
28.94%

430
4,475

2,605 16.51%
14,925 29.98%

Black, Non-Hispanic
Hispanic
Asian or Pacific Islander, NonHispanic
Native American, Non-Hispanic
Other, Non-Hispanic
Total
Household Type and Size

68

0.00%

Note 1: Severe housing cost burden is defined as greater than 50% of income.
Note 4: Data Sources: CHAS

Ocean City, New Jersey
Analysis of Impediments to Fair Housing Choice 2019-2023 Update

66

Greatest Housing Burden
The Census Tracts in Ocean City with the highest percentage of households with housing problems are
Census Tracts 201.01 and 201.02. These are also the two census tracts where the majority of minority
and foreign-born households reside, and where 47.83% and 47.28% of households have housing
problems. The census tracts as a whole are predominantly White non-Hispanic, but they are the areas
where 93% of the City’s Black population and 86.8% of the City’s Hispanic population reside.
Additionally, it is also in these two tracts where 82.3% of the foreign-born population reside, including
94.06% of the City’s population from Latin America. It is in these areas where all of the City’s public
housing authority properties are and where 57.62% of renter occupied units are located.
In the Region, the area with the highest percentage of households with housing problems is located in
Census Tract 214.00, consisting of parts of Wildwood and West Wildwood. 68.62 % of households have
housing problems in this area. As a whole the Census Tract is majority White Non-Hispanic at a rate of
63.24%. Though two out of the four block groups have a minority-majority population, consisting of
predominantly Hispanic residents. As a whole the tract is 29.24% Hispanic.
Map 27- Housing Problems Ocean City, NJ

Ocean City, New Jersey
Analysis of Impediments to Fair Housing Choice 2019-2023 Update

67

Map 28- Housing Problems in Region- Wildwood, NJ

D. Publicly Supported Housing Analysis

Table 16 - Publicly Supported Housing by Program Category: Units by Number of Bedrooms and
Number of Children

Households in 0-1
Bedroom
Units
Housing Type
Public
Housing
Project-Based
Section 8
Other
Multifamily
HCV Program

#

%

(Ocean City, NJ CDBG) Jurisdiction
Households in 2
Households in 3+
Bedroom
Bedroom
Units
Units
#

%

#

%

Households with
Children
#

%

77

66.38%

23

19.83%

15

12.93%

32

27.59%

59

100.00%

0

0.00%

0

0.00%

N/a

N/a

0

0.00%

0

0.00%

0

0.00%

N/a

N/a

9

69.23%

N/a

N/a

4

30.77%

2

15.38%

Note 1: Data Sources: APSH
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Families with Children and Available Housing Stock
As shown in Table 16, in Ocean City there are three types of Publicly Supported housing programs:
Public Housing owned by the Ocean City Housing Authority, Project based Section 8, and Housing Choice
Voucher Program. Most of the public supported housing is owned and operated by the Housing
Authority, and of their 115 households in units, 77 or 66.96% of the households are in 0-1 Bedroom
units. Households with children account for 27.59% of all households living in Public Housing in Ocean
City. Though it also represents 94.12% of households with children in publicly supported housing in
Ocean City. Project Based Section 8 has the second highest number of households in publicly supported
units at 59 units, which are all 0-1 bedrooms. There is no data available to know if any household with
children live in these units, though Wesley by the Bay where these units are located is a senior complex.
The only other publicly supported housing is part of Housing Choice Voucher program that houses 13
households, of those, 4 are 3 bedrooms or more and 2 of the units are inhabited by households with
children.

Ocean City, New Jersey
Analysis of Impediments to Fair Housing Choice 2019-2023 Update

69

Table 17 - Publicly Supported Households by Race/Ethnicity
Race/Ethnicity
(Ocean City, NJ CDBG)
Jurisdiction
Housing Type

White
#

Black
%

Public Housing

68 59.13%

Project-Based Section 8

57 98.28%

Other Multifamily

N/a

HCV Program
Total Households

#

Hispanic
%

32 27.83%

N/a

8 61.54%

#

%

Asian or Pacific
Islander
#

%

10

8.70%

2

1.74%

0

0.00%

0

0.00%

0

0.00%

0

0.00%

N/a

N/a

N/a

N/a

4 30.77%

1

7.69%

0

0.00%

5,335 93.27%

180

3.15%

155

2.71%

4

0.07%

0-30% of AMI

535 88.43%

35

5.79%

25

4.13%

0

0.00%

0-50% of AMI

825 65.48%

110

8.73%

50

3.97%

0

0.00%

0-80% of AMI

1,705 76.63%

180

8.09%

60

2.70%

4

0.18%

(Ocean City, NJ) Region
Housing Type

White
#

Black
%

Public Housing

68 59.13%

Project-Based Section 8

57 98.28%

Other Multifamily

N/a

HCV Program

244 66.85%

Total Households

#

Hispanic
%

32 27.83%

N/a

#

%

Asian or Pacific
Islander
#

%

10

8.70%

2

1.74%

0

0.00%

0

0.00%

0

0.00%

0

0.00%

N/a

N/a

N/a

N/a

45 12.33%

0

0.00%

74 20.27%

38,555 91.11% 1,513

3.58% 1,654

3.91%

303

0.72%

0-30% of AMI

3,855 86.73%

229

5.15%

315

7.09%

0

0.00%

0-50% of AMI

5,810 64.99%

424

4.74%

615

6.88%

14

0.16%

0-80% of AMI

12,230 75.77%

849

5.26%

864

5.35%

93

0.58%

Note 1: Data Sources: Decennial Census; APSH; CHAS
Note 2: Numbers presented are numbers of households not individuals.
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As shown above in Table 17, in Ocean City White households living in publicly supported housing are
more likely to be living in Project Based Section 8 than other forms of Public Housing. Presently White
households make up 98.28% of project-based Section 8. More White Households live in Public Housing
but they account for 59.13% of households in public housing, which is the lowest percentage of White
households living in all of publicly supported housing types in Ocean City. Black households are more
likely to be a part of the Housing Choice Voucher program, they comprise of 30.77% of households in
the program in Ocean City. The only other housing type that have Black households is public housing
where they are 27.83% of households. Hispanic households are more likely to be in Public Housing, and
Asian and Pacific Islander households are only in public housing.
In the Region, the data shows that the only additional publicly supported housing within the Region is a
Housing Choice Voucher Program. White households are just as likely to live in Project-based Section 8
in the Region as the jurisdiction, though greater amounts of White Households are part of the Housing
Choice Voucher Program than any other publicly supporting housing in the Region, they constitute less
of the total amount of households than project-based Section 8 in Ocean City. While having many more
Housing Choice Voucher program participants outside Ocean City, Black households are still more likely
to live in public housing in Ocean City. Hispanic households are more likely to be a part of the Housing
Choice Voucher program, at a slightly higher rate than public housing, and no Asian or Pacific Islander
households reside in publicly supported housing outside of Ocean City, therefore they are still more
likely to live in Public Housing.
Demographics of Publicly Supported Housing

Privately-Assisted Housing
In addition to the private housing market, there are 60 units of privately-assisted housing in Ocean City.
Privately-assisted housing is privately owned but affordable due to the funding source used to develop
the housing units. (This type of subsidized housing differs from public housing that is owned by a
government entity.) Eligible resident households typically include those who are elderly (either 55 or 62
years of age or older), low income (80% of median income or less), or disabled. Financing for these
affordable units typically comes from state and federal sources such as the Low-Income Housing Tax
Credit Program (LIHTC); the U.S. Department of Agriculture’s Section 515 Program; HUD’s Section 202
(elderly), Section 811 (disabled), and Section 236 and Section 221(d) (family) Programs.
Wesley by the Bay, which is owned and managed by United Methodist Homes of New Jersey, contains
60 one- and two-bedroom apartments for the elderly and disabled. According to the New Jersey
Housing Mortgage Finance Agency (NJHMFA), all 60 units at Wesley will remain in the pool of affordable
housing units for low income households over the next five years. The development was financed by
HUD’s Section 202 Supportive Housing for the Elderly Program.
Publicly-Assisted Housing
The largest public landlord in the City is the Ocean City Housing Authority (OCHA), which owns and
manages 121 assisted rental housing units. These units comprise two developments, Pecks Beach Village
and Bay View Manor. OCHA does not administer Section 8 vouchers under the Section 8 Housing Choice
Voucher program. Pecks Beach Village, constructed in 1964, contains 40 family units and 20 elderly
units. Of the total, 24 units are two-bedroom, 14 are three bedroom and 2 are four-bedroom. Five units
are wheel chair accessible.
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Bay View Manor, built in 1974, is a 61-unit high-rise facility for seniors, containing 37 efficiency units and
24 one-bedroom units. Five units are wheelchair-accessible.

OCHA Expansion Plans
OCHA plays an important role in maintaining and managing housing for low income households in Ocean
City. The authority’s mission focuses primarily on extremely low-income renter households, those with
incomes at or below 30% of median income. As a result, OCHA’s housing program serves as the major
source of housing for extremely low-income households in Ocean City. Public housing in the City
includes 81 units available to the elderly and 40 units for family households; ten of the elderly units are
accessible.
The City of Ocean City has entered into a court-approved agreement and prepared a Third Round
Housing Plan in compliance with the NJ Fair Housing Act that will create 93 affordable housing units
prior to 2025. This settlement will satisfy Ocean City’s current constitutional obligation arising from
more than three decades of court actions, debate and shifting mandates that all New Jersey
municipalities have experienced, and it will allow the City to move forward with providing affordable
housing for local workers, families and the elderly in a manner consistent with the character of Ocean
City.
Ocean City’s plan was negotiated in the context of a Superior Court proceeding in which the City faced a
1,687-unit affordable housing obligation. Successfully arguing that meeting that number is unrealistic on
a barrier island with so little vacant land, Ocean City entered into a settlement agreement in July 2018 to
create 93 units and adjust zoning laws to encourage the private development of additional affordable
housing in all parts of town.
Ocean City’s plan focuses largely on expanding and replacing affordable rental units at existing Housing
Authority sites, including Bayview Manor (at Sixth Street and West Avenue) and at Pecks Beach Village
(along Fourth Street between West Avenue and Simpson Avenue). These units will be developed in
collaboration with the federally funded Ocean City Housing Authority. This partnership will allow Ocean
City to share in costs, economies of scale and grant opportunities. In addition, Ocean City will develop 10
family rental units on City-owned property and purchase three homes through a Citywide market-toaffordable program.

Race/Ethnicity
In Ocean City, 93.27% of households are White, therefore in all public housing types except Project
Based Section 8, they are underrepresented. Black Households represent 3.15% of households but are
represented in public housing types by much larger percentages, 27.83% in public housing and 30.77%
of households in the housing choice voucher program. Hispanics are shown to live in publicly supported
housing types at a higher rate than their share of households in Ocean City, 2.71%, composing of 8.7% of
public housing households and 7.69% of housing vouchers. Asian or Pacific Islander represented .07% of
households in Ocean City of the 4 total households half of them live in public housing, making them
1.74% of public housing households.
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When looking at the percentages of households at 0-30% of AMI, it is very similar to the total population
figures of households by race/ethnicity. The rate of White households is slightly smaller than the rate of
total number of White households, and the Black and Hispanic households have a slightly higher rate of
households within 0-30% of AMI. Asian does not have any households in that range. The order for
which they in from highest percentage to lowest is the same as total households White, Black, Hispanic,
and Asian Households. When going up in AMI up to 0-80 AMI, the percentage of White households’
declines, and the number of Black households increases, while Hispanic stays roughly the same
percentage of the households with 0-80% of AMI. In total all Black and Asian Households fall within 080% of AMI, while 31.96% of White Households and 38.71% of Hispanic Households do. Black
Households being overrepresented in publicly supported housing could be reflective of their higher rates
of lower income in households, as 80.5% of Black households fall within 0-50% of AMI.

Table 18 - R/ECAP and Non-R/ECAP Demographics by Publicly Supported Housing Program Category
% Asian
%
Total #
or
Families
(Ocean City, NJ CDBG)
units
%
%
Pacific
with
%
Jurisdiction
(occupied) % White
Black Hispanic Islander children Elderly

% with a
disability

Public Housing
R/ECAP tracts
Non R/ECAP
tracts
Project-based Section
8
R/ECAP tracts
Non R/ECAP
tracts

N/a

N/a

0.00%

N/a

N/a

N/a

N/a N/a

118

59.13%

27.83%

8.70%

1.74%

27.59%

N/a

N/a

0.00%

N/a

N/a

N/a

N/a N/a

59

98.28%

0.00%

0.00%

0.00%

N/a

89.83% 18.64%

N/a

N/a

N/a

N/a

N/a

N/a

N/a N/a

N/a

N/a

0.00%

N/a

N/a

N/a

0.00% N/a

46.55% 23.28%

Other Multifamily
R/ECAP tracts
Non R/ECAP
tracts
HCV Program
R/ECAP tracts
N/a
N/a
N/a
N/a
N/a
N/a
N/a N/a
Non R/ECAP
tracts
11
61.54% 30.77%
7.69%
0.00% 15.38% 38.46% 23.08%
Note 1: Disability information is often reported for heads of household or spouse/co-head only. Here, the data
reflect information on all members of the household.
Note 2: Data Sources: APSH
Elderly
The population of Ocean City has a sizeable elderly population, 29.66% of residents are 65 and older. In
the three forms of public supported housing in Ocean City, the elderly constitutes higher percentages
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than in the City’s total population. They make up 89.83% of those residents in Project Based Section 8,
46.55% of those in Public Housing and 38.46% of those in the Housing Choice Voucher Program. The 60
Units of Project Based Section 8 are all in one complex, Wesley by the Bay which is designated for
seniors 62 and above. The majority of Public Housing in Ocean City is designated for seniors, while they
only constitute 46.55% of the residents, in part due to most of the senior units are for one person, while
the non-senior units are for families with larger households. 81 of the 121 total units in public housing
are for seniors/elderly. It should be noted that HUD Table 2 uses age 65 or older as a definition of
elderly, while the publicly supported housing programs define elderly at 62 or older.

Table 19 - Disability by Age Group

(Ocean City, NJ CDBG) Jurisdiction (Ocean City, NJ) Region
Age of People with Disabilities

#

%

#

%

age 5-17 with Disabilities

39

0.35%

622

0.69%

age 18-64 with Disabilities

406

3.69%

5,452

6.08%

age 65+ with Disabilities

820

7.45%

6,444

7.19%

Note 1: All % represent a share of the total population within the jurisdiction or Region.
Note 2: Data Sources: ACS
Disabled
Table 19 shows that in all of people age 5 and above, 1,265 residents of Ocean City have disabilities. In
all, when using 2009-2013 American Community Survey data which Table 14 does, 11% of Ocean City’s
non-institutionalized population have disabilities. Table 1 does not stipulate if people are counted in
each disability if they have multiple. Therefore, in the three types of public supported housing types in
Ocean City each have higher percentages of residents with disabilities than the City as a whole. Public
Housing has the highest rate of residents with disabilities at 23.28% of residents. Housing Choice
Voucher program has 23.08% of residents with disabilities and Project Based Section 8 has 18.64% of
residents with disabilities.
Families with Children
According to Table 2, 28.22% of families in Ocean City have children. In the two public supported
housing types where data was available for families with children, the rate of families with children were
lower than the City as a whole. Public Housing was very close to the City average, at 27.59% of families
in public housing have children. 15.38% of families in the Housing Choice Voucher Program have
children. The majority of public housing being reserved for senior/elderly of housing for families in the
available public housing in Ocean City explain why the rate is on par with the City average.
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Table 20 - Demographics of Publicly Supported Housing Developments, by Program
Category
Public Housing
(Ocean City, NJ CDBG) Jurisdiction
Development
Name

PHA
Code

Bay View Manor

NJ053

Development
Name

PHA
Code

PHA Name

# Units

White

Black

Ocean City
Housing
Authority

121
59% 28%
Project-Based Section 8
(Ocean City, NJ CDBG) Jurisdiction

PHA Name

# Units

White

Blac
k

Hispanic

Asia
n

Households
with
Children

9%

2%

28%

Hispanic

Asia
n

Households
with
Children

Wesley-By-TheBay
N/a
N/a
60
98% N/a
0% N/a
Note 1: For LIHTC properties, this information will be supplied by local knowledge.
Note 2: Percentages may not add to 100 due to rounding error.
Note 3: Data Sources: APSH

N/a

Housing Choice Voucher
No data has been provided regarding the location of Housing Choice Voucher Participants location. The
Ocean City Housing Authority does not administer the program that distributes these housing vouchers,
it is a state program.
Public Housing
The Ocean City Housing Authority owns and manages 121 units. Table 20 states that they are all in
Bayview Manor, that is however incorrect as there are two developments, Pecks Beach Village and Bay
View Manor. Pecks Beach Village contains 40 family units and 20 elderly units. Bayview Manor which is
for seniors has 61 units. All complexes are in the same census tract 201.01, and Pecks Beach Village
South, which has all of the family units, and Bayview Manor are in the same block group Tract 201.01
Block Group 1. Pecks Beach Village North is across the street from South but is at the border of the block
group. Public Housing is concentrated in this area which is also the area where the majority of minority
residents of Ocean City reside.
Project Based Section 8
There are 60 units of Project Based Section 8 and all of the units are in the same complex, Wesley by the
Bay. It is located off of Bay Ave between 22nd and 23rd streets, in Census Tract 203.01 which is not an
area that has been designated as segregated.
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Low Income Housing Tax Credit (LIHTC)
No data has been given for Low Income Housing Tax Credit properties

Map 29 -Location of Publicly Supported Housing
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Accessibility of Public Housing Stock
Section 504 of the Rehabilitation Act of 1973 and 24 CFR Part 8 requires that 5% of all public housing
units be accessible to persons with mobility impairments. Another 2% of public housing units must be
accessible to persons with sensory impairments. In addition, a PHA’s administrative offices, application
offices and other nonresidential facilities must be accessible to persons with disabilities. The Uniform
Federal Accessibility Standards (UFAS) is the standard against which residential and non-residential
spaces are judged to be accessible.
While ten (8.26%) of the 121 public housing units in the City are accessible to persons with mobility
impairments, the City has no hearing/vision accessible units and is therefore not in compliance with
Section 504.
As part of its five-year improvements program, OCHA considers the needs of its disabled residents and
schedules any necessary projects required by law and when funding is available. When an existing
accessible unit becomes available, priority assignments are made to the next occupant. The vacated unit
is made available to existing public housing residents who are in need of accessible housing. Once that
list is exhausted, the unit is available to persons on the wait list.

E. Disability and Access Analysis
Disability Population
Approximately 11% of Ocean City’s non-institutionalized population have disabilities. As shown in Table
21, the area where 37.71% of those people live is Census Tract 201.01, which is where all public housing
exists in the City, and where the greatest amounts of segregation is seen. It is also the most populous
tract in the City. The majority of those residents with disabilities are 65+. The area that has the second
highest amount of people with disabilities is Census Tract 203.01, which is where Wesley by the Bay, a
senior complex is located. 22.37% of the population with disabilities lives in this area. The area with the
lowest percentage of the population with disabilities is Census Tract 202.06, in the southern part of the
island, in this area 5.22% of the population with disabilities reside.
According to 2013 ACS 13.3% of the non-institutionalized population of the Region have disabilities. In
the Region, the disability population is dispersed throughout the county.
Of the 121 public housing units, ten are wheelchair accessible; five in Bayview Manor, and five in Pecks
Beach Village. The units are only available to seniors. All senior housing is either an efficiency or onebedroom units. As a result, there are not sufficient accessible housing in a range of unit sizes.
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Table 21- Disability Population by Census Tract
Census Tract
5-17
18-64
65+
Population with
disabilities
% of population w/
disabilities

202.01

201.01

201.02

203.01

202.06

202.05 City

0
40
42

34
182
261

0
108
149

0
42
241

0
9
57

5
25
70

39
406
820

82

477

257

283

66

100

1265

6.48%

37.71%

20.32%

22.37%

5.22%

7.91%

11%

Source: 2013 ACS,
AFFH MAPPING TOOL

Map 30- Disabilities by Age Group

Accessible Housing Supply and Affordability
HUD’s Affordable Apartment search Tool is currently being upgraded, as a result, searching the HUD
Resource Locator did not result in finding any units in Ocean City that specifically serve people with
disabilities. The units identified in Ocean City were the Housing Authority units and Project-based
Section 8 units at Wesley by the Bay. In the Region there were thirteen additional affordable housing
results, of those there were two results of housing that were identified as housing that serves those with
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disabilities under, Section 811 Supportive Housing for Persons with Disabilities. One complex in
Woodbine did not disclose how many units, and the one in Cape May Courthouse identified three onebedroom units.
Searching the website Socialserve.com for affordable rentals resulted in one rental listing in Ocean City,
Wesley by the Bay, which has 60 apartments for people 62 and over. The site lists the unit as having
some accessibility features included. In the Region, there were nine additional properties that all listed
having some accessibility features included, they were in Marmora, Rio Grande, and Cape May.
Affordability
In 2019, the maximum monthly amount for a Supplemental Security Income (SSI) payment is $771 per
month (30% for rent comes to $231 or less). Those who rely on SSI alone are likely to have high cost
burdens for housing and face difficulty locating affordable housing. Publicly supported housing in Ocean
City and its Region are more likely to house those with disabilities at a higher rate than the City and
Region’s disability populations as a whole. The table below shows that persons with disabilities inhabit
all forms of publicly supported housing available in the City and Region.
Table 22 - Disability by Publicly Supported Housing Program Category

(Ocean City, NJ CDBG) Jurisdiction
Public Housing
Project-Based Section 8
Other Multifamily
HCV Program
(Ocean City, NJ) Region
Public Housing
Project-Based Section 8
Other Multifamily

People with a Disability
#
%
27
23.28%
11
18.64%
N/a
N/a
3
23.08%

27
11
N/a

23.28%
18.64%
N/a

HCV Program
125
32.55%
Note 1: The definition of "disability" used by the Census Bureau may not be comparable to
reporting requirements under HUD programs.
Note 2: Data Sources: ACS

Barriers Faced by Persons with Disabilities

i.

Government Services and Facilities

The City of Ocean City has an ADA policy and has issued a notice that the City will not
discriminate against qualified individuals with disabilities on the basis of any disability in the
City’s services, programs or activities. The City will make all reasonable modifications to policies
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and programs to ensure that people with disabilities have an equal opportunity to enjoy all City
programs, services, and activities. For example, individuals with service animals are welcomed in
City offices, even where pets are generally prohibited. However, there may be times where an
individual may require auxiliary aid or service for effective communication, or a modification of
policies or procedures to participate in a City program, service, or activity.

ii.

Public infrastructure (e.g., sidewalks, pedestrian crossings, pedestrian signals)

In accordance with the City’s Code of Ordinances (available in the City’s website) design,
construction and maintenance of public sidewalks, pedestrian crossings and signals is in
compliance with the American With Disabilities Act. The City offers handicapped beach access
by including ADA-compliant ramps over the boardwalk or bulkhead, hard-packed dune
crossovers and, at 54 different beaches, plastic beach mats across portions of soft sand.

iii.

Transportation

New Jersey Transit buses are 100% accessible for handicapped, with lifts for wheelchairs. Other
options are kneeling buses which lower the bus and will allow a shorter step up. Accesslink is a
service that New Jersey Transit provides for paratransit that was established to provide public
transportation to people with disabilities who are unable to use the local bus service according
to the American with Disabilities Act (ADA)

iv.

Jobs

The City of Ocean City and OCHA are both Equal Opportunity Employers.

F. Fair Housing Enforcement, Outreach Capacity, and Resources Analysis
FAIR HOUSING LAWS
The Federal Fair Housing Act
The federal Fair Housing Act covers most housing. In some circumstances, the Act exempts
owner-occupied buildings with no more than four units, single family housing sold or rented
without the use of a broker, and housing operated by organizations and private clubs that limit
occupancy to members.
What does the Fair Housing Act prohibit?
In the Sale and Rental of Housing - No one may take any of the following actions based on race,
color, national origin, religion, sex, familial status or handicap:
 Refuse to rent or sell housing
 Refuse to negotiate for housing
 Make housing unavailable
 Deny a dwelling
 Set different terms, conditions, or privileges for the sale or rental of a dwelling
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Provide different housing services or facilities
Falsely deny that housing is available for inspection, sale, or rental
For profit, persuade owners to sell or rent (blockbusting) or deny anyone access to or
membership in a facility or service (such as a multiple listing service) related to the sale
or rental of housing.

In Mortgage Lending - No one may take any of the following actions based on race, color,
national origin, religion, sex, familial status, or handicap (disability):
 Refuse to make a mortgage loan
 Refuse to provide information regarding loans
 Impose different terms or conditions on a loan, such as different interest rates, points,
or fees
 Discriminate in appraising property
 Refuse to purchase a loan or
 Set different terms or conditions for purchasing a loan.
Other Prohibitions - It is illegal for anyone to:
 Threaten, coerce, intimidate or interfere with anyone exercising a fair housing right or
assisting others who exercise that right
 Advertise or make any statement that indicates a limitation or preference based on
race, color, national origin, religion, sex, familial status, or handicap. This prohibition
against discriminatory advertising applies to single family and owner-occupied housing
that is otherwise exempt from the Fair Housing Act.
Additional Protections for the Disabled If someone has a physical or mental disability (including
hearing, mobility and visual impairments, chronic alcoholism, chronic mental illness, AIDS, AIDS
Related Complex and mental retardation) that substantially limits one or more major life
activities, or has a record of such a disability, or is regarded as having such a disability, a landlord
may not:
 Refuse to let the disabled person make reasonable modifications to a dwelling or
common use areas, at the disabled person’s expense, if necessary, for the disabled
person to use the housing. (Where reasonable, the landlord may permit changes only if
the disabled person agrees to restore the property to its original condition when he or
she moves.)
 Refuse to make reasonable accommodations in rules, policies, practices, or services if
necessary, for the disabled person to use the housing.
 A “reasonable accommodation” is a change, exception, or adjustment to a rule, policy,
practice, or service that may be necessary for a person with a disability to fully enjoy
their apartment or house. Common accommodations include providing a mobility
impaired person with an accessible parking space, allowing a tenant who is blind to have
a service animal, and allowing tenants with mental disabilities to designate a friend to
mail their rent payment.
Requirements for New Buildings -In buildings that are ready for first occupancy after March 13,
1991, and have an elevator and four or more units:
 Public and common areas must be accessible to persons with disabilities
 Doors and hallways must be wide enough for wheelchairs
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All units must have:
o An accessible route into and through the unit
o Accessible light switches, electrical outlets, thermostats, and other
environmental controls
o Reinforced bathroom walls to allow later installation of grab bars and Kitchens
and bathrooms that can be used by people in wheelchairs.

If a building with four or more units has no elevator and will be ready for first occupancy after
March 13, 1991, these standards apply to ground floor units. These requirements for new
buildings do not replace any more stringent standards in State or local law.
Housing Opportunities for Families - Unless a building or community qualifies as housing for
older persons, it may not discriminate based on familial status. That is, it may not discriminate
against families in which one or more children under the age 18 live with:
 A parent
 A person who has legal custody of the child or children or the designee of the parent or
legal custodian, with the parent or custodian's written permission. Familial status
protection also applies to pregnant women and anyone securing legal custody of a child
under age 18.
 Housing for older persons is exempt from the prohibition against familial status
discrimination if:
o The HUD Secretary has determined that it is specifically designed for
o and occupied by elderly persons under a federal, State, or local
o government program or
o It is occupied solely by persons who are 62 or older or
o It houses at least one person who is 55 or older in at least 80% of the
o occupied units, and adheres to a policy that demonstrates the intent to
o house persons who are 55 or older.
A transition period permits residents on or before September 13, 1988, to continue living in the
housing, regardless of their age, without interfering with the exemption.
The New Jersey Law Against Discrimination
The New Jersey Law Against Discrimination (LAD) was first adopted in 1945 and, as such, was
the nation’s first civil rights statute. The LAD has been amended numerous times, and, in its
current form, it protects against discrimination based on race, creed, color, national origin,
nationality, ancestry, age, sex (including pregnancy), familial status, marital status, domestic
partnership status, affectional or sexual orientation, atypical hereditary cellular or blood trait,
genetic information, liability for military service, and mental or physical disability, perceived
disability, and AIDS and HIV status.
The LAD prohibits unlawful discrimination in the areas of employment, housing, places of public
accommodation, credit, and business contracts. So, not all of the above prohibited bases for
discrimination are protected in all areas of activity. Specific to fair housing, the LAD prohibits
discrimination based on the following:
• Race, Creed, Color, National Origin,
• Sex, Gender Identity or Expression,
• Marital Status or Civil Union Status,
• Affectional or Sexual Orientation,
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•
•
•
•
•

Familial Status,
Actual or Perceived Physical or Mental Disability,
Ancestry, Nationality,
Domestic Partner Status, And
Source of Lawful Income or Source of Lawful Rent or Mortgage Payment.

This last phrase establishes a protection above and beyond the protected classed covered by
federal fair housing laws. As an example, it means that a landlord cannot deny the lawful
recipient of a Section 8 housing choice voucher to rent an apartment. Such vouchers are
considered lawful rent payment.
The NJ Division on Civil Rights
The Division on Civil Rights (DCR) is part of the New Jersey Office of the Attorney General’s
Department of Law and Public Safety and is the agency responsible for investigating
discrimination complaints and eradicating illegal discrimination in New Jersey. Complaints must
be filed with the Division on Civil Rights within 180 days after the alleged act of discrimination. A
complaint can be filed at any of five Regional offices, including the Atlantic City office located at
1325 Boardwalk.
The complaint process works as follows: once a complaint is accepted, the Division will conduct
an investigation. Following the completion of the investigation, the Director will determine
whether or not probable cause exists to believe that unlawful discrimination has occurred. If a
finding of probable cause is issued, the case will be transmitted to the Office of Administrative
Law where a full hearing will take place before an Administrative Law Judge. The case may be
litigated by a state Deputy Attorney General on behalf of the Division, or the complainant may
choose to litigate the case personally or through private counsel. If a finding of no probable
cause is issued, the case is closed without further proceedings by the Division. If the Director has
not made a probable cause determination within 180 days of the filing of the complaint, the
complainant may request to litigate the case at the Office of Administrative Law either
personally or through private counsel (but not by a Deputy Attorney General).
If, after investigation and an administrative hearing of a complaint, the Director determines that
unlawful discrimination occurred, the Director can order the respondent to take affirmative
action to remedy the discrimination. The Director is authorized to order relief such as
reinstatement, hiring, or upgrading of the employee, and may also award back pay and damages
for pain and humiliation. Further, after the hearing, the Director may also award attorneys’ fees
to prevailing complainants and may assess a statutory penalty against the responding party.
Alternatively, an aggrieved party may file a complaint in New Jersey Superior Court within two
years of the alleged violation.
A person may initiate an action in Superior Court without first filing a complaint with the
Division. However, filing a complaint in Superior Court bars the filing of a simultaneous
complaint with the Division because a person may not process a complaint of discrimination
simultaneously before the Division and in Superior Court. A person who files an action in
Superior Court is entitled to a jury trial. A successful litigant may be awarded reinstatement,
hiring or upgrading, and back pay, as well as damages for pain and humiliation. In more
egregious cases, an award of punitive (punishment) damages may be made. An award of
attorney’s fees is also available to prevailing parties in Superior Court.
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Penalties for Violations of the LAD
Penalties for violation of New Jersey Law Against Discrimination are as follows: up to $10,000
for the first violation, up to $25,000 for the second violation within 5 years, and up to $50,000
for two or more violations within seven-year period.

FAIR HOUSING LAWSUITS AND COMPLAINTS
U.S. Department of Housing and Urban Development (HUD)
Fair housing complaints can be filed directly with the U.S. Department of Housing and Urban
Development (HUD) Office of Fair Housing and Equal Opportunity. HUD is responsible for investigation
and adjudication. Cases that HUD investigates are usually resolved by administrative hearing.
Complainants also have the option of filing suit in Federal District Court.
On March 18, 2019, Triad Associates mailed a letter to the Fair Housing and Equal Opportunity Division
at the HUD Newark Field Office inquiring about housing complaints filed in Ocean City. HUD responded
by email, supplying data from January 1, 2008 until December 31, 2018. Since 2008, two housing
complaints have been filed with HUD originating in Ocean City, they both were under the basis of
disability and the failure to make a reasonable accommodation. A case in 2008 was closed in just over
three months as a conciliation/settlement was successful, the other complaint in 2013 was settled in
just under 8 months as the complaint was withdrawn by complainant after resolution.
New Jersey Division on Civil Rights
The New Jersey Division on Civil Rights is responsible for the enforcement of the New Jersey Law Against
Discrimination (LAD). The Division has an office in Atlantic City which serves Ocean City. Complaints
must be filed with the Division within 180 days after the alleged act of discrimination. Once a complaint
is accepted, the Division will conduct an investigation.
Following the completion of the investigation, the Director of the Division will determine whether or not
probable cause exists to indicate an occurrence of discrimination has occurred. If a finding of probable
cause is issued, the case is transmitted to the Office of Administrative Law where a full hearing will take
place before an Administrative Law Judge.
On March 18, 2019, Triad Associates mailed a letter to the New Jersey Division of Civil Rights in Atlantic
City inquiring about housing complaints filed in Ocean City. The request was for a list of all fair housing
complaints and, including the alleged basis of discrimination and how each case was resolved or
concluded. Since 2009, there have been five complaints filed against entities in Ocean City. All five were
under basis of disability, one for mental and four for physical. Two of the complaints were against a
condo association and three were against the city’s Housing Authority.
Existence of Fair Housing Discrimination Suit
The City’s Solicitor believes there are no fair housing discrimination suits that have been filed and/or are
pending in Ocean City.
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New Jersey Legal Services has prosecuted a case against an owner of a boarding home/hotel on behalf
of welfare clients who were promised year-round housing. The landlord then tried to evict for summer
rental. The case is pending in the Chancellery Division of the State Court of Cape May County.
Determination of Unlawful Segregation
The City’s Solicitor believes there are no determinations of unlawful segregation that have been filed
and/or are pending in Ocean City.
Training of Testers – N.J. Housing Investigations Unit
There are no locally based organizations in Ocean City undertaking formal testing to identify practices
taking place in violation of the Fair Housing Act. At the state level, the New Jersey Office of the Attorney
General Department of Law and Public Safety Division on Civil Rights is charged with enforcement of
federal fair housing laws and the state Law Against Discrimination. Within the Division on Civil Rights,
there is a Housing Investigations Unit (HIU) which, according to the 2007 New Jersey Fair Housing
Report, is responsible for combating and enforcing housing discrimination in New Jersey.
The HIU is headed by a statewide manager and Regionally assigned housing investigators. Along with
investigating complaints, the unit conducts undercover housing testing to detect systematic
discriminatory practices. Staff of the unit also collaborate with housing advocacy groups to better
manage the referral network for individuals who have experienced housing discrimination.
Investigators of the HIU are trained at the National Fair Housing Training Academy in Washington, D.C.,
sponsored by the HUD Office of Fair Housing and Equal Opportunity. The HUD-FHEO training program
consists of a five-week core curriculum, following which investigators are awarded Federal certification
as enforcement practitioners in civil rights fair housing.
The HIU oversees compliance with the Multiple Dwelling Reporting Rule which requires property owners
with 25 or more rental units to annually report on the racial and ethnic composition of tenants and
applicants. The MDR takes the form of a database that HIU uses to detect potential patterns of housing
discrimination. It includes information on the degree of access property owners provide to persons with
disabilities and Section 8 rental subsidies.
The HIU has assigned three investigators to cover all of southern New Jersey. Staff indicated that
undercover testing makes up a small percentage of their workload, with the bulk of their activities
focused on researching complaints referred from HUD. Once complaints are put in writing, they are
served to the respondent (e.g., property owners, managers, representatives, etc.), making it difficult to
proceed with undercover testing. HIU staff report that the fastest growing area of fair housing complaint
involves those with disabilities
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IV. Identification of Impediments
A. Public Sector
Impediments to fair housing choice are any actions, omissions, or decisions taken because of race, color,
religion, sex, disability, familial status, or national origin that restrict housing choices or the availability
of housing choices, or any actions, omissions, or decisions that have the effect of restricting housing
choices or the availability of housing choices on the basis of race, color, religion, sex, disability, familial
status, or national origin. Policies, practices, or procedures that appear neutral on their face but which
operate to deny or adversely affect the provision of housing to persons of a particular race, color,
religion, sex, disability, familial status, or national origin may constitute such impediments.
An important element of the analysis includes an examination of public policy in terms of its impact on
housing choice. From a budgetary standpoint, housing choice can be affected by the allocation of staff
and financial resources to housing related programs and initiatives. The decline in federal funding
opportunities for affordable housing for lower income households has shifted much of the challenge of
affordable housing production to state, county, and local government decision makers.
From a regulatory standpoint, local government measures to control land use (such as zoning
regulations) define the range and density of housing resources that can be introduced in a community.
Housing quality standards are enforced through the local building code and inspection procedures.
A community's sensitivity to housing issues is often determined by people in positions of public
leadership. The perception of housing needs and the intensity of a community's commitment to housing
related goals and objectives are often measured by board members, directorships, and the extent to
which these individuals relate within an organized framework of agencies, groups, and individuals
involved in housing matters. The expansion of housing choice requires a team effort and public
leadership, and commitment is a prerequisite to strategic action.
This section evaluates several public policies and private policies in Ocean City to determine
opportunities for furthering the expansion of fair housing choice.
i. Zoning
Land use and zoning policy in New Jersey are subject to enabling legislation provided in the Municipal
Land Use Law (MLUL). The MLUL requires that all residential districts in the state permit community
residences and prohibits municipal authorities from excluding group homes from their communities. The
MLUL does not allow municipalities in New Jersey to require prior notification for the siting of group
homes, to establish minimal distance requirements between group homes, to require group homes to
obtain a conditional use permit or a special use permit before commencing operation, to limit the
number of group residences in the municipality, or to require that group homes be treated any
differently than a single-family residence.
The City of Ocean City’s municipal zoning ordinance was reviewed to identify zoning that may potentially
impede housing choice in the City. The analysis was based on topics raised in HUD’s Fair Housing
Planning Guide, which include:
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The opportunity to develop various housing types (including apartments and housing at
various densities)
The opportunity to develop alternative designs (such as cluster developments and
planned residential developments)
Minimum lot size requirements
Dispersal requirements for housing facilities for persons with disabilities in single family
zoning districts
Restrictions of the number of unrelated persons in dwelling units based on the size of
the unit or the number of bedrooms.

It is important to consider that the presence of inclusive zoning does not necessarily guarantee a zoning
ordinance’s fairness. This analysis does not address the issue of availability, suitability, or development
potential of sites.
In order to maintain its character as a resort community, Ocean City has adopted a fairly complex zoning
ordinance. The ordinance consists of a wide variety of zones, sub-zones, and neighborhoods with
varying lot size, height, building type, and architectural requirements. The following zoning elements
were analyzed for impediments to fair housing choice.
a. Date of Ordinance
In general, the older the zoning ordinance, the less effective it will be. Older zoning ordinances
have not evolved to address changing land uses, lifestyles, and demographics. However, the age
of the zoning ordinance does not necessarily mean that the regulations impede housing choice
by members of the protected classes.


The ordinance reviewed for this analysis divided Ocean City into residential and
nonresidential districts and subdistricts based upon the 2001 Master Plan - Land Use
Plan. (Ord. #02-19) but has been amended through April 12, 2019.

b. Residential Zoning Districts
Generally, more zoning districts established in a municipality equates to more housing choice.
With a variety of residential zoning districts, a variety of housing types on varying minimum lot
sizes can offer more affordable housing choice to residents.
 Given its relatively small land area, Ocean City has a very high number of zoning
districts. There is a total of 65 zoning districts, and 63 of them permit residential uses of
some form. Of these 63 districts, 52 are residential zones, and 10 are
commercial/mixed-use zones. One is a public use district, which as part of the City’s fair
share housing agreement now allows the construction of municipality sponsored
affordable housing. Of the 52 residential zones, 34 are “Discreet Residential Districts,”
which are essentially neighborhoods.
c. Permitted Residential Lot Sizes
Because members of the protected classes are often also in low income households, a lack of
affordable housing may impede housing choice by members of the protected class. Excessively
large lot sizes may deter development of affordable housing. A balance should be struck
between areas with larger lots and those for smaller lots that will more easily support creation
of affordable housing.
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Minimum lot sizes ranged from as small as 1,950 square feet in the C-30/1950
Corinthian Neighborhood and the SPN-30/1950 Stenton Place Neighborhood Zone to
10,500 square feet for multifamily housing (5+ units), in the RMB- Residential Multi
Family Bayfront Zone, RMF- Residential Multi Family Zone and HZ- Hospitality Zone
Minimum lot sizes in Ocean City are relatively small, but, as stated in other areas of this
report, high land costs generally deter development of affordable housing.

d. Permitted Residential Types
Similar to excessively large lots, restrictive forms of land use that exclude any particular form of
housing, particularly multi-family housing, discourage the development of affordable housing.
Allowing varied residential types reduces potential impediments to housing choice by members
of the protected classes.
 Single-family detached dwellings are permitted in all 52 of the City’s residential zoning
districts. Single-family detached dwellings are also permitted as either a principal,
permitted, conditional or accessory use in four of the commercial/mixed-use zones
 Two-family dwellings are permitted in 18 of the 52 residential zoning districts and in
three commercial/mixed-use zones.
 Three-or-more-family dwellings are permitted in two of the residential zoning districts,
and in one commercial/mixed-use zone.
 Elderly housing is permitted as a conditional use in two residential districts and is a
conditional use in one commercial/mixed-use zone.
 Mixed-use with residential above the first floor is the only residential use permitted in
four of the commercial/mixed-use zones.
As part of their agreement with the Fair Hare Housing Center, the City has created two overlay zones to
encourage and allow higher densities in return for construction of affordable housing units.
Inclusionary R-2 Zone Districts Assemblage Incentive Overlay Zone- This zone allows for the
development of Multi- Family housing in existing R-2 zones, as well as two-family dwellings of increased
density. These zones currently only permit single- and two-family dwellings.
Summary from Ocean City’s Affordable Housing Ordinance
“Adopt an inclusionary overlay zone applicable to all R-2 zone districts, triggered by an assemblage of at
least 25% of the land area of a block that is designated R-2 zone district. Increase the density from the
current approximately 20 units/acre in duplexes (12 to 28 units/acre depending in lot location on the
block) to 30 units/acre. Modify bulk standards; increase the maximum building height to three habitable
stories. Expand permitted uses to include multifamily housing.”
Inclusionary Housing Option in Business Zone Districts- This overlay zone allows for higher density and
building heights in certain Business or Mixed-use zones for development of residential units, in exchange
for higher densities and building heights, certain amount of the units must be set aside as affordable
units.

ii. Federal Entitlement Programs
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Annually, Ocean City receives federal entitlement grants directly from HUD for its CDBG Program. These
funds are administered by the Office of the Ocean City Manager of Capital Improvement Programs. In FY
2019, the City anticipates receiving a CDBG entitlement grant from HUD in the amount of $278,423.
Due to limited funding, the City generally does not fund housing-related activities. Instead, the City
typically uses the funds for public facility or ADA improvements throughout the City. The CDBG program
serves to benefit primarily low- and moderate-income persons in agreement with the statutory
requirements.
iii. Tenant and Voucher Selection Procedures Utilized by OCHA
It is the policy of the Ocean City Housing Authority to administer its Waiting List in a manner that
consistently ensures equal treatment of all applicants in accordance with HUD regulations. Applicants
are processed by appropriate bedroom size availability, date and time of application, and the following
preferences:
1. Resident of Ocean City
2. Veteran or disabled status
3. Currently living in substandard housing
4. Severely cost-burdened, paying more than 50% of income on housing.

iv. Property Taxes
Taxes impact housing affordability. While not an impediment to fair housing choice, real estate taxes
can impact the choice that households make with regard to where to live. Property taxes are generally
made up of county, municipal, and school district taxes. Tax increases that may occur are burdensome
to low income homeowners and increases are usually passed on to renters through rent increases. If
property taxes are used as a main source of school district funding, there may be a desire to limit
housing for families with children to avoid the cost of paying for their schooling.
Real estate taxes are levied on land and buildings and provide primary revenue streams for counties,
municipalities, and school districts throughout the state. In New Jersey, municipal tax assessors annually
establish the market value of each property and then apply a pre-determined ratio to establish a
property’s assessed value. Ocean City property is assessed at 93.54% of market value. From this
assessment, each taxing jurisdiction levies a uniform tax rate against the assessed value of each
property.
Property taxes in Ocean City go toward five different tax levies. In total the tax rate is .958 per $1000 of
assessed value. City property taxes account for 47.9% of the total property tax levied in the City. The
county portion is 24.7%. School district taxes account for 22.5%., Ocean City pay 1.15% of their property
tax bill toward a county trust fund to preserve green space and agricultural land. And Ocean City
taxpayers pay 3.65% of their property tax bill toward a tax for the local library.
The significance of higher property taxes on residential properties is that the amount of taxes must be
factored into the question of affordability. If a property owner is considering the purchase of a home,
estimating the monthly mortgage payment must include the mortgage principal and interest, property
taxes and homeowner’s insurance. Notably, the 2010 Census reported 12,125 seasonal, recreational or
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occasional housing units in Ocean City, amounting to 58.09% of the total stock of 20,871 units. Owners
of these second homes or investment properties must pay Ocean City property taxes in addition to
those they pay on their homestead property.
In New Jersey, the value of all real property is determined each year by a municipal tax assessor, who
must annually notify each property owner of the current assessment. Reassessment does not happen
every year, as the process is costly. Therefore, to determine the valuation of property in years between
assessments, a ratio of assessed value to “true value” is applied, with “true value” based on property
sales data.
v. Ocean City Land Use Boards
a. Planning Board
The Ocean City Planning Board is comprised of nine members including the Mayor, a municipal
official appointed by the Mayor, a council member appointed by the governing body, and six
citizens of the City of Ocean City. The Board also includes two alternate members.
The Planning Board is primarily responsible for reviewing and approving site plans and
subdivision plats, permits for conditional uses, and planned developments and for advising City
Council on modifications to the Official Map of the City.
b. Zoning Board of Adjustment
The Ocean City Zoning Board of Adjustment is comprised of seven members appointed by the
City Council. The Board also includes two alternate members. The Zoning Board of Adjustment is
primarily responsible for granting variances from any requirements of the City’s Land Use and
Development Ordinance and for hearing appeals of decisions made by the staff zoning officer.
vi. Public Transportation
According to the 2017 American Community Survey, of Workers 16 and over living in Ocean City, 42.2%
worked in Ocean City, and 54.43% worked in the Region (including Ocean City.) Therefore 45.57% of the
working population of Ocean City worked outside the region, of those working outside the region ,18.2%
work out of state. 1.79% of workers that commute used public transit to get to work.
Households without a vehicle, which in most cases are primarily low moderate-income households, are
at a disadvantage in accessing jobs and services, particularly if public transit is inadequate or absent.
Access to public transit is critical to these households. Without convenient access, employment is
potentially at risk and their ability to remain housed is greatly impacted. It is nonetheless important that
evening and weekend transit is available, as according to the 2017 American Community Survey, 12.3%
of the total occupied housing units in Ocean City report having no vehicle available, and 26.03% of all
renter occupied units.
Nearly all public transportation in Ocean City is through New Jersey Transit. The only form of public
transportation is buses. The most frequent Bus route is Route 507 which runs almost 24 hours a day in
Ocean City, with service every half hour during weekday rush hour times, and similar but less service on
the weekends. This route has two stops in Ocean City and runs between Ocean City and Atlantic City
with stops in between in several mainland municipalities in Atlantic County before several stops in
Atlantic City. Nj Transit Route 509 offers limited service daily to and from Ocean City to Atlantic City
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from approximate 8 am to 4 pm, with stops in the same towns as Route 507, daily. Route 319 coming to
and from New York City and Northern New Jersey, only has 2 buses per day. By contrast, NJ Transit does
not reach many parts of the county, due to the low density of development in some areas. A one-zone
intrastate trip on a NJ Transit bus costs are a minimum of $1.60, or $0.75 for seniors and children. The
cost increases up to $3.35. The cost of a round-trip ride from the Ocean City Bus Terminal to the
Atlantic City Bus Terminal and back is $6.70.

Cape May County addresses service gaps in less populated areas through its operation of Fare-Free
Transportation (FFT), a community paratransit program that primarily serves seniors, persons with
disabilities, veterans and low-income persons. FFT provides reservation-based services, including
demand response rides and subscriptions, along with modified fixed routes, which require riders to wait
at established transit stops. Rides can be arranged to serve any purpose, including non-emergency
medical appointments, therapy, employment, recreation, personal business and shopping. In order to
ride, residents must call the transportation office to request a ridership ID card.
Other organizations, such as Access Link (NJ Transit), nursing homes and county agencies, provide
flexible fixed-route or demand-responsive transportation services in Cape May County. Most of this type
of service is exclusively for defined demographic or client groups and is limited to daytime hours on
weekdays.
The Fare-Free service, along with other transit services for protected population classes, was reviewed
in a detailed 2007 Regional Human Service Transportation Plan completed for Cape May County by
SJTPO. This document serves as an action plan for the coordination of human service transportation. It
identifies problems in the existing system, including limited weekday and weekend span of service, a low
frequency of service in certain communities for general purpose trips and limited options for
employment-based transportation from communities such as Woodbine.
SJTPO is the metropolitan planning organization for Cape May County, along with Atlantic County,
Cumberland County, and Salem County. As such, SJTPO recently completed the Long-Range Multi-Modal
Transportation Plan for 2007-2035, designed to establish needs and identify key issues for Regional
transportation for a long-term horizon. Among the many goals established by the SJTPO’s plan are to:
 Enhance the integration and connectivity of the transportation system
 Promote transportation choices for the movement of people and goods
 Support the Regional economy
 Mitigate traffic congestion
 Protect and enhance the environment, and
 Restore, preserve and maintain the existing transportation system
The 2007-2035 long-range plan is required by the U.S. Department of Transportation for all urbanized
areas receiving federal funding under SAFETEA-LU (Safe Accountable Flexible Efficient Transportation
Equity
Act – A Legacy for Users). Through the development of the plan, the following goals were proposed, in
specific regard to public transit:
 Identify and support improvements to Access Link, and support specialized and
demand-responsive paratransit services, county human service transportation plans,
and the findings of the Job Access and Reverse Commute Plan
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Assess and identify potential transit service enhancements and expansion in the SJTPO
Region, including an examination of existing routes, service levels, and gaps; affordable
mobility options; and potential rail corridors including Pleasantville
Continue exploring the option of reactivating one or more of the abandoned rail lines
evaluated by the South Jersey Regional Rail Study for passenger service
Determine if there are potential bus rapid transit (BRT) opportunities in the SJTPO
Region
Support study of SJTPO Region access as part of PATCO extension study

Additionally, the Cape May County Planning Department published a countywide transportation plan in
2006. Regarding public transit, the plan recommends enhancing ways for commuters to use the bus or
other modes of public transportation, including reducing dependence on the automobile in rural areas,
supporting groups in need of public transportation, integrating the Fare Free Transportation program
with other mass transit, promoting the creation and maintenance of “Park ‘n’ Ride” facilities that tie into
public transit, and supporting land-use patterns that rely less on the construction of new infrastructure
and more on public transit. Improvements such as these could significantly strengthen the network of
available transportation to the Region’s residents. This translates to more employment opportunities for
lower income persons who rely on public transit to access jobs, thus increasing their potential success
for better housing, including home ownership.
vii. Building Codes (Accessibility)
a. Private Housing Stock
As the standard for meeting accessibility requirements for new construction, the Ocean City
Codes Office applies the New Jersey State Uniform Construction Code, Subchapter 7, Barrier
Free, which references ANSI A117.1 American National Standard for Buildings and Facilities –
Providing Accessibility and Usability for Physically Handicapped People. No additional local
standards are in place.
b. Public Housing Stock
Section 504 of the Rehabilitation Act of 1973 and 24 CFR Part 8 requires that 5% of all public
housing units be accessible to persons with mobility impairments. Another 2% of public housing
units must be accessible to persons with sensory impairments. In addition, a public housing
authority’s administrative office, application offices, and other non-residential facilities must be
accessible to persons with disabilities. The Uniform Federal Accessibility Standards (UFAS) is the
standard against which residential and non-residential spaces are judged to be accessible.
While ten (8.26%) of the 121 public housing units in the City are accessible to persons with
mobility impairments, the City has no hearing/vision accessible units and is therefore not in
compliance with Section 504.
B. Private Sector
i. Real Estate Practices
Ocean City is served by the Ocean City Board of Realtors (OCBOR), which currently has more than 500
members. Notably, OCBOR is the only board of realtors in New Jersey with a jurisdiction limited to one
City. OCBOR is a member of the National Association of Realtors (NAR). Members of OCBOR are bound
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by the Code of Ethics of NAR. OCBOR follows NAR’s guidelines for breaches of ethics, including fair
housing violations. Every member of OCBOR is required to comply with these requirements.
OCBOR does not track persons with disabilities or women in its system, but the current members
include women and persons with disabilities, and OCBOR has had directors with disabilities.
Education is one of the fair housing issues in which OCBOR plays an active role. OCBOR conducts classes
for its members on a variety of issues, including fair housing. These classes are taught by the board
attorney and are offered at least twice each year. New Jersey does not have any continuing education
requirements for licensed realtors. NAR brochures are handed out at the classes. OCBOR also publishes
a newsletter. From time to time, articles on fair housing issues have appeared in the newsletter. OCBOR
also uses its website to inform members of fair housing issues.
OCBOR utilizes a real estate listing form that permits agents to describe accessibility features. This
permits real estate professionals to market properties to persons with disabilities. All brokers in the area
are permitted to participate in the local MLS.

ii. Newspaper Advertising
Under federal law, no advertising with respect to the sale or rental of a dwelling may indicate any
preference, limitation, or discrimination because of race, color, religion, sex, handicap, familial status or
national origin. The law, as found in the Fair Housing Amendments Act of 1988, describes the use of
words, photographs, symbols or other approaches that are considered discriminatory.
The Ocean City Sentinel does not include real estate advertisements. The real estate section of the Press
of Atlantic City, the nearest newspaper to include real estate advertisements, was reviewed. No ads
contained questionable language. Although the newspaper’s policy on equal housing opportunity was
not printed in the paper (nor on the website), staff of the Classified Department explained that they are
trained to edit real estate listings and remove any language that references restrictions on categories of
households, thereby violating fair housing laws. Several major real estate firms placed the HUD fair
housing logo in their banner ads.

iii. Mortgage Lending Practices
Under the terms of the Financial Institutions Reform, Recovery, and Enforcement Act of 1989
(F.I.R.R.E.A.), any commercial lending institution that makes five or more home mortgage loans must
report all residential loan activity to the Federal Reserve Bank under the terms of the Home Mortgage
Disclosure Act (HMDA). The Home Mortgage Disclosure Act of 1975 (HMDA) requires most mortgage
lending institutions to disclose detailed information about their home-lending activities annually. The
objectives of the HMDA include ensuring that borrowers and loan applicants are receiving fair treatment
in the home loan market.
The national 2017 HMDA data consists of information for 12.1 million home loan applications reported
by 5,852 home lenders, including banks, savings associations, credit unions, and mortgage companies.
HMDA data, which is provided by the Federal Financial Institutions Examination Council (FFIEC), includes
the type, purpose, and characteristics of each home mortgage application that lenders receive during
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the calendar year. It also includes additional data related to those applications including loan pricing
information, action taken, property location (by census tract), and information about loan applicants
such as sex, race, ethnicity, and income.
The most recent HMDA data available for Ocean City, NJ is from 2017. Reviewing this data helps to
determine the need to encourage area lenders, other business lenders, and the community at large to
actively promote existing programs and develop new programs to assist residents in securing home
mortgage loans for home purchase. The data focuses on the number of homeowner mortgage
applications received by lenders for home purchase of one- to four-family dwellings and manufactured
housing units in Ocean City.
The information provided by race and sex is for the primary applicant only. Co-applicants were not
included in the analysis. In addition, where no information is provided or categorized as not applicable,
no analysis has been conducted due to lack of information. The following table outlines HMDA data by
loan type, loan purpose, applicant race, and sex as well as by action taken on the application, with
detailed information to follow.
Table 23 – Summary Report of Mortgage Data - 2017

City of Ocean City HMDA Data from 2017
Total Applications

Mortgages Originated

Applications Denied

Loan Type

#

%

#

%

#

%

Conventional

197

89.95

165

91.66%

32

82.05%

FHA

11

5.02%

8

4.44%

3

7.69%

VA

11

5.02%

7

3.88%

4

10.26%

219

100%

180

82.19%

39

17.81%

White

212

96.80%

176

97.78%

36

92.31%

Black

3

1.37%

1

0.56%

2

5.13%

Asian

0

0

0

0.00%

0

0.00%

Hispanic

4

1.83%

3

1.66%

1

2.56%

Male

163

74.43%

131

72.78%

32

82.05%

Female

56

25.57%

49

27.22%

7

17.95%

Loan Purpose: Home
Purchase
One to Four Family
Unit
Applicant Race

Applicant Sex

Source: https://www.consumerfinance.gov/data-research/hmda/explore
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Households by Race
In 2017, there were 219 mortgage applications for one to four family homes that were either
originated or denied. There were no mortgage applications in the City for manufactured
housing units. Of these applications:




96.30% (212) of the applications were submitted by White identified
households.
1.36% (3) were submitted by Black identified households.
4% (4) of the applications were submitted by Hispanics. HMDA data classifies
Hispanics as an ethnic group and not a race. Therefore, some data may overlap
with persons classified under a specified race.

Households by Sex
The HMDA data reports include the sex of the primary applicant. In 2017:
 Males filed 74.43% (163) of the applications.
 25.57% (56) of the applicants were female.
Denial of Applications
In 2017, the mortgage applications of 39 households in Ocean City were denied (17.8%).
Reasons for Loan Denial
Reasons for denial included the following:
-

Debt-to-Income Ratio
Employment History
Credit History
Collateral
Insufficient Cash
Unverifiable Information
Credit app incomplete
Mortgage Insurance Denied

Collateral and debt-to-income ratios are the major reasons for denial of home mortgage
applications throughout Ocean City. Therefore, there may be opportunities for lenders to focus
on these problems and work with applicants to address these concerns. The following are
actions that lenders should consider to assist with the reduction in the number of denials of
home mortgage applications:
 Lenders should share with the applicant the specific information on the credit
report for which the denial was based.
Lenders should give the applicant the opportunity to investigate questionable
credit information prior to the denial of a home mortgage application by the
bank.
 Lenders should allow the applicants to offer alternative credit references in lieu
of the standard traditional references.
 Lenders should take the unique credit practices of various cultures into account
when considering applications.
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Lenders should refer applicants for credit counseling, homebuyer workshops,
financial literacy trainings, and other readily available services in the
community.
Lenders should review applications with first-time homebuyer applicants prior
to submission to ensure that all necessary information has been completed.

Financial Institutions: Denials by Race, Ethnicity, and Sex
A review of financial institutions that denied applications was conducted in order to determine if
a pattern of denial existed by race, ethnicity or sex. Upon reviewing the data provided by HMDA
on denial rates by financial institution, no discernable pattern of denials was found.

C. Public and Private Sector
i. Accessibility of Rental Housing
a. Ocean City Housing Authority
Section 504 of the Rehabilitation Act of 1973 and 24 CFR Part 8 requires that 5% of all public
housing units must be accessible to persons with mobility impairments and that another 2% of
public housing units must be accessible to persons with sensory impairments. The public
housing in Ocean City does not meet this requirement. While ten (8.26%) of the 121 public
housing units in the City are accessible to persons with mobility impairments, the City has no
hearing/vision accessible units and is therefore not in compliance with Section 504.
Approximately 40 elderly resident households include a disabled person, while only
approximately three family resident households include a disabled person.
Ocean City Housing Authority’s reasonable accommodation policy is stated in the Authority’s
Admissions and Continued Occupancy Policy (ACOP), which contains standard NAHRO language
regarding accommodations. New applicants for public housing are asked if they are in need of
special accommodations. Existing public housing residents have the opportunity to request a
special accommodation or modification at any time. If the accommodation/modification is
simple (grab bars in bath, etc.), their existing unit will be modified. If a modification is more
complex (wheelchair access, etc.), the resident will be moved to an accessible unit if one is
available; with low turnover rates, however, units are rarely available. Reasonable modifications
such as wheelchair ramps have been incorporated upon request, but a very minimal number of
reasonable accommodation and modification requests are made per year.
Authority staff identify rental cost and the low-income status of program participants as two
primary impediments to fair housing in Ocean City. Buildable land is an impediment to
affordable housing, as it is virtually impossible to develop undeveloped tracts due to coastal
zone flooding rules. Another impediment is the tightening of restrictions on rooming houses;
tenants in hotels may only stay 30 days, and because many boarding houses are licensed as
hotels and are violating this law, a number of boarding houses have been shut down. The
Authority does not collaborate with special needs groups nor does it provide financial incentives
to landlords to make accommodations for Section 8 voucher holders in need of accessibility
improvements. Such improvements would be handled at the discretion of the landlord. OCHA
has not been involved in any court orders or noncompliance with civil rights laws. Participation
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of the Housing Authority at City and county level discussions about accessible housing strategy is
strongly encouraged.
b. Local Accessible Housing Assistance
New Jersey has 18 County Offices on Disability Services that work to advance independent living
for people with disabilities by providing a wide range of services. Coordination of disability
services in Ocean City is overseen by the Cape May County Office of Disability Services. The
Office of Disability Services provides information, referral, and community awareness services
and manages the ROID (Recreation Opportunities for Individuals with Disabilities) program.
Through correspondence with local housing and social service providers, it was conjectured that
the demand for affordable rental housing in Ocean City is so high that individuals with
disabilities seeking affordable apartments are more inclined to focus their time and effort on
finding available units rather than challenge discriminatory practices. It is also reported that the
cost of real estate in the City makes establishment of new group homes for the disabled difficult.
As mentioned elsewhere in this study, the lack of affordable housing alternatives, in this case for
the disabled, is not in itself an impediment to fair housing. However, lack of choice creates an
environment in which housing discrimination may be more likely to occur.
ii. Fair Housing Information and Enforcement
One of the most effective strategies for combating housing discrimination is to focus on education and
outreach. New Jersey Legal Services provides the only fair housing education and outreach in Cape May
County. Brochures regarding fair housing are not available at public places in Ocean City.
No events related to fair housing are currently held in Ocean City. However, the Atlantic City Housing
Authority hosts an annual Housing Symposium and Expo offering free seminars for housing industry
professionals and prospective home buyers. Fair housing is one of the topics covered. Beyond this, there
appears to be little in the way of an organized, regular public awareness campaigns on the subject of fair
housing. One of the primary impediments to fair housing identified by this study is the relative lack of
information available to Ocean City residents about housing discrimination issues. This is the case at the
City government level, where no single agency or staffer is assigned to fielding concerns from citizens
about fair housing.
a. Office of Landlord Tenant Affairs
Ocean City does not have an Office of Landlord Tenant Affairs. The City clerk would refer fair
housing complaints and inquiries, if received, to the Division on Civil Rights office located in
Trenton. The lack of immediate access to local assistance in fair housing issues is a concern. The
Fair Housing Action Plan included in this document recommends that the City appoint an inhouse staffer who will serve as a Fair Housing Coordinator, someone who will both disseminate
information about fair housing issues as well as provide a service to residents experiencing
discriminatory practices.
b. South Jersey Legal Services
Since 2003, SJLS has covered a seven-county area in southern New Jersey providing legal
services to low-income residents with focus in four primary areas: housing, family law,
consumer protection, and assistance with government benefits. Residents served must be
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income eligible – earning a max of 125% of the poverty limit (or 200% depending on the funding
source being used).
If fair housing complaints are filed, they are typically referred to New Jersey Department of Law
and Public Safety - Division on Civil Rights. Staff at the nearest office, which is located in Atlantic
City, refer housing discrimination cases to the Trenton office. The absence of a local presence in
Ocean City makes it more difficult for members of the protected classes to file a fair housing
complaint.
South Jersey Legal Services does minimal outreach, education, or publicity awareness events on
the matter of housing discrimination. Its limited staff spends its time in the other areas that
seem to be of greater concern to residents of the area (e.g. employment discrimination), and
public awareness campaigns are focused instead on these other issues accordingly.

D. Summary of Primary Impediments to Fair Housing and Recommended Goals
Described below are the fair housing issues identified in this Analysis of Impediments, along with their
associated contributing factors. Priority contributing factors are those that are most likely to limit or
deny fair housing choice or access to opportunity; non-priority contributing factors are likely to also
have a causal relationship to the fair housing issue but are less directly or immediately able to remedy
the named issue. Recommendations to address priority contributing factors are provided along with
associated activities, goals, timelines, and responsible parties.

IMPEDIMENT 1:
INSUFFICIENT SUPPLY OF AFFORDABLE HOUSING FOR LOW AND MODERATE INCOME HOUSHOLDS
INSSUFICIENT SUPPLY OF ACCESSIBLE HOUSING FOR RESIDENTS WITH DISABILITIES
The major impediment to fair housing choice in Ocean City is the overall high cost of housing. The high
costs are predominately due to the City’s being an ocean resort community. In addition, the lack of
buildable land contributes as it is virtually impossible to develop undeveloped tracts due to coastal zone
flooding rules. This in turn has created a lack of affordable housing. Data regarding housing problems
and severe cost burdens by householder race and ethnicity show that Hispanic and LEP households are
disproportionately likely to be affected by housing needs, particularly related to affordability.
The high housing costs within the city limit access for low- and moderate-income households and have
contributed to the overall loss of a quarter of its population from 2000-2017. In addition, the clustering
of public housing units creates a concentration of lower income households and segregated
neighborhoods in the City.
Input from the community engagement process indicates that high housing costs are continuing to
displace Ocean City residents, including many middle and upper-middle income residents and
preventing the creation of new affordable units through the private sector.
The City of Ocean City’s supply of accessible housing is not sufficient for the number of disabled
residents. Residents with disabilities have unique housing needs that render the majority of the City’s
existing housing supply inaccessible. In addition, supportive housing which combines case management

Ocean City, New Jersey
Analysis of Impediments to Fair Housing Choice 2019-2023 Update

98

in order to support independent living is heavily reliant on federal funding, for which grants have been
greatly reduced.

IMPEDIMENT 2: LACK OF ACCESS TO YEAR-ROUND FULL-TIME EMPLOYMENT AND ACCESSIBLE
REGIONAL PUBLIC TRANSPORTATION
As documented in the 1988 Ocean City Master Economic Plan, Ocean City’s economic health depends in
large part on tourism. The City of Ocean City was founded as a shore resort community in 1879 and
economic development within the City has continued to be dominated by the seasonal resort tourism
business. Despite storms, casino closures and sluggish economic growth, the proceedings at the 2016
Cape May County Tourism Conference indicate that tourism in New Jersey continues to grow.
Inherently, the nature of tourism jobs is such that many are part time and/or seasonal in nature,
especially for the low to moderate income workers. This in return creates difficulties for these
residents to locate, decent, affordable housing that is within close proximity to public transportation.
IMPEDIMENT 3: NEED FOR COORDINATED FAIR HOUSING EDUCATION AND ENFORCEMENT
While there is no widespread violation of fair housing laws, there is also no focus on fair housing by the
City or by consumer groups in the City. There is no formal, central tracking system for fair housing
complaints in the City. Most fair housing concerns are referred to the New Jersey Division on Civil Rights.
Although the agency has an office in nearby Atlantic City, housing discrimination complaints are in turn
referred to Trenton. The absence of a local presence in Ocean City makes it more difficult for members
of the protected classes to file a fair housing complaint
The City should implement a more comprehensive outreach campaign to inform all residents of their fair
housing rights and help expand local knowledge amongst residents and City and social service agency
staff about fair housing rights and resources, including what someone can do if they feel they have faced
housing discrimination.

Goal & Actions for Impediments 1, 2, and 3
Fair Housing
Impediment

Goal

Action and Timeline

Responsible
Department

Insufficient Supply
of Affordable
Housing for
Low/Mod
Residents
and
Insufficient Supply
of Accessible
Housing for
Residents with
Disabilities

1. Implementation of
the City’s Third Round
Affordable Housing
Plan in accordance
with the terms of the
Settlement
Agreement with the
Fair Share Housing
Center to develop
affordable housing
units and units

1. Develop 80 units of 100%
affordable housing through a
partnership with the Ocean City
Housing Authority in the following
four phases:
- Phase I: The OCHA will replace
existing senior housing units at
Peck's Beach Village - North with 20
new senior rental units at the
Bayview Manor site (601 West
Avenue). It is the expectation that

City of Ocean City
Ocean City Housing
Authority
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accessible for
residents with
disabilities.

this will be completed by July 1,
2020, and the municipality agrees to
take all reasonable steps to meet
this completion date.
- Phase II: Once the existing 20
Senior households have been
moved into the new Bayview Manor
units, the existing senior units at
Peck's Beach Village - North would
be demolished.
- Phase III: On the then cleared,
former Peck's Beach Village - North
senior housing site, 40 new family
rental units would be constructed
to replace and upgrade the Housing
Authority's 40 existing family
units at Peck's Beach Village - South
(between 4th and 5th Streets),
which will then be demolished. If
the cleared site cannot
accommodate all 40 units, some
units will be built on the northerly
part of the family site (directly
across 4th Street), where the
Administrative Office, daycare
center and maintenance shed, plus
parking lot, are currently located,
and those facilities will be
relocated elsewhere if necessary. It
is the expectation that this will
be completed by July 1, 2023, and
the municipality agrees to take
all reasonable steps to meet this
completion date.
- Phase IV: On the site of the Peck's
Beach Village - South (between
41h and 51h Streets), the City will
develop at least 20 new family
rental units. It is the expectation
that this will be completed by July 1,
2025, and the municipality agrees to
take all reasonable steps to
meet this completion date. Phase IV
shall be developed in a manner
to permit a minimum of 20
additional family rental units to be
developed in the future, after July 1,
20252.
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2. Ocean City will develop 10 family
rental units on city-owned property
at 224 Simpson Avenue - a duplex (2
units); 240-44 Haven Avenue - 2
duplexes (4 units); 36th and Bay
Avenue Street End – 2 duplexes (4
units) (Beginning in Fall 2019)
3. Implement a Market to
Affordable Program – acquire and
make affordable 3 homes through a
Citywide market-to-affordable
program. (Beginning in early 2019)

Lack of Available
Year-Round FullTime Employment
and Public
Transportation

1. Partner with
economic
development agencies
to promote the
creation of full-time
employment
opportunities and
advocate for public
transit systems to
connect lower income
neighborhoods and
affordable housing
communities with
major employment
centers

1. The City will partner with the
County Division of Economic
Development, Tourism
Development Commission,
Downtown Merchants Association,
Special Improvement Districts to
continue efforts to attract private
investments to create employment
positions. (Ongoing)
2. The County of Cape May will
continue offering career training,
GED and financial stability programs
to increase employment capacity
through the Division of Workforce
Development. (Ongoing)
3. The Cape May County Division of
Workforce Development is funded
under the Work Force Innovation
Opportunity Act (WIOA), a federally
funded training and job program
that creates a new approach,
providing workforce activities
through statewide and local systems
(Ongoing)
4. The City will continue to work
with the County of Cape May in
developing updates to the Cape May
County Transportation Study, whose
goal is to integrate land use and
transportation planning among all
levels of government and the
private sector to enhance the lives
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Need for
Coordinated Fair
Housing Education
and Enforcement

Increase fair housing
education and
outreach
opportunities

and activities of the citizens and
visitors of Cape May County.
(Ongoing)
5. The City will continue to advocate
for public transit systems to connect
lower income neighborhoods and
affordable housing communities
with major employment centers and
education facilities and work with
social service providers to better
understand the transportation
needs of the protected classes and
other lower income households.
(Ongoing)
1. Organize and implement a
program to educate landlords and

City of Ocean City

tenants on rights, responsibilities, and
best practices for maintaining
a positive relationship (Winter 2020)

V. Summary of Findings and Conclusions
Background Data
As a resort destination, Ocean City has an unusual set of characteristics that must be understood within
the context of this analysis in order to develop an accurate profile of housing choice conditions within
the community. Foremost is the prevalence of seasonal, recreational or occasional housing units, which
comprised 80.9% of the City’s 14,981 vacancies in 2010, when the last decennial Census was conducted.
At that time, 71.8% of the City’s 20,871 total units were vacant.
Ocean City is becoming more culturally and ethnically diverse. Racial and ethnic minorities accounted for
10.65% of the City’s population. These percentages have increased since 2000, when minorities were
7.4% of the City’s residents. The City has seen losses of White-Non-Hispanic and Black-Non-Hispanic
residents and an increase of Hispanic residents. These trends were primarily seen from 2000 to 2010,
which also saw a 23.9% total population decline in Ocean City.
According to the data in Tables 1, 2, and 11, there are no areas of Ocean City where the non-White
population is the majority. There is only one census block group where non-White residents make up
more than 22% of the population. This is Census Tract 201.01 Block Group 1, where non-White residents
account for about 40% of the population. This is the area where the majority of the Ocean City Housing
Authority units are Most recent figures from the 2017 American Community Survey estimate that this
area now has an over 50% non-White population. In 2010, that census tract, consisting of four block
groups, is where 78.5% of Black residents and 61.6% of all Hispanic residents resided.
In 2017 the Household Median Income in Ocean City was $72,715(2013-2017 ACS). In 2015, the HMI
was $57,813. This is the last year that many race/ethnicities MHI were all reported. There is a significant
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variation among median household income levels by race. In 2015 White households had the highest
median income Citywide, $61,411. The median was $21,426 for Black households, $21,250 for
Asian/Pacific Islanders, and $43,203 for Hispanic Households.
Housing prices in Ocean City have been described as abnormally high. According to MLS sales data from
the Ocean City Board of Realtors, the 12-month average price from February 2018 to January 2019 for
single family homes in Ocean City was $870,170, for townhomes/condos $549,320, and adult
communities was $156,000. The median sales price from February 2018 until January 2019 for single
family houses was $705,000, townhomes/condos $490,000, and for adult communities $157,000.
The City’s for-sale housing market is beyond the means of its households who earn the median income.
One long-term impact of such circumstances is the inability of many households to accumulate wealth
that results from rising property values in areas where housing appreciates. An affordable home for a
household earning the median household income in Ocean City, based off MHI in 2017 of $72,715 would
be priced, according to Zillow.com, at $312,852.
The fair market rent (FMR) in Cape May County, the most specific level at which affordability data is
available, is $1,202 (2019 data) for a two-bedroom apartment. In order to afford this level of rent and
utilities without paying more than 30% of income on housing, a household must earn $48,600 annually.
Assuming a 40-hour work week for 52 weeks a year, this translates to a wage of $23.36 per hour.
However, the estimated average wage for renters in Cape May County is only $9.31 per hour. This
suggests that rental housing in and around Ocean City may be out of reach for many working
households.
Of the non-institutionalized population age five years and older in 2013, 11% had at least one disability.
Critical issues in housing for persons with disabilities continue to include affordability, accessibility,
effective pathways to consumer information on existing housing programs, and the need for varying
levels of human service support adaptable to individual requirements.
According to the New Jersey Department of Labor, as of January 2019 the unemployment rate for the
Ocean City Region (i.e. Cape May County) was 13.8%, three times the rate of the State of New Jersey’s
unemployment rate of 4.6%. This a reflective of a yearly trend that sees the unemployment rate drop
during the summer season and rise during the non-summer season. The area’s dependence on summer
tourism and lack of other economic opportunities hampers the area’s economic growth.
The City’s housing stock consists of beachfront estates and multi-family vacation rentals as well as more
modest single-family structures. In 2017, single family units (attached and detached) represented 70.5%
of the total stock, and single-family units comprised 29.5%. In 2017, there were 19,807 units in the City,
a number that decreased by an additional 1,064 units (-5.1%) since 2010. This decrease was largely the
result of the conversions of multi-family structures. As noted above, the City’s vacancy rate, 63.2% in
2000, is abnormally high due to the prevalence of seasonal, recreational, or occasional homes.
In 2013, the rate of owner-occupancy in the City, was 63.37%. This percentage was lower than the
percentage in the Region which had an owner-occupancy rate of 74.6%. Of 5,720 total household
occupied units, 2,095 (36.63%) were renter-occupied. Homeownership rates varied significantly by race:
67.38% of units occupied by White Households were owner-occupied, compared to 0% of those
occupied by Black households and 6.4% of those occupied by Hispanic households. The lower median
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household incomes for minority groups in Ocean City likely contribute to their low rates of
homeownership.
As seen on Table 14, 42.31% of households in Ocean City reported having housing problems and 23.86%
reported having severe housing problems. Black, Non-Hispanic Households had a disproportionately
high rate of households with housing problems with 80.56% of Black Households reported having
housing problems. 21.03% of households in Ocean City were severely house cost-burdened and paying
more than 50% of income on housing costs.
The assisted rental housing inventory in Ocean City consists of 121 publicly-assisted housing units for
general and elderly occupancy in two facilities and 60 privately-assisted units in one facility for the
elderly, low-income, and disabled. All publicly-assisted units are occupied and turnover is low. The City
does not administer a Section 8 rental assistance program. Currently, about half of the publicly-assisted
units (51.2%) are occupied by elderly families; 28.1% contain families with children; and 20.1% contain
families with disabilities.
As of May 2019, the waiting list is currently open. There are ten (10) families from Ocean City currently
on waiting list and (112) one hundred twelve applicants not currently residing in Ocean City on the
waiting list. There are fifty (50) seniors from Ocean City and two hundred (200) from out of Ocean City
on the senior waiting list. In Ocean City, there are generally twelve (12) openings per year from turnover
for senior units; there is less turnover with families – just a few per year.
While New Jersey is well known for heavy reliance on real estate taxes, local rates in Ocean City are
relatively competitive. The City’s total tax rate, including levies at all levels municipal and county, is
.958(per $1,000 of assessed value), ranking sixth out of 16 communities in Cape May County. This
equates to an annual tax bill of $958, or $79.83 per month, on a residential property worth $100,000.
Ocean City is well connected to the fixed-route bus service provided by the NJ Transit system, by virtue
of its status as a shore destination. Bus transit is available 24 hours a day and 7 days a week, especially
to Atlantic City, where many Ocean City residents work. However, most Ocean City workers do not use
public transit to travel to work. The vast majority of the City’s 4,476 workers 16 and over that commute
to work, 82.55%, traveled to work by private vehicle in 2017. Only 1.79% of the workers 16 and over
that commute, used public transportation to get to work. It is nonetheless important that evening and
weekend transit is available, as according to the 2017 American Community Survey, 12.3% of the total
occupied housing units in Ocean City report having no vehicle available, and 26.03% of all renter
occupied units.
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