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Housing Element 

A prerequisite for the adoption of zoning ordinance provisions within the municipality 
t
his document is an update of the Housing Element of the Master Plan of Cape May Point Borough in Cape May County, with a revision adopted August 27, 2008. On January 20, 1983, the New Jersey Supreme Court stated in its Mount Laurel II decision that all municipalities have a constitutional obligation to create a realistic opportunity for their fair share of the regional need for affordable housing. In accordance with the Municipal Land Use Law (N.J.S.A. 50:55D-1, et.seq.), a municipal Master Plan must include a "Housing Plan Element" as a prerequisite for the adoption of zoning ordinance provisions within the municipality. Pursuant to Section 10 of P.L. 1985,c.222 (C.52:27D-310), a municipality's housing element shall be designed to achieve the goal and access to affordable housing to meet present and prospective housing needs, with particular attention to "low" and "moderate" income housing, containing at least:

· An inventory of the municipality's housing stock by age, condition, purchase or rental value, occupancy characteristics, and type, including the number of units affordable to "low" and "moderate" income households and substandard housing capable of being rehabilitated;

· A projection of the municipality's housing stock,  including the probable future construction of "low" and "moderate" income housing, for the next six (6) years, taking into account, but not necessarily limited to, construction permits issued, approvals of applications for development, and probable residential development of land;

· An analysis of the municipality's demographic characteristics, including, but not necessarily limited to, household size, income level, and age;

· An analysis of the existing and probable future employment characteristics of the municipality;

· A determination of the municipality's "present" and "prospective" fair share for low and moderate income housing and its capacity to accommodate its "present" and "prospective" housing needs, including its "fair share" for "low" and "moderate" income housing; and

· A consideration of the lands that are the most appropriate for construction of "low" and "moderate" income housing and of the existing structures most appropriate for conversion to, or rehabilitation for, "low" and "moderate" income housing, including a consideration of lands of developers who have expressed a commitment to provide "low" and "moderate" income housing.

Cape May Point Borough first prepared a "Housing Plan Element" in August, 1988 in a report entitled "Housing Element and Fair Share Plan for the Borough of Cape May Point". This "Housing Plan and Fair Share Plan" is being prepared to update the 1988 edition and in accordance with the 1990 U.S. Census and the "Substantive Rules" of the New Jersey Council On Affordable Housing (COAH), which became law on June 6, 1994 and which has been amended through September 5, 1995. The Land Use Plan for the Borough of Cape May Point was adopted in September 1978 and has been updated through re-examination in June 1986, August 1988 and May 1994.

Background

O
riginally founded as Sea Grove in 1875, Cape May Point Borough is characterized as a quiet, residential, family oriented resort community.   The Borough is located at the southernmost tip of Cape May County, bounded by Lower Township to its north and east, the Delaware Bay to its west and the Atlantic Ocean to its south.  The land area of the Borough is approximately 191 acres, and although the population swells from 241 in the off-season months to approximately 2,500 in the summer months, the quiet, residential character is maintained.  With the exception of three commercial entities and seven (7) religious institutional uses, Cape May Point is a purely residential community and depends on surrounding municipalities for many of its commercial and service oriented business needs. The remainder of the land is open space and recreational areas, which form a buffer from surrounding municipalities and provide a unique aesthetic experience that complements the family oriented community atmosphere. The vacant land that is present is subdivided into small building lots that would accommodate single-family dwellings, which is the predominant pattern of development within the Borough.

HOUSING, POPULATION AND ECONOMIC CHARACTERISTICS 

t
he following is a summary of the outstanding characteristics of Cape May Point Borough's housing stock, population and employment, drawn from the 1990 U.S. Census data. The STF-1 and STF-3 data sheets from the 1990 Census for Cape May Point Borough, as published by the Census Bureau, are included as Addenda A and B, respectively, to this report.

.

Inventory of Municipal Housing Stock

t
he "Selected Housing Characteristics, 1990" table includes selected data regarding the Borough's housing stock as reported in the 1990 Census. In 1990, Cape May Point Borough had a total of 578 housing units; detached single-family units accounted for 478   units or approximately 83% of the total, and attached single-family, two-family, multi-family and mobile homes accounted for 100 units or approximately 17% of the total. Regarding housing tenure, 142 units, or approximately 25% of the total 578 units, were occupied at the time the 1990 Census was taken in the Borough. Of the 142 occupied housing units, approximately 12% or 17 units, were renter occupied. Therefore, in terms of housing vacancy, more than 75% or 436 units of the total 551 units in the Borough were vacant in 1990.  Of these 436 vacant housing units, 16% or 70 were "for rent", 2% or 9 units were "for sale", and 4% or 1 7 were "rented or sold, not occupied". Therefore, 22% or 96 of the total 436 units were for sale or rent, or sold or rented and not yet occupied in the Borough in 1990. The remaining 340 vacant housing units consisted of 333 units or 76% for seasonal, recreational or occasional use and 7 units or 2% were classified as "other".

The median value of owner-occupied homes in Cape May Point Borough in 1990 was $197,800 and the median monthly contract rent was $450. These statistics compare to 1980 median value of $52,300 and the median monthly contract rent of $217. Throughout Cape May County, the 1990 median value for owner-occupied homes was $112,800 and the median monthly contract rent was $474. Although the median value of owner-occupied homes in Cape May Point Borough is considerably higher when compared to Cape May County, the median monthly contract rent for Cape May Point Borough is slightly lower when compared to Cape May County.

Regarding the age of housing units in Cape May Point Borough, 41% of the total 578 housing units existing in the Borough in March of 1990 were constructed prior to 1940, indicating a moderate number of historic structures. The remaining housing units existing in March of 1990 were categorized by the decade in which they were constructed as follows:

59 units or 10% constructed between 1940 and 1949;

106 units or 18.3% constructed between 1950 and 1959;

39 units or 7% constructed between 1960 and 1969;

48 units or 8.3% constructed between 1970 and 1979; and

89 units or 15.4% constructed between 1980 and March 1990.

Therefore, approximately 59% of Cape May Point Borough's housing stock existing as of March 1990 was constructed after 1940, of which 137 units or 25% of the total number of housing units were built since 1970.

Regarding construction activity in Cape May Point Borough, the "Residential Building Permits Issued" table indicates the number of residential units for which building permits were issued and the number of demolitions for each year between 1980 and 1997.

The total number of building permits issued for the 17-year period was 159 single-family permits (attached and detached single-family dwelling units). During this time period, the annual average for building permits issued was approximately 9 single-family building permits.  It should be noted that only 16 multiple-family dwelling permits were issued during this period.

Revision:  August 27, 2008: 

By 2007, a total of 583 properties had dwellings totaling 603 units.

From 1998-2007, 76 single-family homes were built.  During that same time 4 apartments were eliminated and 44 demolitions took place.  

For comparison; from 1980-1997 there were 159 building permits and 23 demolitions.  From 1998-2007 there were 76 building permits and 44 demolitions.  Note that there was a considerably higher ratio of demolition permits to building permits than during the previous years of 1980-1997.  It is our understanding that a number of the demolitions during the more recent period were due to FEMA regulations.  

Thus there was a net increase of only 28 dwelling units. (32 single homes gained minus 4 apartment units lost).*     

*Source: Cape May Point Construction Office. 

Table 1 – Residential Building Permits Issued 1980-1997Source 1 Dept of :Labor[image: image12.jpg]:"
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t
he quality of the housing in Cape May Point Borough is generally above average. Although the U.S. Census does not measure housing quality directly, several items in the Census are indirect indicators of substandard housing conditions. The factors also known as "Housing Quality Surrogates" used to indicate inferior or deficient housing are:

Constructed Prior to 1940;

Overcrowded (more than one person per room);

Inadequate Plumbing Facilities (incomplete plumbing facilities or the lack of exclusive  plumbing facilities);

Inadequate Kitchen Facilities (either the shared use of a kitchen or the lack of a stove, a refrigerator or a sink with piped water);

Inadequate Heating (where no fuel, coal, or wood is used for heating);

Inadequate Sewer Services (no public sewer, septic tank or cesspool); or

Inadequate Water Supply (no public water, drilled well or dug well).

According to the 1990 Census, and as summarized below, 210 housing units in Cape May Point Borough were included in one and/or another of these seven (7) factors. It should be emphasized that ail 210 units would be characterized as deficient solely because they were constructed prior to 1940. Moreover, in order for a housing unit to be considered substandard by the Council On Affordable Housing (COAH) and be included as an "indigenous need" unit, it must exhibit at least two (2) of the seven (7) factors and be occupied by a qualified "low" or "moderate" income household. Although COAH has indicated that there are three (3) units that are occupied by low and moderate income households within the Borough, the Census data indicates that there are no units that meet the definition of "indigenous", but because of the age of the structure still need rehabilitation. 

 Number of Deficient Units By Housing Quality Surrogate

Constructed Prior To 1940       210

Overcrowded                    

 0 

Inadequate Plumbing   

 0

Inadequate Kitchen Facilities

 0

Inadequate Heating


 0

Inadequate Sewer Services

 0

 

Inadequate Water Supply  
             0   

Total:                                                210     units
t
he actual number of housing units in Cape May Point Borough theoretically affordable to "low" and "moderate" income households can only be grossly estimated given the data available. However, according to the "1998 Regional Income Limits" figures adopted by the Council On Affordable Housing (COAH) on April 1, 1998, the eligible "low" and "moderate" incomes for a four (4)-person household in Cape May County were $23,390 and $37,424.

Table 2 – Value of Owner-Occupied Housing Units

[image: image2.png]VALUE HOUSING UNITS PERCENTAGE
Less than $15,000 1 0.8%
$15,000 - $19,999 0 -
$20,000 - $24,999 0 -
$25,000 - $29,999 0 -
$30,000 - $34,999 0 -
$35,000 - $39,999 0 -
$40,000 - $44,999 0 -
$45,000 - $49,999 0 -
$50,000 - $59,999 2 1.7%
$60,000 - $74,999 1 0.8%
$75,000 - $99,999_ 7 6%
$100,000 - $124,999 11 9.5%
$125,000 - $149,999 7 6%
$150,000 - $174,999 13 1%
$175,000 - $199,999 17 15%
$200,000 - $249,999 21 18%
$250,000 - $299,999 17 15%
$300,000 - $399,999 9 8%
$400,000 - $499,999 4 3%
$500,000 or more 5 4%





U
tilizing the $23,390 and $37,424 "low" and "moderate" income amounts and available Census data, and assuming certain monthly costs as required by COAH rules, it is possible to estimate the number of housing units existing in Cape May Point which theoretically are affordable to "low" and "moderate" income households.  As indicated in Table 4 above, 3 (2.5%) of the total owner occupied housing units are indicated to be valued less than $60,000 and 4 (3.5%) are valued less than $75,000. Low-income households of four persons would theoretically be able to obtain a mortgage that would fall within this category.   It is also assumed that a four-person household that is within the moderate-income range would qualify for a mortgage for $100,000. As indicated in Table II, 11 (10%) are valued less than $100,000. 

Future Construction Of Housing

The Borough of Cape May Point has a limited land area remaining for additional residential development.  As stated previously, the majority of vacant land is small residential lots that would allow the construction of single-family dwellings.  The remaining land is comprised of open space, recreational areas, and natural resources. Constraints such as floodplains and wetlands limit the development potential for many of the vacant parcels.

 Mortgage Status

As illustrated in the following table, 31 "or 28% of the Borough's owner-occupied units were mortgaged as of 1990, and 81 or 72% of owner-occupied units had no mortgage. This represents a relatively high percentage of homeowners who own their homes outright, having either retired their original mortgage or purchased their unit with equity from another home.

Of owner-occupied households in units with a mortgage, 9% are considered to be "cost- burdened" (paying more than 30% of their income towards monthly housing costs, as defined by the Department of Housing and Urban Development). Interestingly, 12% of the occupants of owner-occupied units without a mortgage are likewise considered to be cost-burdened, despite having no monthly mortgage payment.

Table 3 – Mortgage Status by Monthly Housing Costs as a Percent of Income 1989

[image: image3.png]Housing Costs as a
Percent of Income

Owner-Occupied Units
with a Mortgage

Owner-Occupied Units
without a Mortgage

Less than 20% 14 56
20% to 24% 7 2
25% to 29% 0 9
30% to 34% 0 0
35% or more 10 14
Not computed 0 0 N





Source: United Slates Dept. of Commerce, 1990 Census of Population and Housing

Universe: specified owner-occupied housing units.

CAPE MAY POINT BOROUGH

SELECTED HOUSING CHARACTERISTICS, 1990

Total Housing Units. 1990




578 units

Housing Type. 1990





 

Single-family detached





8 units

Single-family attached





9

Multi-family (two units at address)



8

Multi-family (three or more units at address)


9

Mobile home or trailer





1

Other







3

Housing Tenure. 1990





 

Occupied housing units




142 units

Owner occupied





125

Renter occupied





17

Housing Vacancy. 1990

Vacant housing units





436 units

For rent






0

For sale only






9

Rented or sold, not occupied




1

For seasonal, recreational or occasional use


333

Other







7

Housing Vacancy by Duration. 1990

For rent

Less than 2 months



7

2 to 6 months




31

6 or more months



32

For sale only

Less than 2 months



0

2 to 6 months




3

6 or more months



6

All other vacant

Less than 2 months



31

2 to 6 months




90

6 or more months



236

Housing Value, 1990

Median value, specified owner-occupied housing units

$19,800

Median contract rent, specified-occupied units


$450

Housing Cost Burden

Table IV illustrates the percentage of income paid by homeowners categorized by annual income cohorts for selected housing costs. Table V identifies the percentage of income paid by renters towards the gross rent (which includes both rent and utilities). Although a smaller overall percentage of the occupied housing units, more of the Borough's renters are cost-burdened than are owners: 65% of renters for whom this statistic was calculated pay more than 30% of their income towards housing costs, while 21% of owners pay more than this amount. Most affected are households earning less than $20,000; 26% of owners and 60% of renters earning less than this amount pay more than 30% of their income for housing. Of occupied households earning less than $10,000 annually, 63% of homeowners and 100% of renters pay more than 30% of their income towards housing costs.

Table 4 – Household Income by Monthly Owner Costs as a Percentage of Household Income 1989
[image: image4.png]Percent of < $10,000 | $10,000- | $20,000- | $35,000- | >$50,000

Income 19,999 34,999 49,999

< 20% . 3 20 27 4 16

20% to 24% i} 2 3 0 4

25% to 29% 3 6 0 0 0

30% to 34% 0 0 0 0 0
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Not Computed 0 0 0 0





Source 2- United States Dept. of Commerce, 1990 Census of Population and Housing.

Table 5 – Household Income by Gross Rent as a Percent of Household Income 1989
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Source 3 - United Slates Dept. of Commerce, 1990 Census of Population and Housing

POPULATION, HOUSEHOLDS AND INCOME

Population

In  1990, the total population of Cape May Borough was 241  year-round residents, all residing in a total of 130 households for an average of 1.85 persons per household. Cape May Point's population has increased 18% since 1970, while the population of Cape May County has increased by 54% during the same period.

As shown in Table 8, a large percentage of Cape May Point Borough's population was represented by the 55-64, 65-74, and 75 and over age cohorts, with 20%, 20.3%, and 24.5% of the total population, respectively. Therefore, the population of the Borough was mostly senior citizens (64.8%) with relatively few young children or adults.  The total number of males in 1990 was 110 and the total number of females was slightly more at 131, for a total population of 241.

Table 8 – Population by Sex and Age Cohort

[image: image6.png]AGE MALE FEMALE TOTAL PERCENTAGE
0-4 1 5 6 2.5%
5-14 3 8 1 4.5%
15- 24 4 7 1 4.5%

25-34 9 1 20 8.3%

35 - 44 7 5 12 5.0%

4554 8 17 25 10.4%

55 - 64 26 22 48 20.0%

65 - 74 25 24 49 20.3%
75+ 29 30 59 24.5%

TOTAL 110 131 241 100%





Households

Cape May Point Borough contained 130 households in 1990, including 15 households (1 1.5%) with at least one child under the age of 18 and 79 households (60.7%) with at  least one person over the age of 65. More of the Borough's households contain at least one elderly person and fewer contain children than evident within all of Cape May County. Cape May County has 30% of households that contain at least one child, while 35% contain at least one elderly person.  As indicated in Table 9, 87% of Cape May Point Borough's households contain only 1 or 2 people; 5% include 3 or 4 members, and less than 1 % have 5 or more occupants. Families in Cape May Point Borough contained an average of 1.85 persons in 1989, compared to an average of 2.98 persons per family in Cape May County.   

Table 6 – Persons in Household 1990
[image: image7.png]PERSONS IN HOUSEHOLD | NUMBER OF HOUSEHOLDS PERCENTAGE

1 PERSON 57 44%
2 PERSONS 56 43%
3 PERSONS 10 7.6%
4 PERSONS 4 3%
5 PERSONS 2 1.5%
6 PERSONS 0 -

7 OR MORE PEOPLE 1 R .07%





As indicated in Table 10, 47% of the Borough's households are married couple families, 41% of which have no children. Less than two percent of Cape May Point Borough's households are single-parent families, arid 4% of the Borough's households are "non-family" households (with a single resident or unrelated individuals). 

 Table 7 – Household Type and Presence and Age of Children, 1990 
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Income and Employment

Regarding income, Table 11 indicates that the median household income in 1989 in Cape May Point Borough was $23,125, which is lower than the County-wide median of $30,435. The largest income group, 15 households or 11.5% of the total, earned between only $5,000 and $9,999. A clear majority of the households in the Borough (92 or 70.5%) earned less than $30,000 annually. Less than 28% of households have incomes of more than $30,000.

Table 8 – Household Income in 1989
[image: image9.png]INCOME HOUSEHOLDS PERCENTAGE

Less than $10,000 19 14.6%
$10,000 - $14,999 8 6.2%
$15,000 - $19,999 25 19.2%
$20,000 - $24,999 19 14.6%
$25,000 - $29,999 21 16.1%
$30,000 - $34,999 8 6.1%
$35,000 - $39,999 3 2.3%
$40,000 - $44,999 2 1.5%
$45,000 - $49,999 2 1.5%
$50,000 - $59,999 11 8.4%
$60,000 - $74,999 0 -

$75,000 - $99,999 8 6.1%

$100,000 +
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The Borough's average per capita income ($16,753) is slightly higher than that of Cape May County ($15,536), despite the fact that its average household income is lower than the County's.  This reflects that fact that the Borough's households contain fewer people on average than evident within the County.

Only 5% of the Borough's households received public assistance in 1989, which is identical to the public assistance figure for Cape May County's households. Approximately 60% of Cape May Point Borough's households received Social Security payments (as compared to only 38% county-wide) and 48% receive retirement income (compared to only 23% county-wide).

Of a total of 224 people over the age of 16 who reside in Cape May Point, 34% are employed, 2% are unemployed and 64% are not in the labor force.

Table 12 identifies the number of workers over the age of 16 per family in Cape May City. The majority of the families in Cape May Point have no workers, which indicates a large portion of the population is in retirement.

 Table 9 – Workers in Family in 1989
[image: image10.png]NUMBER OF FAMILIES PERCENT
" No workers 30 46%
1 worker 14 22%
2 workers 17 26%
3 or more workers 4 6%





CALCULATED "FAIR SHARE" HOUSING OBLIGATION

In accordance with the "New Jersey Council On Affordable Housing Municipal Number Summary" dated October 11, 1993, the calculated "low" and "moderate" income  housing obligation for Cape May Point Borough during 1993 through 1999 is 32 dwelling units. However, more recently, the New Jersey Council! On Affordable Housing Municipal Number Summary", dated February 3, 1993 and published by COAH on March 15, 1993 in the New Jersey Register, became law on June 6, 1994 as part of COAH's comprehensively updated "Substantive Rules".  In accordance with the newly adopted numbers. Cape May Point Borough's updated "fair share" housing obligation for the years 1987 to 1999 is 31 which is derived from "Indigenous Need", "Reallocated Present Need", "Prospective Need", and adjustments as follows:

Table 10 - Fair Share Housing
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+ Demolitions 16
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- Spontaneous Rehabilitation 0
= PRECREDITED NEED 36
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The calculated need is divided into either a rehabilitation component or inclusionary component. The rehabilitation component is determined by subtracting the spontaneous rehabilitation from the indigenous need.  Cape May Point Borough, as determined by COAH, has not had spontaneous rehabilitation. Therefore, the rehabilitation component has been determined to be 3, which represents a portion of the calculated need of 31.

Cape May Point Borough is proposing to address the rehabilitation component by providing a stable funding program that would allocate a minimum of $10,000 per unit for a total of $30,000 that would provide for rehabilitation of affordable housing units. The Borough is currently applying for funding from the Department of Community Affairs. COAH requires that if a municipality is applying for such funding that a separate secure funding source such as municipal bonding be in place in the event that the application is not approved. Although COAH requires a stable source of funding, they do not require the municipality to provide all rehabilitation dollars at the time of substantive certification. COAH requires that funds will cover at least one-third of the rehabilitation component and that one- sixth  of the component be funded  in  each  subsequent year.   Attached please find documentation regarding the municipal bonding capacity and resolution.

Cape May Point Borough has an inclusionary component of 28 dwelling units. The entire Borough is located in Planning Area 5 (Environmentally Sensitive Planning Area) as indicated on the Resource Planning and Management Map of the New Jersey State Development and Redevelopment Plan. The Environmentally Sensitive Planning Area has large contiguous land areas with valuable ecosystems and wildlife habitats.  Cape May Point is nationally known as providing a valuable ecosystem to migrating birds. To guard against the loss of contiguous open spaces that is vital for the preservation of the ecological integrity of this habitat, uncontrolled new development should be contained.

The Borough is nearly fully developed with only a few individual small vacant lots remaining as indicated in the Vacant Land Analysis and the Cape May Point Borough's Land Use Map. The majority of municipally owned vacant land is preserved for open space which is exempt from consideration for the development of affordable housing pursuant to N.J.A.C. 5:93-4.2(d)5.

For the aforementioned reasons Cape May Point Borough is requesting a vacant land adjustment for the inclusionary component of 28 dwelling units.
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