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ACQUISITION COST ANALYSIS
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GLORIA L. CHRISTIAN

21 BURNETT STREET AVEMEL. NEW JERSEY 07001
TELEPHDOME (201} - §34 G484

. AFPRAISAL CONSULTANT

APPRAISAL TESTIMONY

July 18, 1980

Mr. Terrence D. Moore
Executive Director

State of New Jersey
Pinelands Commission

P. O. Box 7

New Lisbon, New Jersey 08064

Re: Pineland Study, Acquisition Cost Analysis

Dear Mr. Moore:

In accordance with Contract #80 for the analysis of acquisition costs and
a study of the 10 communities; namely Stafford Township, Lacey Township,
Hamilton Township, Woodland Township, Tabernacle Township, Shamong Town-
ship, Washington Township, City of Estell Mancr, Mullica Township and
Upper Township, I am herewith submitting 25 copies of said study.

In order to aid your staff in any future stages, I am also submitting the
remainder copies of my work grids which list the majority of sales
obtained.

If T may be of any further assistance with regard to this study, please

advise. .
Very truly yours,
ML AT
GLORIA 1., CHRISTIAN
IR.M.—I.F.A.C.
GLC:ne

Enclosures
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ASSUMPTIONS AND LIMITING CONDITIONS

Due to the magnitude of the study of ten communities in three counties and
the vast number of sales acquivred to be considered, as well as the time
frame in which to complete the study to estimate the average per acre value,
the following assumptions and limiting conditions prevail:

1. All sales data was obtained from the County or State Board of Taxation
from SR-1A forms, which are assumed to be correct.

2. All average acquisition costs were based on the premise that all areas
under consideration were vacant land and there were no improvements
involved.

3. The areas to be acquired are equally distributed throughout the Pine-
lands sector of each township, specifically being a mixture of areas
contiguous to growth areas and rural areas.

4. All sales areas and frontages were obtained from each township's
official tax maps and are assumed to be correct. Those areas not
specified were computed from scale or taken from deeds when possible.

5. Due to the time frame, deeds were not acquired for every sale, but
only for samplings.

6. Due to the magnitude of sales obtained, only sample personal inspec~
tions were made in each town studied.

7. Due to the magnitude of sales, not all sales were personally verified,
but samplings in each township by contact wich cwners were made to
verify the terms and conditions of the sale and as to the fact that
they were bonafide transactions.

8. Where personally inspected, physical characteristics were noted. For
those sales not personally inspected, all physical characteristics and
topegraphical data were derived from master plans, where available,
road maps, soil surveys by the Department of Agriculture and U. S.
Geological Surveys, which are assumed to be correct.

9. Taken into consideration in the overall average per acre values was
that the land to be acquired would be either entire takings held in
common ownership or the implementation of a conservation easement on
the entire parcel, thereby excluding severance damages.

10. All conclusions drawn as to the average per acre estimate of value
are not to be applied to any specific parcel of land in any given
community. Each parcel considered for acquisition must be indivi-
dually appraised in order to accurately estimate value. As indicated
throughout my report, there are many factors to¢ be considered in
estimating the value of a parcel of land. Of primary importance
in this analysis are the highest and best use of the land, its



ASSUMPTIONS AND LIMITING CONDITIONS, Continued

physical location in relationship to growth, its physical size as
smaller parcels tend to sell for more per unit than do larger parcels,
its shape, as irregularity of shape can reduce the yield and use to
which the land can be put, 1ts frontage as parcels having greater
frontage tend to sell for more than parcels having lesser frontage,
its condition of frontage, that being on a paved or dirt rocad and,
last but not least, its lack of frontage, are zll factors to

consider in estimating wvalue.

*Congideration must also be given to zoning as zoning effects density
and yields, which in turn effect value.



PINELAND STUDY

STAFFORD TOWNMSHIP, OCEAN COUNTY

Study and Evaluation

In the analysis of Stafford Township in Ocean County, the following pertinent

facts and conclusions were derived:

The study period encompassed all sales from January 1, 1977 to the beginning
of 1980. There were approximately 150 sales which occurred during the study
period. Of these 150 sales over the three year pericd, only 30 sales were
within the Pinelands area, that being the sector ofIStafford Township west

of the Garden State Parkway. It is further interesting to note that 27 of

the 30 sales were of building sites or of land upon which had been constructed
an improvement in Qcean Acres development. The 120 sales were in the growth
area of the municipality and located out of the Pinelands area east of the
Garden State Parkway. The activity in Stafford Township appears to be
intensive in the areas east ¢f the parkway and the zoning in these areas is

of higher density for the most part and it is in these areas that the intensive

growth has occurred.

In order to study and analyze the Pinelands sector of Stafford Township, only
those sales west of the parkway within the Pinelands district itself, with the
exception of a study of a few sales east of the parkway which are still rural
in nature was done. Any other sales in the intensive growth area were not
reflective of value to be applicable to the Pinelands sector. Further, the
sales in Ocean Acres, which is an intensdvely developed sector, have not been
considered in the average per acre estimate of value as psr my instructions

and further, because they are not representative of values south of Route 72,



, : 'Stafford Township, Page 2
The sales considered in the Pinelands western sector of Stafford, which is
predominantly R-& zoning, and the few sales east of the parkway, which were
R-2 and R-3 zoning, were therefore the only sales studied to try to derive

an average per acre unit value.

In studying all sales in accordance with your request to determine and assess
the relationship between sales prices and assessed value, the study reveals
that there is an extreme range in the ratios from a low of 29% assessment

of actual sales price to a high of 89% with all variables between. There-
fore, in conclusion, I cannot see any pattern of assessed value to actual

market value as indicated by the sales.

In studying the entire sales picture of Stafford Township, it is evident

that there has been little demand for any land west of the parlway with the
exception of Ocean Acres. Following in this report are samples of sales and
their cgaracteristics and you will note that Sales 5, 10 and 3§ are east

of the parkway and that Sales 39, 47, 56 and 129 were the ounly sales available

west of the parkway that were not located in Ocean Acres.

With regard to the impact of specified variables, the Pinelands sectorv
has no public water or sewer in which to document a conclusion, but as has

been evidenced in other communities, the impact of water and sewer tends to

increase market demand.

Due to the limited market activity in this sector of Stafford Township, it
was Impossible to consider any effect relative to size of holdings and their
effect on value nor teo ceonsider impact of potential sewer and water, as there
is none presently there, although other communities have shown a definite
pattern of increased values on a per unit basis when sewer and water ate

available. Consideration could not be given as to an impact for environmental

considerations or effect of paved or dirt roads. Although, again, studies of



Stafford Township, Page 3
other areas have been clearly reflective that parcels fronting on paved
roads tend to have a higher unit value than parcels fronting on dirt roads
and that land not suffering from poor soil characteristics tend to sell at

a higher unit wvalue than land suffering from sanme.

In the analysis of the zoning of Stafford Township, a portion of which is
included in this report, we find that in the R~A Rural zone that cluster
development is permitted on large tracts but the maximum density can be
increased by clustering and more intensively increased by clustering with
sewers available, with the exception of areas designated critical areas

in the towaship master plan where the density is reduced by one half where
no sewers are available. Therefore, the impact of zoning would require
careful study on any given parcel over 25 acres as to the actual effect

that cluster development would enhaunce the property.

Due to the lack Qf sufficient sales, we must consider Sales 39 and 56 which
give us a range of from $850 per acre to approximately $1,800 per acre as
the lower and upper brackets of value. Sale 39 which sets the upper limit,
is in immediate proximity to QOcean Acres and R?ute 72 and, I believe was
acquired in anticipation of the sewerage extension projected along Route 72
to Ocean Acres. Sale 56 iz more rural and in close proximity to Little Egg

Harbor border line and possible market activity there.

CONCLUSION
The only conclusion of support that can be drawn on a study of sales within
Stafford Township itself is nebulous and therefore, any direct analysis of

this community would require a study of sales in immediately adjacent



Stafford Township, Page 4
communities, namely Union Township, Little Egg Harbor Township, Woodland
Township and Bass River Township to reach any justifiable average per acre
values. Without the benefit of a complete study of all of these surrounding
communities, but based on some study of portions of them, I can only give

a potential range of average acquisition costs for this community.

It is my opinion that the range on a per acre average value lies between

$800 and $1,200 per acre.



COMPARABLE SALE NO. ST-5

County: Qcean Municipality: Stafford

Deed Date: 10/22/79 Book: 3871 Page: 442
Grantor: Renee Goldberg & Ira

Grantee: Marlene Kalsch

Consideration: $8,000. Assessments: Land: $4,850.

Total: $4,850.
Assessment Ratio: €0.62%

Location of Sale: Interior land east of Bay Avenue {approximately 450f feet)

Block: 229 Lot: 131 Tax Map: 1g
Land Description:

Area: 6.47% Acres Zoning: R-2
. Shape: Irregular

Frontage: None

Utilities: MNone . .

Type of Road: Ngne

Reflects an Indicated Unit Value Per Acre of: §1,236,

Environmental Characteristics: Uplaad
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COMPARABLE SALE NOo. ST-10

County: Ocean
Deed Date: 4/17/79 Book: 13868

Grantor: Leslie Cranmer & Anita

Grantee! Samuel Hutchinson, et al

Consideration: §40,000. Assessments:

Assessment Ratio: .09%

Municipality:

Stafford
Page:
Land: §$3,300.
Tetal: $3,900.

342

Location of Sale: Northeasterly side of Oak Avenue, east of Garden State Farkway

Block: 118 Lot: 82

Land Description:

Area: 3.87% Acres Zoning:

Shape: Irregular
Frontagze: 600+ feat
Utilities: None
Type of Road: paved

Reflects an Indicated Unit Value Per Acre of:

Environmental Characteristics: Upland

Tax Map:

$10,336.

R-3

15

3T-6



COMPARABLE SALE NO. ST-36
County: Qcean Municipality: Stafford

Deed Date: 12/1/79 Book: 3892 Page: 524

Grantor: Robert Gajewski, et ux

Grantee: Ken P, Leary, et ux

Consdideration: $11,000. Assessments: Land: $12,550.
h Total: $12,550.
Assessment Ratio: 114%

Location of Sale: Northeasterly side of Lamson Road, east of Garden State Parkway,
west of Route 9 '

Block: 125 Lot: 12,05 Tax Map: 16
Land Description:

Area: 1.7% Acres Zoning: R-2
. Shape: Irregular

Frontage: 120% feetr
Utilities: None
Type of Road: Dirt

Reflects an Indicated Unit Value Per Acre of: $6,471.

Envirenmental Characteristics: ({pland



COMPARABLE SALE NO. ST~-39

County: Qcean . Municipality: Stafford
Deed Date: 12/3/79 Book: 3892 Page: 777

Grantor: John E. Campbell& Catherine, h/w

Grantee: Southeast Mall, a iimited partnership
’ j

Consideration: $150,750. Assessments: Land: $63,950.

Total: $63,950.
Assessment Ratio: 42.42%

Location of Sale: Northerly and southerly side of 0ld Manahawkin-Cedar Bridge Road

13 2 & 47

Block: L4 Lot: 3 Tax Map: 4 & 7
26 . 2

Land Description:

Area: 85.23 Acres Zoning: R-A
r Shape: Irregular

Frontage: 2,000% Teet

Utilities: Nome -

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: $1,769.

Environmental Charactqristics: Upland

om o Q



COMPARABLE SALE NO.  gT-47

County: Ocean Municipality: grafford

Deed Date: 7/12/79 Book: 1387 Page: 332

Grantor: Shoreline Realty Corp.

Grantee: Southern Ocean County Hospital

Consideration: 350, 000, Assessments: Tand: $11,500.

Total: 311,500,
Assessment Ratio: 23%

Location of Sale: Northeasterly side of Route 72

Block: Ghp Lot: 5.04 Tax Map: 11

Land Description:
Area: 40,902 S/F or .9% Acre Zoning: H-C

' Shape;: Irregular
‘ Frontage: 110+ feet
Utiliciés: MNome
Type cof Road: Paved

Reflects an Indicated Unit Value Per Acre of: $53,143.

Environmental Characteristics: Upland



COMPARABLE SALE NO. _ gT_54

County: Qceoan

Deed Date: 12/7/7¢9

Grantor: Lester Realty Inc.

Grantee: Apt Realty, Inc.

Consideration: $635,000.

Assessment Ratio: 66.31%

Municipality:

Book: 1gg2

Assessments:

b

Stafford
Page: 349
Land: $421,100.
Total: $421,100.

Location of Sale: Micaja's Road, Cervetto's Road area and others

Block: See below

Land Description:
Area: Total Area:

v Shape: Irregular

Frontage:

Utilities:

740.47 Acres

Lot:

No public sewer or water

Type of Road: Paved, dirt and paper

Reflects an Indicated Unit Value Per Acre of:

See below

Zoning:

Tax Map: 3,3,4,5 & 9

R-A

Varied parcels, varied frontages

$857.%

Environmental Characteristics: Primarily upland, partially low wetlands

Block 9, Lot 5 = 16,353t Ac,
Block 10, Lot 8 - 37.83% Ac.
Block 11, Lot 13- 202.00% Ac.
Block 12, Lot 5 - 17.67% Ac.
Block 16, Lot & ~ 47.0% Ac.
Bleck 17, Lot 5 - 206.43% Ac,
Block 17, Lot 13- 86.1% Ac.
Block 17, Lot 20~ 37.0% Ac.
Block 21, Lot 6 - 89,91+ Ac,

Not all contiguous parcels.

[

Paper Street,
Paper Street,
Paper Street,

Paper Street,

subdivision
subdivision
subdivision

subdivision

ST-10



COMPARABLE SALE NO. 8T-1729

County: Ocean Municipality: Stafford

Deed Date: 12/13/77 Beok: 3680

Grantor: John & Patricia Brown, h/w

Grantee: Carlo Carchia & Otto, his brother

E]

Coﬁéidegation: $33,331.50 Assessments: Land:
h Total:

Assessment Ratio: B84.90%

Page:

$28,300,
$28,300.

171

Location of Sale: Easterly side of Cedar Bridge Road and westerly side of

Micaja's Road

Block: 4 Lot: 3
Land Description:
Area: 18.55t Acres Zoning: R-A

’ Shape: Irregular
Frontage: 430 - 790* feet
Utilities: None

Type of Road: Paved and dirt

Reflects an Indicated Unit Value Per Acre of: $1,797.

Environmental Characteristics: Upland

Tax Map:

1

Fals o D B O
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ARTICLE 9

DISTRICT REGULATICNS

901. OFF~STREET PARKING AND LUADING REQUIREHMENTS ~
Adequate off-street loading and maneuvering shall be pro-
vided for every use based on the following schedule, Those
uses not listed shall provide sufficient spaces as deter-
mined during site plan review by the approving authority.
When more than one use is located in a building or where
multiple uses are designed as part of a shopping CTenter,
industrial complex, or similar self-contained complex, the
nunber of loading spaces shall be based on the cumulative
number of square feet within the building or complex and
shall be dispersed throughout the site to bhest serve the
individual uses.

The number of off-street parking spaces for each use
shall be determined by the number of dwelling units, the
amount of gross floor area or such other measures set forth
in Schedule A c¢f the Appendix hereto. Where a particular
site contains more than one use, the minimum parking re-
quirements shall be the sum of the component parts,.

902, Sign standards shall be as set forth in Schedule
B of the Appendix hereto.

903. COASTAL WETLANDS AND RURAL DISTRICTS: CwW AND RA

903.,1. Purpose - The purpose of these districts
is to provide for Iow density development in recognition of
existing land use patterns and environmentally sensitive
areas such as the ceoastal wetlands and the pine barrens.
The standards are intended to coffer some flexibility in de-
velopment, but large scale construction opportunities are
being directed to other areas of the Township.

903.2, Permitted Principal !ses

A. Single family dwellings.
B. Agricultural and horticultural uses,

903.3. Accegsory Uses

A. Home occupation.

‘ B. Farm stand, barns, silos and cother farm
related buildings.

. C. Garages, patios, porches, parking areas,
tennis courts and swimming pools with a single family hcme.

-95-
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903.4. Conditicnal Uses

- A. Parks and playgrounds.
B. Golf courses.

C. Cemeteries,

D. Kennels.

E. Utilities.

F. 8Sand and gravel mining,
G. Campgrounds.

903.5. Schedule of Mininuwn Requirements

A. Maximum density 1 unit/acre¥

B. Mininum tract size to 25 acres
permit clustering

C. Minimum lot size
(1) _wWwithout clustering 43,560 sq. ft.*
{2) Clustering/no sewers 25,000 sq. ft.

(3) Clustering with 12,000 sq. ft.
sSewers

D, Minimun lot width
{l1) Without clustering 150 f£t,
{(2) Clustering/no sewers 120 ft.

(3) Clustering with 100 ft.
SewWers

E. Minimum lot depth
{1) Wwithout clustering 200 ft,

{2} Clustering/no sewers 160 ft.

{3) Clustering with 120 ft.
sewers
F., Hinimum front yard 40 ft.

on collector or arterial

-96-




- 8treets as shown 1in

Adopted Master Plan 60 ft.
G. Minimum rear vyard 30 ft.
if. Minimum side yard 20 f¢.

I. Accessory buildings shall be located in
the side or rear yards only. Farm buildings shall be lo-
cated a minimum of 100 feet from all property lines. All
other accessory buildings shall be a minimum of 20 feet from
all property lines,

J. Maximum Building Heights
{1) Farm buildings 60 ft.
(2) All other buildings 30 ft.
*areas designated as "“critical areas" in the Town-
ship's Adopted Master Plan shall be counted at cne-half the

permitted density. Minimum lot size in “critical areas"
shall be two acres where no sewers are available.



PISNELAND STUDY

LACEY TOWNSHIP, OCTAN COUNTY

Study and Evaluation

In the analysis of Lacey Township in Ocean County, the following pertinent

facts and conclusions were derived:

The study period encompassed all sales from January 1, 1977 to the beginning
of 1980. There were approximately 75 sales which occurred in the study period.
Of these 75 sales over the three year period, only 25 sales were within the
Pinelands area. The majority of the sales were 1n the growth area of the
municipality out of the Pinelands area and were acquired as potential

building sites. For purposes of this study, only those sales within the
Pinelands will be considered. I have also included a Manchester sale

because of its vast area and immediate proximity to Lacey Township. This

sale is one of the few sales available of large size to be useful in

estimating value of large tracts of land within the Pinelands.

The sales considered were located in areas zoned Rural 1 Acre Residential
and 1 Acre Recreation only. Therefare, the average per acre unit value

derived will be applicable to land so zoned.

-

In studying all sales in accordance with your request to determine and assess
the relationship between sales prices and assessed value, the study reveals
that there is an extreme range in the ratios from a low of 28% assessment

of actual sales price to a high of 100% with all variables between. There-
fore, in conclusion, I cannot see any pattern of assessed value to actual

market value as indicated by the sales.

In analyzing the sales, I find many variables and the only clear demand pattern
appears to be iIn lots of one acre, more or less, which have demand as

building sites. The market reveals that the major demand in this community
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is in building sites with little demand for any larger parcels, as reflected
by market sales. Following in this report are samples of typical sales

and their characteristics for categories of 1-5 acres and two sales of

vast acreage. All other possible categories have not been considered as

there is no market to study.

With regard to the impact of specified variables, the Pinelands sector
has no public water or sewer in which to document a conclusion, but zs has
been evidenced in other communities, the impact of water and sewer tends to

increase market demand.

In studying all sales with regard to size of holdings, it is clearly
irdicated in each zoning area that the smaller parcels demand more on a
per unit basis whether it be square foot or per acre than do the larger

parcels, all other factors being egual.

In studving the enviromnmental characteristics of the sales and road accessi-
bility of the smaller parcels, the majority of the sales have been on paved
roads, although there are exceptions to this with some being on dirt roads.
The only impact that can be considered i; that there is more of a demand
when there are paved roads available for any given site and the price per
unit differential between the two is méderate, all else being equal. The
only definite impact on any particular parcel of land would normally be
between land which i3 landlocked versus land on a paved road or a dirt road

affording access..

In an analysis of the zoning of Lacey Township, a portion of which is
included in this report, we find that in the Rural 1 Acre Residential and

the 1 Acre Recreation Zones, there are some permitted uses that are similar



Lacey Township, Page 3

and the land area and frontage requirements are the same. There is further
a permitted cluster development in certain areas and under specified
conditions. This, in turn would tend to make property located in this
district for any parcel meeting the ninimum requirement of 30 acres more
desirable as a developer would have less road improvement and auxiliary
costs than the minimum requirements set forth under the standard segment

of the zoning.

With regard to the questicn as te type of owner and property turnover,

from discussions with grantees, it appears that the majority of the smaller
parcels were purchased by individuals for potential personal use. The
turnover of sales does not appear excessive nor does it appear that there
are any major developers who ﬁave acquired land during the study period with

the exception of the one large tract conveyed.

Located within Lacey Township is Double Trouble State Forest and Greenwocod

Forest Fish and Wildlife Management area.

CONCLUSION

Tt is impossible to derive estimates of adverage acquisition costs per acre
for any portions of the community in the Pinelands sector zoned Commercial,
Industrial {(Heavy), Industrial (Medium}, 1 acre Retirement or Municipal as
there were no sales in the study period of this type of land. Therefore,
the per acre average c;sts will be estimated for those properties located

in the 1 Acre Rural Residential and the 1 Acre Recreation zones only.

In the final analysis of sales, due to the many variables, it is the opinion
of this appraiser that parcels located within the Pinelands sector of Lacey
Township of 1% acres in zones Rural Residential or 1 Acre Recreation on

paved roads and dirt roads suitable for development by virtue of their
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physical characteristics would tend to have an iﬁéicated unit value of $9,000
per acre average. Sales from 5 to 10* acres located in more tural areas on
paved or dirt reads suitable for development by virtue of their physical
characteristics would tend to have an indicated value of $5,000 per acre
average. Sales located in more rural sectors of 10 to 25% acres would
have an indicated value of $4,000 per acre average. Larger tracts of land
from 1,000 acres plus would tend to have an average indicated value per

acre of $600.

In the f£inal analysis, it is evident that sales within other areas of the
Pinelands having similar characteristics would be required in order to
reach a valid, justifiable conclusion of value for anv parcels as there

are insufficient sales of varied types of land in Lacey Township.

I have submitted a2 sampling of sales typical of each category where

available following in this report.



COMPARABLE SALE NO. L9

County: OCcean Municipality: Lacey
Deed Date: 11/8/77 Book: 3877 Page: 728

Grantor: Walter S. Niemasz and Bartha h/u
Grantee: Stgeven Balough

Consideration: g¢7sp, Assessments: | and: $§240. Total: %2u0.

Assessment Ratio: 32%

Location of Sale: Easterly side of Techerar Avenue

Block: 2356 _ f'Lo;;' 17-18 Tax Map: gg

Land Description:
Area: 4,000 ¥s/f or .0918%fAcrec?oning: 1 Acre Regreation

Shape: Rgctangular

Frontage: 40O Z Feet

Utilities: Ng public sewser or water

Type of Road: Dirt

Reflects an Indicated Unit Value Per Acre of: 3g, 146,

Environmental Characteristics: Upland



COMPARABLE SALE NO, L-14

County: Qeean Municipality:
Deed Date: 1l1/16/79 Book: 3875
Grantor:

James Gravait and Irsne h/w

Grantee! Atlantic Gravel Inc.

Consideration: $20,000, Agsegsments!

Assessment Ratieo: g3 75y

Lacey

Page:

Land: § 18,750.

Location of Sale: | ang lpeked parcel - Interior land

Block: 4005 _ 7 Lot:* 1]

Land Description:

Area: 25 ¥ Acres " Zoning:

Shape: Irregular
Frontage: None
Utilities: None

Type of Road: None

Reflects an Indicated Unit Value Per Acre of:

Environmental Characteristics: |{jpland

Tax Map:

3800.

1 Acre Rural

354

Total: $18,7 .

111



COMPARABLE SALE NO. L-37

County: Qcean Municipality:

Deed Date: g/25/79 Beook: 3BAS

Grantor: QGecorge Robertazzi and Joan h/w

Grantee: Michael Frina and Margaret h/w

Consideration: $16,500. Assessments:

Assessment Ratio: 43,53%

Lacey

Page!

Land: $15,200.

Location of Sale: Npriherly side of Andover Road

Block: 2489=2 fLotf 7

Land Description:

Tax Map:

Area: 1,45 ¥ pacres " Zoning:

Shape: Irregular

Frontage: 253 : Feet

Utilities: No public sewer or watsr

Type of Road: pyr+

Reflects an Indicated Unlt Value Per Acre of:

-—_— P

Environmental Characteristics: Upland

$§11,375,

634

Total: 315,200.

S6&



COMPARABLE SALE NO. L-41

County: QOcean Municipality: Lacey
Deed Date: 12/7/78 Book: 378) Page: £83

Grantor: Robert E. Frizell, Jr. and Jsnis h/u
Grantee: Gary V. Harriseon and Geraldins h/w

Consideration: 310,000. Assessments: Land; $4,720. Total: 34,720,

Assessment Ratio: {7,20%

Location of Sale: 5gythessterly side of Dover River Road

Block: 2§75 _ fLot;: LB Tax Map: 107

Land Description:

. -
Area: 2.18 - Acres “Zoulng: ) Acre Recreation

Shape: Reasonably Rectangular

Frontage: 126 % Fegt

Utilities: Ng public sewer or water

Type of Road: Paved

Peflects an Indicated Unit Value Per Acre of: $4,587.

Environmental Characteristics: Upland



COMPARABLE SALE NO. )

County: Qgezn Municipality: Lacey
Deed Date: 1Q/24/77 Book: 2660 Page: 660
Grantor:

Pgter Paul Meagher and Deborah h/w

Grantee: Caesar R, Marrone and Irma I. b/w

Consideration: $15,500. Assessments: Lane: 3$4,480. Total: 84,480,

Assessment Ratie: 28,8%

Location of Sale: Northeasterly gorner of Good Luck Road and Anvil Road

Block: 4102 ' 7 Lot L Tax Map: 114

Land Description: .
Area: 1,12 ¥ pcres " Zoning: 1 Acre Rursl

Shape: gpuare
Frontage: 218 % Feat

Utilities: Npo public sewer or waier - electric and Ges available

Type of Reoad: pgayed

Reflects an Indicated Unit Value Per Acre of: §13,833,

Environmental Characteristics: Upland - growth erea



COMPARABLE SALE NO. L-49

County: Ocean Municipality: [acey

Deed Date: 11/9/77 Book: 3675 Page: 76

Grantor: Frace R. Deduelln {(widow)
Grantee: Margaret D. Little

Consideration: $25Q0, Assessments: | and; $240, Tutal; 3240,

Assessment Ratio: 96%

Location of Sale: gpy¢herly side of Bergen Street

Block: 2282 © Loty 5-6 Tax Map: g3

Land Description:
Area: .0918 * Acres 1Zoning: 1 Acre Rursl

Shape: Rectangular
Frontage: 40 ¥ feet

Utilities: Np public sewer or water

Type of Road: pNgre -

Reflects an Indicated Unit Value Per Acre of: §2 g]14,

Environmental Characteristics: (in)ang



COMPARABLE SALE ¥O, L-50

County: [Qcagan Municipality: Lacey

Deed Date: 12/5/77 : . Book: 3875

Grantor: Allen Tomkiewicz and Florence h/w/
Grantee: Henry 0. Schway, et als

Consideration: g5 000, Assessments: Land: §

Assessment Ratio: 43,2%

Location of Sale: Fpagterly side of Lske Drive

Block; 4033 “ Loty 2 T

Land Description:
Area: . 13,000 S/F 120ning:ll Ac:

Shape: Rectangular
Frontage: 70 % Fget
Utilities: None

Type of Road: Diré

Reflects an Indicated Unit Value Per Acre of: §16,771.

Environmental Characteristics: Upland



COMPARARLE SALE NO. L-53

County: Dcean Municipality: Lacey
Deed Date: §/3/77 Book: 3647 Page: 119

Grantor: pergy D. Terrill and Barbara h/w
Grantee: Richard Duffy and Nancy h/w

Consideration: $2,600, Assessments: Land: $1,200. Total: $1,200.

Assessment Ratilo: LE,1%

Location of Sale: Easterly side of Fairchild Road

Block: 2279 ‘Lot:  15-24  Tax Map: 94
Land Description:

Area: 459 I prres ' Zoning: 1 Acre Rural

Shape: Rectangular

Frontage: 200 + FEEt

Urilities: pg public sewer or water

Type of Road:

Reflects an Indicated Unit Value Per Acre of: §5,563,

-

Eavironmental Characteristics: ypland



COMPARABLE SALE NO. L-54

County: Ocean Municipality: |agey
Deed Date: 3/17/78 Book: 3703 : Page: Le3
Granteor:

V. Alice Cosgrove

Grantee: William J. Huntly

Consideration: $480, Assessments: | and; $480, Total: $480.

Assessment Ratlo! 100%

Location of Sale: Easterly side of Lodi Avenue, Westerly side of Crab Plare

Block: 2479 " Lot 5-6 Tax Map: g
‘ “13-14
Land Description:
Area: .2056 ¥ Acres or 38,969 Zoning: I Acre Recreation

/F
Shape: Rectangular o
Frontage: goyit frontage &Df‘aﬁd 40"
Utilities:

Type of Road: Nane

Reflects an Indicated Unit Value Per Acre of: $2,178.

Environmental Characterlstica: Upland



COMPARABLE SALE NO. L-55

County: Ocean Municipality: Lacey

Deed Date: 4/24L/79 . Book: 3816 Page:

Grantor: Lacey Holding-Partnership

Grantee: Gegrge Ghigliotty and Christina h/uw

Consideration: 328,600, Assessments: Land:38,160.
Assessment Ratilo: 28.5%

Location of Sale:

Block: 2500 Lot:- 2 Tax Map:

Lané Description:
Area: 5.5 % Acres ' Zoning:

Shape:  Trianmgular

Frontage! at dead end of & stfeets - 200 < fert

Urilities: Nons

Type of Road: Dirt

Reflects an Indicated Unit Value Per Acre of: $5,200.

Environmental Characteristics: Upland

732

Total:

§8, 160,



COMPARABLE SALE NO. L-59

County: Ocean Municipality: Lacey
Deed Date: 4/27/79 Book: 3318 Page: n3
Grantor:

Lacey Holding-Partnership

Grantee: P, K., and Geta Verms

Consideration: 323,500, Assessments: Land: $7,400. Tetal: $7,400.
Assessment Ratio: 31.5%

Location of Sale: Northerly side of Lacey Ropad

Block: 2500-2 . “Lot: 3 Tax Map: 100QA

Land Description: ) _ .
Area: 5.0 ¥ Apres " Zoning: 1 Acre Rural

Shape: Rgctangular
Frontage: 565 I Feét

Urilities:  Ng public sewer or Water

Type of Read: Payed

Reflects an Indicated Unit Value Per Acre of: §u4,700.

Envircnmental Characteristics: Upland



COMPARABLE SALE NO. L-78¢#

County: Ocean Municipality: Manchesier

Deed Date: 9/9/77 Book: 3647 Page: 126
Crantor: Oskar Schenker, Trustees, et al

Grantee: ROC Investment Corparation

Consideration: $829,500. Assessments:

Assessment Ratio:

location of Sale: ygsterly side of Route 539 at bardsr of Lacey and Manchaster

119 Townships g -
Rlock: 120 Lot 1 Tax Map: 25 and 28
121 ' " P/01
Land Description: -
area: 1,118% Acres Zoning: R-A

Shape: Extremely irregular
Frontage: 2,5603 feet - Route 539
5,050~ fest - 0irt road

No public sewer or watier
Type of Road: pzypd

Utilities:

Neflects an Indicated Unit Value Per Acre of: 742

tnvironmental Characteristics: primarily uplands, portion low, wet lands.

* Manchester ssle, included due to size.



COMPARABLE SALE NO. L-79

County: Ocean Municipality: Lacey

Deed Date: 11/1/77 Book: 3663 ’ Page: 5§33

frantoer: |pisure Techrnology - Northeast, Inc.
Grantee: Prpbst Enterprises

Consideration: §1,640,997.80 Assessments:

Assessment Ratio:

Location of Sale: Sputhwesterly side of Lacey Road and westerly side of Garoen
State Parkway

1

Block: =+ Lot: - Tax Map:56,89,91,93,94,107

L.and Description: -
Area: 2,970% Acres Zorning: RR

Shape: Extremely irreqular
Frontage: 4,063% feet (interrupted) - Lscey Road

3,000t feet Garden State Parkway
Utilities: g public sewer or water

Type of Read: Paved, dirt and paper

neilects an Indicated Unit Value Per Acre of: $552.

Fnvircnmental Characteristics:Mixture of uplend and wetlands



§ 108-30

LACEY CODE § 108-41

{d} That the proposed PRRC development will not
have an unreasonably adverse impact upon the
area in which it is proposed to be established.

(e} In the case of 8 PRRC development which con-
templates construction over a period of years,
that the terms and conditions intended to protect
the interests of the public and of the residents,
occupants and owners of the proposed PRRC
development in the total completion of the
development are sdequate.

§ 108-41. RA Rural Agriculture Zone.

A. Permitted uses. Within the RA Rural Agriculture Zone, no
premises, lot, land area, building or structure shall be used
and no building or structure shall be erected or altered to
be used, in whole or in part, unless it complies with the
schedule of general regulations and the regulations of this
chapter and is used wholly for one (1) or more of the
foliowing uses:

{1)

{2)

(3)

Detached single-family dwellings and the accessory
buildings end uses normaily auxiliary thereto, in-
cluding the offices of a2 member of a recognized
profession who is in residence on the lot, provided that
not more than fifty percent (50%) of the habitable floor
area is used for such offices.

Rest homes and convalescent homes, not to exceed ten
(10} beds for patients.

Churches and other places of worship, Sunday school
buildings and parish houses for the presbyter and
ministerial staff, provided that such use constitutes a
tax-exempt organization duly recognized as such
pursuant to Section 501(d) of the United States In-
ternal Revenue Code of 1954 or any such future
corresponding provisions of the United States Code as
may hereinafter be duly enacted.

10804 3-25.19



§ 108-41

{4}

{5)
{6)
M
{8)

{9

ZONING § 108-41

State-accredited public and parochial schools and
colleges, private schools and colleges for academic
instruction.

Public recreational and community center buildings
and grounds.

Public libraries and museums.
Parks and playgrounds.

Private nonprofit recreational and community
buildings, clubs, swimming pools and activities of a
quasi-public, socia), fraternal or recreational character,
such as golf and tennis clubs, camps, veterans' or
fraternal organizations which are not of a commercial
character.

Buildings used exclusively by the federal, state,
county or municipal government for public purposes,
but not including workshops, warehouses, storage
vards or correctional institutions.

{10} Public utilities structures, but not including storage

and maintenance uses and garages or power
generating facilities.

{11) Stables housing not more than four (4} horses for

private use, and noncommercial dog kennels housing
not more than six {6} dogs, provided that no building
or outside enclosure shall be permitted within fifty
{50} feet of any lot line.

{12} All farm and agricultural activities and uses of land,

including nurseries, livestock and poultry raising,
provided that the keeping or raising of swine shall not
be allowed except as part of a general farming
operation and that not more than ten {10} head shali
be allowed in any case, and provided further that no
building or fence or other enclosure for the shelter of
swine shall be closer than two hundred (200) feet to
any property line or zone houndary and that no
building, eny part of which ia closer to any lot line
than one hundred {100} feet, shall be erected or used

10905 3.26.79



§ 108-41 LACEY CODE § 108-42

for the shelter of any other livestock, fowl or other
farm animals.

{13} Roadside stand used to sell farm produce, provided
that such stand is set back st least fifty (50} feet from
a public street or curbline, or curbline of a private
street, :

B. Conditional uges by permit. In addition to the above-
described permitted uses for the RA Rural Agriculture
Zone, there shall be permitted in this zone uses of the
following nature or necessery accessories to the above-
described permitted uses upon cbtaining a conditional use
permit from the Planning Board subject to the standards
and regulations set forth in § 108-53 of this chapter.

{1} Uses similar in character, including accessory uses, to
the above-described permitted uses.

{2) Hospitals, except that those hospitals whaose services
are devoted exclusively 1o the isolation of contagious
diseases or for the insane are not permitted.

{3) Nursery schools and day-care centers.

{4) Cemeteries.

§ 10842, REC Rural Recreation Zone.

A. Permitted uses. Within the REC Rural Recreation Zone no
premises, lot, land area, building or structure shall be used
and no building or structure shall be erected or altered to
be used, in whole or in part, unless it complies with the
schedule of general regulations and the regulations of this
chapter and is used wholly for one {1} or more of the
following uses:

(1) Detached single-family dwellings and the accessory
buildings and uses normally auxiliary thereto, in-
cluding the offices of a member of a recognized
profession who is in residence an the lot, provided that
not more than fifty percent {50%) of the habitable floor
area is used for such offices.

10908 -3



§ 10842

{2)

{3)
(4)
{5

(6)

{7)

ZONING § 108.42

Public recreational and community center buildings
and grounds.

Public libraries and museums.
Parks and playgrounds.

Private nonprofit recreational and community
buildings, clubs, swimming pools and activities of a
quasi-public, social, fratemal or recreational character,
such es golf and tennis clubs, camps, veterans’ or
fraterna} organizations which are not of a commercial

character.
¥

Buildings used exclusively by the federal, state,
county or municipal government for public purposes,
but not including workshops, werehouses, storage
yards or correctional institutions.

Public utilities structures, but not including storage
and maintenance uses and garages or power
generating facilities. :

B. Conditional uses by permit. In addition to the above-
described permitted uses for the REC Rural Recreation
Zone, there shall be permitted in this zone uses of the
following nature or necessary accessories to the *above.
described permitted uses upon obtaining a conditional use
permit from the Planning Board subject to the standards
and regulations set forth in § 108-33 of thig chapter.

(1)

Private commercial campgrounds, in accordance with
the following definitions:

CAMPER — Any person who registers his party for
the gccupancy of a campsite or who otherwise assumes
charge of, or is placed in charge of, a campsite.

CAMPGROUND — A plot of ground upon which two
{2) or more campsites are located, established or
maintained for occupancy by camping units of the
general public as temporary living quarters for adults
or children, or both, for a total of fifteen {15) days or
more in any calendar year, for recreatlon education or
vacation purposes.

L

10907 3.28.79



§ 108-42

LACEY CODE § 108-43.1

CAMPING UNIT — Any tent or camping vehicle
temporarily located on a campsite, or a cabin, lean-to
or similar structure established or maintained and
operated in a campground as temporary living
quarters for children or adults, or both, for recreation,
education or vacation purposes,

CAMPING VEHICLE — Any camp trailer, travel
trailer or other unit built or mounted on & vehicle or
chagsis, designed without permanent foundation,
which is used for temporary dwelling or sleeping
purposea and which, under the provisions of Title 39 of
the New Jersey statutes, may be legally driven, or
towed by a passenger automobile, on a highway.

CAMPSITE — Any plot of ground within & camp-
ground, intended for the exclusive cccupation by a
camping unit or units under the control of & camper.

»

§ 10843. (Reserved)

§ 108-43.1. CS-80 Community Service Zone,

A In a CS-80 Community Service Zone, no lot shall be used
and no building shall be erected, altered or occupied for any
purpose, except as follows:

{1)

{2)

Retail establishments where goods are sold or personal
services are rendered to the general public and which,
by reason of the size of the establishment, the nature
of the foods sold or services rendered and the scale,
nature and character of the activity and fzcility,
clearly relates to serving the convenience of the local
community; examples: bank, bakeshop, bookstore,
pharmacy, gift shop, clothing and accessories shop,
yard goods shop, delicatessen, barber or beauty shop,
lawyer's office, income tax service office, snack shop
and other such uses.

Neighborhood shopping centefs, which include at least
four {4) or more tenant uses permitted under Sub-

10908 3-25.79
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PINELAND STUDY

HAMILTON TOWNSHIP, ATLANTIC COUNTY

-

Study and Evaluation

In the analysis of Hamilton Township in Atlantic County, the following pertinent

facts and conclusions were derived:

The study period encompassed all sales from January 1, 1977 to the end of
1979. There were approximately 164 sales which occurred in the study pericd.
Of these 164 éales ovéé the three vear pericd, slightly more than 50% were
sales of property of 5 or less acre%. The majoritylof these were in the
growth area of the municipality and were acquired as potential bullding sites.
The remaining sales ranged in size from 5 acres up to the largest tract,
which was 233+ acres. The sales were located in various zones having varied

.

permitted uses and minimum lot area and other requirements.

In studyiné all sales in accordance wit§ your request to determine and assess
- .

the relatioﬁship between sales prices and‘éssessed value, the study reveals

thaf there is an extreme range in the ratios from a low of 8% assessment of

actual sales price to a high of 1507 with all variables between. Therefore,

in conclusion, I cannot see any pattern of assessed value to actual market

value as indicated by the sales.

In analyzing the sales, I find many variables and the only clear demand pattern
appears to be in lots under 5% acres which have demand as building sites. The
market reveals that the major demand in this cﬁmmu;ity is in tﬂé 1 te 1Q acre
classification with very slight demand, as reflécéad by market sales, for any
acreage over 10 acres. Following 1§ t%is report are samples of typical sales
and their characteristics for categoriéé of 1-10 acres, 10-50 acres and 50-100

acres. All other possible categories have not been considered as there is no

market to study.



Hamilton Township, Page 2

With regard to the impact of specified variables, the community as a whole
has a segment only having public water and sewer. These facilitieg are at
or approaching capacity. Analysis of the sales having sewer reveals a large
increment in value on a per unit basis. The %eneral area sewered lies in

Mays Landing, Harding Lake and Clover Leaf Lakes and alsoc encompasses some

industrizal users.

In studying all sales with regard to size of holdings, it is clearly
indicated in each zoning area that the smaller parcels demand more on a
per unit basis whether it be square foot or per acre than do the larger

parcels, all other factors being equal.

In studying the environmental characteristics of the sales and road accessi-
bility of the smaller parcels, the méjority of the sales have been on paved
roads, although there are exceptions to this with some b;ing on dirt roads,
The only impact that canlbe considered 1s that there is a higher unit walue
when there are paved roads available for any given site, all other factors
being equal. The highest impact on any particular parcel of land would

normally be between land which is landlocked versus land oun a paved road or

a dirt road afferding access.

In an analysis of the zoning of Hamilton Township, portions of which are
included in this report, we find that in R-1, R-2, R-3, R-&hand the C-R
Zones, there are the same permitted residential uses but variable loé area
and lot frontage requirements, thereby developing different dengities per
acre of land. Therefore, when considering larger tracts, the zoning impact
would be predicated on the actual lot &ield of any given site; the higher
the yield, the higher the indicated per acre value. Tt is to be ncted that
all sales could not be delineated as to the‘zone in which they are located

as Sheet 2 of the Zone Map was not available from the township at this time,



Hamilton Township, Page 3

With regard to the questions as te type of owner and property turnover,
from discugsions with grantees, it appears that the majority of the smaller
parcels were purchased by individuals for potential personal use, The
turnover of sales does not appear excessilve nor does it appear that there
are any major developers who have acquired vast areas of land during the

study period.

COMCLUSION

It is impossible to derive éstimates of average acquisition costs per acre
for any portions of the community zoned R-3 and R-5, High Density Residential,
R-6 Village Residential, PR-1, 2 and 3, Planned Residential, Conservation-
Recreation, C-1, General Commercial, Neighborhooa Commercial, Highway Com-
mercial or Industrial as there were insufficient sales in'the study period

of this type of land. Therefore, the per acre average costs will be

estimated for those properties located in the R-1, R-2 and R-4 Zones.

In the final analysis of sa}es, due to the many variables, it is the opinicn
of this appraiser that parcels located within or in Immediate proximity to
intensive growth areas of 1-10 ac;eéiin Zones R-1 and R-2 on pavad roads and
suitable for development by virtue of their physical .characteristics would
tend to hava-an indicated unit value of $1,500 per acre average. Sgles

from 1-10 acres located in more rural areas-on paved roads éuitable for
development by virtue of their physical characteristics in the R-1 and R-2
zones would tend to have an indicated value of $1,000 per acre average.
Sales of 1-10 acres in more rural areas on dirt roads would tend to have an
indicated value of $600C per acre average, Sales in R-4 zone, which permits
higher density, of 1-10 acres with sewer.reflects an average of $20,000 per

acre. Sales in the R-4 zone, which permits bhigher density of '50-100 acres
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Hamilton Township, Page 4

without sewer reflects an average of $5,000 per acre average. Larger tracts
of land from 10-50 acres located in zones R-1, R~-2 would tend to have an
average Indicated value per acre of $400 for those suitable for development.
ﬁased on the study, there are insufficient sales in Hamilton Township itself
to consider an average cost of tracts of 100 acres or more by direct
comparison within the township. Therefore, any of these large tracts to be
evaluated would require the research of sales in other communities of
similar size, éimilar‘lgcation, reasonably similar zoning and proximity to

growth patterns.

I have submitted a sampling of sales typical of each category where

available fellowing in this report.

RECOMMENDATIONS

In the study of Hamilton Township, extreme difficulty was encountered in °
tracing down all sales on the small tax maps caused by poor maps which were
illegible. Therefore, it is suggested that if additional work is to be done
by the Commission in this community that more recent, larger maps be obtained
from the township engineer. There also appear to be some discrepancies with
bleck and lot numbers and areas as well. Therefore, it is further suggested
that deeds be obtained for all sales comsidered to clarify actual frontages
and land areas. All land areas and locations studied in this reportvare
assumed to be correct, although they may not necessarily be so due to the
problems incurred and the fact that the maps do not show what appear to be

subsequent subdivisions.
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COMPARABLE SALE NO. H-1

County: Atlantic Municipality: Hamilton

Deed Date: 6/8/78 Book: 324p Page

Grantor: David L. Melamed and Leg h/w

Grantee: Qrazig A, Maggitti and Carmela h/w

Consideration: §22,500. Asseasments: Land: $3,500.

Assessment Ratlo: 15, 55%

Location of Sale: Nnrther1§ side of Old Mill Road - ficzar

Block: 1402 ’ Logy 17 8 15 . Tax Msz

tand Description:
Area: 11,70 :_Rcres I_Zoning.

Shape: Irregular
Frontage: gplit - 650 % Feet
Utilities: Ng public sewer or wster

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: 31’923,08

Environmental Characteristics: Uplsnd - Grantor indicata:

assemblage,as he had a neged for the land on gach side of
ouned property.



COMPARABLE SALE NO. H-10

County: Atlantic Municipality: Hamilton

Deed Date: 7/19/78 Book: 3256 Page:

Grantor: J & M Land Co., & New Jersey Corp.
Grantee: Juseph Pankey and Clara h/w

Consideration: §4,500. Assessments: Land 34,000,

Assessment Ratio: 8l.63%

Location of Sale: Northerly side of Millville Ropad
’ ¥

]

Block: E£EY9 - Lot: 2 _ Tax Map:

Land Description: .
Area: 1[ ¥ Acres " Zoning:

Shape: Reasonably Rectangular’’

Frontage: 33Q r Feet

Utilitles: Np public sewer or water

Type of Road: payeqg

Reflects an Indicated Unit Value Per Acre of; 34390,

Environmental Characteristics: Upland

100

Total: §4,000.

35



COMPARABLE SALE NO. H-16

County: Atlantic Municipality: Hamiltan
Deed Date: 5/1/78 Book: 3261 Page: 129

Grantor: Jersey State Chemical Company
Grantee: Thomas Granatell and Lillian h/uw

Consideration:  $15,000. Assessments:! {and: $7,000., Total: $7,000.

Assessment Ratio: 4LE,B7% )

Location of Sale: Northedy side of 6th Streast

Block: 17 | " Lot:* 9.12 Tax Map: g

Land Cescription: .
Area: gn ¥ Acres ' " Zoning:

. N

Shape: Regctangular
Frontage: 2 g4 ¥ rFeet

Utilitles: ng public sewer or water ‘

Type of Road: paopp P S

Reflects an Indicated Unit Value Per Acre of: $187.50

Environmental Characteristics: {gw - wet land



COMPARABLE SALE NO. H=17

County: Atlantic Municipality: Hamilton

Deed Date: 5/1/73 Book: 3261 Page:

Grantor:  Jersegy State Chemical Company

Grantee: Thamas Branatell and Lillian h/w

Consideration: §6,000. . Assessments: {Land: 34,000,
Assessment Ratlo: g&.67%

Location of Sale: Sgutheas'terly side af 7th Street

Block: 17 - Lotz 3 Tax Map:

Land Description:
Area: 20 % peres Zoning:

Shape: Rectangular
Frontage: 6E0 t Feet
Utilities: No public sewer or water

Type of Road: Paper

Reflects an Indicated Unit Value Per Acre of: §300,

Environmental Characteristics: Low wet land

134

Total: 34,000,

5
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COMPARABLE SALE NO. H-18

County: Atlantic Municipality: Hamilton
Deed Date: 5/1/78 Book: 951 - Page: 139

Grantor: Jersey State Chemical Ca.

Grantee: Thomas Granatell and Lillian h/w

Consideration: §g,000. Assessments: Land: $4,000. Total: 34,000
Assessment Ratio: 66.67%

Locatfon of Sale: Southerly side of 2nd Street
, A
Block: 15 Lot: 13 Tax Map: L

Land Description:
Area: 20 % Acres Zoning:

Shape: Rectangular
Frontage: §6gp % fFget

Utilities! Ng public sewer or water

Type of Road: Paper

Reflects an Indicated Unit Value Per Acre of: §30D.

Environmental Characteristies: |gyland



COMPARABLE SALE XO. Ka19

County: Atlantic Municipality: Hamilton
Deed Date: 8/14/78 Book: 32£1 Page: 97g

Grantor: Arncld Fogel
Grantee: Frank Williams, Jr.

Consideration: §6,250. Assessments: Land: 82,400, Total: 52,400,

Assessment Ratio: 38,.4L%

Location of Sale: Northeast corner of 15th and Maryland

Block: g9 ) ' Log; 12 Tax Map: 25 § 30

land Description:
Area: 5 % porps Zoning:

Shape: HRectangular
Frontage: 250 I poo4

Utilities:  Ng public sewser or water

Type of Road: Dirt

Reflects an Indicated Unit Value Per Acre of: 31,250,

Environmental Characteristics: Upland



COMPARABLE SALE NO. H-21

County: Atlantic Municipalicy: Hamilton
Deed Date: 7/22/78 Book: 3262 - Page:

Grantor: J & M Land Co., & New Jersey Corp.

Grantee: Harold F. Green and Alice S.

Consideration: §g 300, Assessments: Land: $2,500.
Assessment Ratio: 35 ,68%

Location of Sale: Southeasterly slide of Merton Avenue
Block: £B51 lot: 3 Tax Map:

i.and Description: . .
Area: 10 - Acres Zoning:

Shape: Irregular

Frontage: 660 * Feet

Utilities: No public sewer .or water

Type of Road: pirt

Peflects an Indicated Unit Value Per Acre of: §634,

Environmental Characteristics: Part Upland, part wet land

B

Total:

35

" $2,500.



COMPARABLE SALEZ NO. H-34

County: Atlantic Municipality:  Hamilton
Dezed Date: 9/1/78 Book: 3268 Page: 67

Crantor: Ruyth Darr

trantee: Wade Domicz and Rhada R. h/w

Consideration: §5,800. Assessments: |and: $§700. Totel:

Assessment Ratio: 12.07%

Location of Sale: uWesterly slde of Indiana Avenue

Block: 5972 Lot ls_n Tax Map: 27

land Description: '
Area: 2,33 X Acres " Zoning:

Shape: Rectangular
Frontage: 3R8% & Fget
Utilities: No public sewer or water

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: 32,489,277

Envirenmental Characteristics: UUpland

3700.



COMPARABLE SALE NO. H-50

County: Atlantic Municipality: MHamiltaon
Deed Date: 9/18/78 Book: 3275 o Page: 145

Granter: J & M Land Co., A N. J. Corp.

Grantee: Mlildred Rodriguez

Consideration: §7,500. Asgessments: {and: $1,500, Taotal: $1,500.
Assessment Ratio: 20%

Locatlon of Sale: poqior)y stde of Adams Avenue

1

Block: gpng - 'L?t:‘ 4 Tax Map: 29 & 30

Land Description:+
Area: § - Acres * Zoning:

Shape: Square
Frontage: 510 = Feet

Utilities: No public sswer or water

Type of Road: Payed

Reflects an Indicated Unit Value Per Acre of: §1,500,

Fnvironmental Characteristies:



COMPARABLE SALE RKO. H-8%8

County: Atlantic Mundicipality: Hamiltan

Deed Date: 1/12/795 Book: 33pg Page: 1

Grantor: | ake Lenape lLand Co.

Grantee: John £. Mong and Juanlta h/w

Consideration: 317 npog, Assessments: Land: 35,700, Total: 35,700,

Assessment Ratio: 33 53¢
Location of Sale: gagterly side of Cherry Lane Rear P/L Great Egg Harbar Rive

Block: wop_p i Lot: 82 Tax Map: g

Land Description: ‘
Area: 17.44 % pcres ' Zoning:

Shape: Extremely irregular

Frontage:

Utilities: pNp public sewer or water

Type of Road: pirt

Reflects an Indicated Unit Value Per Acre of: $374,77

Eavironmental Characteristics: petlands major segment partisl uplands



COMFARABLE SALE NO. H-90

County: Atlantic Municipality: Hamilton
Deed Date: 1/12/73 Book: 3308 . Page: 318
Grantor:

Jahn P, Cannig and Laorraine h/w
Grantee:  (Orazio A, Maggitti and Carmella h/w

Congideration: $13,860. Assessments: Land: 38,600, Totael: $£8,600.

Assessment Ratio: £2.05%

Location of Sale:  gagterly side of Hudson and Westerly side of Fulton Avenue
Block: 1402 * Lot 1-8, 12 Tax Map: 1g
Land Description:

: Area: 47,22 ¥ pcres Zoning:

Shape: Irrggular
Frontage: 2,800 - Fest

Utilities: Ng public sewer or water

Type of Read:

Reflects an Indicated Unit Value Per Acre of: $293,52

Envirenmental Characteristics: Lpwlands



COMPARABLE SALZ NO. H~92

Countv: Atlantic Municipallty: Hamiltan

Deed Date: 1/29/79 Book: 3314 Page: 87

Grantor: Lor, Inc,

Grantee: Expressway 89 Acres

Consideratdion: 3440,601. Asgessments! |and: $35,600.
Bldg:  2,000.
Total $37,600.
Southwest corner of Fomona Rosd and Expressuway

Assessment Ratlot 8.53%

Location of Sale:

Block: 14920 - Lot:- 1 & 1A Tax Map: 31
Land Description: -

Area: gg.16 ¥ Acres Zoning:

Shape: Jrregular

Frontage! 1,000 ¥ Fest +-l','lUU
Urilities:
Type of Road: Faved

Reflects an Indicated Unit Value Per Acre of: g4 913,69

Environmental Characteristics:
Upland = Impraovement nominsl



COMPARABLE SALE NO. H-93

Countv: Atlantic Municipality: Hamilton

Need Date: 1/4/79 Book: 3315 _ Page: 294

Granctor: Sadie Niemsyer Flynn and John h/h
Grantee: James J. Cassidy and Francis h/w

Consideration: $8,000. Assessments: |apnd: $3,000.

Lssessment Ratio: 37 5%

wocation of Sale: Suuthwestérly side of Estelle

3lock: £35 : . Lot:- g g 1p Tax Map:

i.and Description: )
Areai 19 % Acres Zoning:

Shape: Rectangular

Frontage: 5§00 * Feet
T+ 4 S » . . '
vtilities: ng puplic sewer-or water

Tvpe of Road: Paved

Reflects an Indicated Unit Value Per Acre of: 3800,

Environmental Characteristicsypland

Total: $3,000.

25 & 30



COMPARABLE SALE XNO. H-100

County: Atlantic Municipality: Mamilten

NDeed Date: 2/2L/79 Book: 3322 Page:

frantar: J. M., Land Lo,
frantee: Vincent and Carlo Trupla

Caonsideration: 32 673, Assessments: [and; 32,200,
L-sessment Ratio: go 4%

Lecation of Sale: wnoriherly side of Locust Strest |

3lock: O13F Lot: - LG Tax Map:

Tand Description:
Area: 5.!;5 z Acres Zoning:
Shape: Rectangular

Frontagze: 2.,0 & F

Vtilitles: Ng purlic sswer or water

- Tipe of Road: “Péved

“uflects an Indicated Unit Value Per Acre of: §489.93

-

Environmental Characteristics: Part Upland, part wetland
’

115



COMPARABLE SALE NO. H-112

County: aglantic Municlpality: Hamilton

Deed Date: 3/94/79 Book:

Graator: 3 g M Land Co., A N. J.Corp.
Grantee: gSherman Holley

Consideration: §3 450, Assessments: {and:
!

Assessment Ratilo: g g9Y

Location of Sale:  Easterly sire of Beech Avenue

Block: EB&7 ‘ Lot: g

Land Description:
Area: g T Acres " Zoning:

Shape: Rectangular

Frontage: pgp * Feet

Utilities: No public sewer or water
Type of Road: gigne

‘Reflects an Indicated Unit Value Per Acre of: $690.

Environmental Characteristics: Lowlands

Page:

$3C0.

Tax Map:

Total: 33CO0,

35 8 4O



COMPARABLE SALE NO. H-152

County: Atlantic Municipality: Hamiltcn
Deed Date: §&/4/79 Book: 33573 Page: 113

Granter: Flayd Latham and Heglen T, h/uw
Grantee: Jgose H., Auday

Consideration: §5,000. Assessmentsiy gmd: $2,000. Total: $2,000.

Assessment Ratlor f0%

Location of Sale: ypsterly side of Maryland Avenug

Block: g3p Lot 15 § 16 Tax Map: pg

Land Description: .
Area: 10 - Acres " Zoning:

i
Shape: Rectangular
Frontage: 250 ¥ Fest
Urilities: Ng public sewer or water

Type of Read: Dirt

zeflects an Indicated Unit Value Per Acre of: 3500,

Environmental Characteristles: (inland and lowland



COMPARABLE SALE NO. H-157

County: A+lantic Municipality: Hamilton

Deed Date: &/20/79 Book: 3359 Page:

Grantor: David E. Hawkins and Dolares Anderson

Grantee: James Leg

Consideration: $4,000, Assessments: [angd: $1,500.

Assessment Ratio: 37.5%

Location of Sale: yestsrly side of River Avanus

Block: g71 ‘Lot: - 12 Tax Map:
Land Description:

Area: g % Arres " Zoning:

Shape:  Ractangular

Frontage: 250 + Feet

Utilitles: po publlic sewer or water
Type of Road: Gtgne

Reflects an Indicated Unit Value fer Acre of: $800.

Fnvironmental Characteristics: Upland ~ tends to be wet

15

Total:

R

31,500.



COMPARABLE SALE XO. H-1508

County: Ailentic Municipality: Hamiltpon
Deed Date: 3/23/79 Book: Page:
Grantor: J & M Lanz Ca.

Grantee: Pahblo Belgads and Valentin h/w

Consideration: 37,650, Assessments: L

Assessment Ratio: 25,14%

Location of Sale: Suutheasé corner of Atlantic City Expressway and Lenwgod Ay

Block: 1425 Lot: 45 Tax Map: 31

Land Description:
Area: 3,98 I peres Zoning:

Shape: Rectangular

Frontage: 300 % feet

Utilities: No public sswer or water
Type of Road:

Paved

Feflects an Indicated Unit Value Per Acre of: g1 522,

Eavironmental Characterlstics: Upland



COMPARABLE SALE NO. H-164

County: Atlantic Municipality: Hamilton
Deed Date: 4/1L/78 Book: 3248 ) Page: 1L2

Grantor: Devid Goodkin

Grantee: Roy Williams and Emma h/w

Consideration: §6,000. Assessments: Land: $3,500. Total: 33,500,
Assessment Ratio: 58,33%

Location of Sale: Southerly side of Millvills Avenus

Block: 678 ‘Lot: - 3 Tax Map: 35

Land Description:
Area: 10 b Acres . Zoning:

Shape: Regasonably Rectangular
Frontage: zgg ¥ Feet

Utilities: Ng public sewer or water

Type of Road: Paved

Reflects an Indicated Unit Value Per Acré of: §600.

Environmental Characteristies: Upland



ARTICLE 1V

SECTION 4.1 R1 Agriculturgl District

Intent: To encourage continued farming and agricultural

uses and to permit residential development with a rural
emphasis, :

Regulations in District: The use, height and area regu-
lations of Sections 4.1 to 4.8 inclusive, and those Tegu-
lations set forth elsewhere in this ordinance where
applicable to those sections and general regulations of
Article XX are the regulations in Rl Agricultural Distric

SECTION 4.2

Uses: A building or land shall be used only for the
following purposes

1. Principal uses and buildings:

a) Customary and conventicnal farming and agricultural
uses, with the exception of a commercial livestock
or poultry precessing establishment.

b) Single family dwellings.

2, Conditional uses: The following conditional uses may bpe
authorized by The Planning Board provided appllcat’DnS
conform to the following specifications and standards:
a) Roadside stand for the sale of faim or nursery pro |
in connection with a farm operation, provided:
(1} That such stand be situated net less than 15
from any street line.

, (2) That no more than one sign advertising the sa
of farm products be erected and shall not exce
6 square feet in area and shall be illuminater
externally so as to prevent glare. Additicna
temporary signs may he permitted by the Plannm
Board during site plan review.

(3) That any such stand shall be removed or kept i
good conditicon as determined by the Building
Inspector during seasons when products are nof
being offered for sale.

(4) That such stand shall provide for adequate off
street parking as determined by the Planning B,
during site plan review,



b)

d)

Schools, provided:

(1

(2)

(3)

(4)

That the minimum lot size shall not be less
than 5 acres with a minimum frontage ¢n an
improved and accepted roadway of 250 feet.

That the 1ot coverage of all buildings shall
not exceed 20 percent.

That such school is a non-profit organization
within the meaning of the Internal Revenue Act.

That such school shall have as its prime
purpose, the general education of students in
the arts and sciences and shall be licensed
by the State Board of Education of New Jersey.

Places of worship, including rectory or parish house

provided:

{1} That the minimum lot sife shall not be less than
2 acres with 2 minimum frontage on an improved
and accepted roadway of 200 feet.

{2) That the lot coverage of all buildings shall
not exceed 20 percent.

(3) That both side yards shall be 35 feet minimum;
rear yard shall be 35 feet minimum and the front
yard set back shall be 50 feet minimum,

(4) That a buffer strip of 15 feet shall be provided

on all property lines nct butting streets and
along the non-roadway periphery of all parking
areas.

Customar? home occupations such as dressmaking,
preserving or woodworking conducted solely by the
inhabitants of the building and provided:

(1)

(2)

(3)

(4]

That the use is carried on entirely within the
building.

That the residential character of the building
is not changed. :

That the use has no deleterious influence upon
surrounding properties, .

That no display, advertising, lighting, nor any
sign be used. to indicate from the exterior that
the building-is being utilized for other than
residential purposes.

31



SECTION 4.3

Accessory Uses and Buildings: Accessory uses and
buiidings shall be uses and buildings customarily
incidental to the principal uses listed as permitted.
They shall be understoed to include:

a) Private swimming pools, intended for use of the
building . residents, provided:

{1) That the fenced edge of the pool shall be at
minimum_. S feet from all property lines.

(2} That adequate fencing, with lock, shall be
' utilized to prevent unauthorized use, Such
fencing shall surround the pool itself or the
vard in which it is located and shall be at
a 4" minimum height.

(3) That pool lighting shall be designed and located
to prevent glare on continguous properties.

b} Private utility sheds, greenhouses, bath houses and
playhouses, provided that they comply with all
other sections -of this article.

¢) Customary farm buildings for storage.

Area and Bulk Requirements:

1 .
2.

Lot size: 5 acres minimum.

Lot width: 200 feet minimum roﬁiway frontage.

Lot coverage: 10 percent maximum

Front yard setback: 650 feet minimum, principal and
accessory buildings. In the case of corner lots, all

yards fronting a street will be considered front yards.

Sideyérd setback: 40 feet minimum each side for principal
and accessory buildings. “ '

Rear yard: 100 feet minimum for principal and 75 feet
for accessory buildings.

Height: Principal building, 2% stories/35 feet
maximum from grade.

Accessory buildings, 1% steries/15 feet
maximum from grade.

Dwelling unit size: 900 square feet floor area minimun
for all dwellings constructed within this districet.
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SECTION 4.4

SECTION 4.5

SECTION 4.6

Exceptions:

1.

The height of public buildings or churches may be
increased to 50 feet from grade and to not more than

3% stories, subject to Planning BRoard review of overall
design.

I -
The height limits in this article shall not apply to

church spires, belfries, cupolas, chimneys, {lues and
farm silos provided:

a) That the aggregate area covered by all such features
shall not exceed 20 percent of the total roof areas.

b} That the height of such features shall not be 25
feet above roof level.

Other Regulations:

1.

Projections into front yards by porches, balconies,
stairs and canopies shall be limited to 12 feet.

Bay window prOJectlons into front and rear yards shall
be limited to 3 feet and in side yards shall be limited

to 2 feet. The length of such window(s) shall not excced,

in total, 30 percent of the exterior wall of which they
are part. y

Landscaping:

1.

All construction within this district shall retain
natural vegetation to the extent possible.

Buffer strips as required for conditional uses within
this article shall consist of either existing natural
vegetation or of evergreen trees of 4 feet minimum
height at planting.

Fences or walls shall be permitted provided:

a) That all perlmeter fences or walls shall be .

placed a2 minimum of 1 foot within the property
line.

b) That no portion of any fence or wall shall be more
than 6 feet from grade.
]

¢) That no fence or wall shall be placed within 10
feet of a street corner.

tiedges shall be permitted provided that they shall not
be placed within 10 feet of a street corner

33



SECTION 4.7

Parking Requirements:

1,

SECTION 4.8

For all single family dwellings, a minimum of two off-
street on-site parking spaces.

For churches, one off-street, on-site parking space
for each 3 seats or 1 for each 72 inches of seating
space when benches are used.

Signs permitted:

1.

Official highway route number signs, street name signs,

official directional signs.

Signs advertising the sale or rental of premises
provided:

a) That such signs shall not exceed 16 square feet.

b) That such signs shall be erected only on the
premises to which they relate.

¢} That signs bearing the words sold or rented shall
be removed 30 days after being posted. .

Signs for public utility substations and churches shall
be subject to Planning Board review and approval.
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SECTION 5.1

SECTION 5.2

ARTICLE V

R2 Agricultural/Residential

Intent: The purpose of the Agricultural/Residential Distr
is to permit a mix of low density residential and agricultu
uses with sufficient controls to maintain the natural featu
and rural-residential character of these areas within
Hamilton Township.

i]

Regulations within District: The use, height and area regu
Tations of Sections 5.1 to 5.8 inclusive, and those regulation
set forth elsewhere in this ordinance where applicable to

these sections and general regulations of Article XX are tl
regulations in Residential District RZ,

Uses: A building or land shall be used only for the
following purpeses:

1. Principal Uses and Buildings:

a) Single family dwellings

b} Parks, playgrounds and other publically operated
non-commercial recreational uses or structures.

c) Public utility substation, subject to the fdllowing
requirements:

(1) The exterior architectural design shall be in
keeping with-other structures in the neighbor-
hood, as .detérmined by the Planning Board.

(2) The fécilffies will be necessary to service
the surrounding area.

(3) There shall be no external storage of materials
and/or trucks and no repair facilities.

2. Conditional Uses: The following conditional uses may be

authorized by the Planning Board provided applications
conform to the following specifications and standards:

a) Conditional uses permifted in Agricultural District
R1 (Article IV Section 4,2, 1items b, c, d} subject
to conditions and standards therein shall apply here



Accessory uses and buildings: Accessory uses and
buildings shall be uses and buildings customarily in-
¢idental to the principal uses permitted. They shall
be understood to include:

a) Accessory uses permitted in Agricultural District
Rl (Article IV Section 4.2) subject to all terms
and conditions therein.

b} Professional offices, for one professional, provid~-

(1) That the professional use shall be clearly
incidental to the residential use of the dwel”
unit and shall not change the essential resi-
dential character of the dwelling.

{2} That the professional use shall not constitut
more than 30 percent of the buildings floor are

(3) That the office shall be for the exclusive us
jof the professional who resides on the premisec
and not more than two (2) employees.

{4) That no external alteration inconsistent with
the residential use of the dwelling unit shal”
be permitted.

(5} That no storage of materials or nroducLs sha
be permitted outside the dhelllro unit and th
no display or products shall be visibke from
outside the building.

(6} That no more than cne name plate or sign of
2 square feet or less shall be permitted.
‘Such sign may be attached to the residence
or may be mounted on a sign post. Such free-
standing sign hhall:

a. be set back from the street right-of-way
a minimum of 8 feet.

b. not exceed the permitted height of 5 feet.

¢. have no moving parts or flashiﬁg effect
and have an external light source properly,
focused upon the sign itself to prevent gl

d. be kept in good repair.
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SECTION 5.3

SECTION 5.4

I

Area and Bulk Requirements:

1.
2.

Lot size: . 2 acre minimum

Lot width: '125 feet minimum frontage on an improved
and accepted roadway.

Lot coverage: 20 percent maximum

Front yard setback: 50 feet minimum, principal and
accessory buildings.

Side yards: 20 feet minimum each side for principal
and accessory buildings.

Rear yard: 75 feet minimum for principal buildings
and 20 feet for accessory buildings.

Height: Principal building, 2% stories/35 feet maximum
from grade. Accessory building, 1% stories/15 feet
maximum from grade.

Dwelling unit size: ' 900 square feet floor area 'minimum
for all dwelling units.

Exceptlons:

1.

Exceptions of Agricultural District R1 (Article IV
Section 4.4) subject to all conditions and terms
therein shall apply here.

Lot areas shall not be less than 2 acres with the
minimum setbacks prescribed, except if a lot of record
prior to adoption of this ordinance has less area, fron

tage,

depth, or-width than herein required, such lot ma

be used for a detached single family residence and for
such accessory uses permitted in Residential District

RZ,

aj
b)

¢)

provided:

That the lot area is not more than 10 percent short
of minimum requiréments

That the lot is not continguous to other vacant lot
in the same ownership

That. the minimum setbacks are adhered to

Lot sizes in major subdivisions which are submitted sub
sequent to the adoption of this ordinance may upon Plan
Board review and approval be permitted to vary below th
minimum prescribed in Section 5.3 by 15 percent, provid

a)

That the lot sizes within the total development
average at least 2 acres.
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SECTION 5.5

SECTICN

SECTION

SECTION

5.6

5.7

5.8

b) That the variety of lot sizes is integral to an
overall design intended to preserve open space,
protect natural resource areas and/or provide
on-site recr2ational areas.

Other Regulations:

1. Other regulations of Agricultural District Rl
(Article IV Section 4.5) subject to all conditions
and terms tFerein shall apply here,

Landscaping:

1. All construction within this district shall retain

1.

natural vegetation to the extent possible,

Parking Requirements:

Parking requirements of Agricultural District Rl
{Article IV Section 4.7) subject to all conditions
and terms therein shall apply here,

For professional offices, 1 off-street on-site
parking space for each professional and employee plus
one additional.

Signs Permitted:

1.

Sign regulations of Agricultural District Rl (Article
IV Section 4.8) subject to all conditions and terms
therein shall apply here except that signs shall not
exceed 6 square feet in area.

L3
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SECTION 6.1

SECTION 6.2

SECTION 6.3

ARTICLE VI

R3 Moderate Density Residential

Intent: To permit residential development at a moderate
density while retaining envirenmentally important features.

Regulations in District: The use, height and regulations
of Sections 6.1 to 6.8 inclusive, and those regulations set
forth elsewhere in this ordinance where applicable to these
sections and general regulations of Article XX are the
regulations in Residential District R3.

Uses: A building or land shall be used only for the following
purposes: '

1.

Principal uses and buildings: Those principal uses
permitted i1n Residential District R2 (Article V
Section 5,2, items a, b, ¢) subject to all terms and
conditions therein shall apply here.

Conditional uses: The following conditional uses may
be authorized by the Planning Board provided applications
conform to the following specifications and standards:

‘a) Those conditional uses permitted in Agricultural

District R1 (Article IV Section 4.2, items b,c,d)
subject to all terms and conditions therein shall
apply here.

Accessory Uses and Buildings: Accessory uses and building
shall be uses and buildings customarily incidental to the

principal uses listed as permitted. They shall be under-
stood to include: .

a} All accessory uses permitted in Agricultural/Residentia
District R2 {Article V Section 5.2) with the
exception of custorary farm buildings for storage,
subject to conditions and terms therein shall apply he

Area and Bulk Reguirements:

l.
2.

Lot size: 1 acre minimum

Lot width: 125 feet minimum frontage on an accepted
and improved roadway.

Tq



3. Lot coverage: 20 percent maximum

4. Front yard setback: 50 feet minimum, prircipal and
accessory buildings.

5., ©Side yard setback: 20 rfeet minimum each side

6, Rear yard: 75 feet minimum principal building,
20 fcet minimum accessory building.

7. Height: Principal building, 2% stories/35 feet
Accessory building, 1% stories/15 feet.

8. Dwelling unit size: 900 square feet floor area
minimum for all dwelling units.

SECTION 6.4
Exceptions: ~

1., Exceptions of Agricultural District R1 (Article IV
Section 4.5%) subject to all terms and conditions
therein shall apply here, excluding farm silos.

2. Lot areas shall not be less than 1 acre with the
minimum sethacks prescribed, except if a lot of
record prior to adoption of this ordinance has lass
area, ¥rontage, depth, or width than hevein raguired,
such lot may be used for a detached single family
residence and for 3uch accessory uses perrittad in

Resident1al District R3, provided:

a) That the lot area is not more than 10 nerceat
short 0of minymun requUiTCREnts

b) That the lot i not continguous o oihsr vad,
lot{3) in the szme ownership

¢) That the minimum e:tacks are adhered to

-

3. Lot sizes din maier subdivisions which are submitred
subseguent to the adoptina of this ordinanne may upon
Planning Beard review and approval be peraitred to
vary below the minimum srescrihed in Section &3 hy
15 percent, provided.

a) That the lot sizes within the total development
average at least Acre

b) That the vazriety of .o -sizes 13 integval to an
overall design intended te vreserve open space,
nrotect natural tesouvce avzas zad/or vrovide on-

s5ite rvecrearicnal areas.,
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SECTION 6.5

SECTION 6.6

SECTION 6.7

SECTION 6.8

Other Regulations: - Other regulations in Agricultural

District Rl {Article IV Section 4.5) subject to all terms
and conditions therein shall apply here.

Landscaping:

1.

Landscaping.requi%ements of Agricultural District .
Rl (Article IV Section 4.6) subject to all terms and
conditions therein shall apply here.

For all new construction within this district, a
minipum of 3 trees shall be planted. Tree species
selected shall be compatible with site soil conditions
and shall be a minimum of 8 feet in height., All new .
trees shall be set back a minimum of 24 inches from
any property line on the house side and shall be no

closer than 10 feet from street corners.

Fences or walls shall be permitted provided:

a) That all perimeter fences or walls shall be placed
a minimum of 1 foot within the property line

b) That no portion of any fence or wall shall be more
than 6 feet from grade

c) That no fence or wall shall be placed within 10
feet of a street corner

Hedges shall be permitted provided that they shall
not be placed within 10 feet of a street corner.

Parking Requirements: Parking requirements of Residential

District R7Z TArticle V Section 5.7) subject to all condi-
tions and terms therein shall apply here,

Signs Permitted: Sign requirements of Agricultural District
RT (Article V Section 5.8) subject to all conditions and
terms therein shall apply here, except that no sign shall
exceed 6 square feet in area.
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SECTION 7.1

SECTION 7.2

SECTION 7.3

R4

ARTICLE VII

Medium Density Residential

Intent: To permit residential development of medium densi.)
while retaining natural features.

Regulations in District: The use, height and area regu-

lations of Sections 7.1 to 7.8 inclusive, and those
regulations set forth elsewhere in this ordinance where
applicable to these sections and general regulations of
Article XX are the regulstions in Residential District R:.

Uses: A building or land shall be used only for the follow
purposes:
1, Principal uges and buildings: Those principal uses

pernitted In Kesidential District R2 {(Article V Sectic:

5.2, itens a, b, ¢} subject to the conditions and tera:
therein shall apply here.

Conditional uses: The following conditional uses may
be authorized by the Planning Board provided application:
conform to the following specifications and standards,
Those conditional uses permitted in Residential Distric
R2 (Article V Section 5.2) subject to the conditions

and terms therein shall apply here.

Accessory uses and buildings: Accessorv uses and buildr
shall be uses and buzldings customarily incidental to t
principal uses permitted. They shall be understood to
include: Accessory uses of Residential District R3
(Article VI Section 6.2) subject to all conditiens and
terms therein.

Area and Bulk Requirements:

1.
2.
3.

Lot size: 1/2 scre nminimun
Lot width: 100 feet minimum roadway frontage.

Lot coverage: 30 percent maximum.
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- 4, Front yard setback: 50 feet minimum, principal and
accessory buildings.

. 5. S8ide yard setback: 15 feet minimum each side for
principal and accessory buildings.

6. Rear yards: 50 feet minimum for principal buildings
and 5 feet for accessory buildings.

7. Height: Principal building, 2% stories/35 feet maxi-
- . mum from grade. Accessory building, 1% stories/15
: feet maximum from grade.

- ‘ 8. Dwelling unit size: 900 square feet floor area minimum
for all dwelling units.

h SECTION 7.4
Exceptions

~ 1. Exceptions of Agricultural District R1 (Article IV
Section 4.4) subject to all terms and conditions
therein shall apply here, excluding farm silos.

2. Lot areas shall not be less than % acre with the
minimum setbacks prescribed, except if a lot of record
pricr to adoption of this ordinance has less area,
frontage, depth or width than herein required, such
lot may be used for a detached single family residence
and for such accessory uses permitted in Residential

' District R4, provided:

a) That the lot area is not more than 10 percent

— short of minimum requirements

b) That the lot is not contiguous to other vacant
lot{s) in the same ownership

¢) That the minimum setbacks are adhered to

3. Lot sizes in major subdivisions which are submitted
subsequent to the adoption of this ordinance may
“upon Planning Board review and approval be permitted
to vary below the minimum prescribed in Section 7.3
by 15 percent, provided: .

a) That the lot sizes within the total development
average at least % acre

b) That the variety of lot sizes is integral to an
overall design intended to preserve open space,
protect natural resource areas and/or provide
on-site recreational areas.
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SECTION

SECTION

SECTION

LAy

|

Other Regulations: WUOther regulations ol Agricultural
District RI (Article IV Sfction 4.5} subject to all
terms and conditions therein shall apply herve.

Landscaping

1. Landscaping requirements of Residential District R2
(Article V Section 5.6) subject to the conditions and
terms therein shall apply here

Parking Requirements: Parking requirements of Residential
District RZ2 (Article V Section 5.7) subject to all condi-
tions and terms therein shall apply here.

Signs Permitted: Sign regulations of Residential District

R TArticle VI Section 6.8) subject to all conditions

and terms therein shall apply here.
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ARTICLE VIIX

R High Demsity Residential

Intent: To permit residential development of higher
donsities within an overall dezign plan which provides
for extensive open space and recreation.

?ggulatiéns: The use, height an{ ares regulations of
Sections 3.1 te 8.9 inclusive, and those regulations set
forth eisewhere in this. ordinanc: where zpplicable to
these sections and general regulrtions of Article XX

gre tan regulaticons im Reosideati: . District RS.

c}  Sinpin donily detached Jvollings subject to the
w30, helghn and avea verali-cments of Re:1dent1al
' Dizzricer Ré fArticle vy

a) Sroup swimming peois proviced that they comply at a
rinipem with standards s+ forth in Agricultural
District Ri (Article IV GSection 4.2}

end pravided further tha* they comply with local
zrd etate health standsris.

b) Utility buildings, clubt-vses, bath houses provided:

(

Tt

11 be intended for the

J  That the bduildings shs
vilding residents and their

S
exclusive use of by
guests.

o
-

That such buildings shzll be designed by the
developer for consistency within the overall
project design with regard to building
materials, size and ~ppearance.

Lo
My
w4

{3} That such buildings shall conform to setbacks
and height requirements established within
this Article,
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SECTION 8.3

Area and Bulk Requirements:

1.

10.

11.

12.

[ X o+ ¥} (%]
- a L]

Lot size: 25 acres minimum

Lot width: 300 feet minimum roadway frontage

Lot depth: varied
Lot coverage: 30 percent maximum

Perimeter setbacks: 50 feet minimum all yards for
principal buildings and parking 25 feet minimum all
yards for accessory uses.

Height: Principal building, 2% stories/35 feet maximum

Dwelling unit size: 850 square feet floor area minimum
efficiency/1 bedroom units, 1,000 square feet floor area
minimum 2 bedroom units, 1,200 feet floor area minimum

3 bedroom units.,

Building length: Principal building, 60 feet maximum
all uses, Accessory buildings; 40 feet maximum all uses.,

Distance between buildings: All uses, all buildings
within the development shall be separated from all '
others by a minimum of 35 feet at their closest point.

Contiguous units: Garden Apartments, 8 units maximum ,
per principal building. Townhouses, 4 units maximum

per principal building. No more than 2 abutting units
will have the same front yard.

Density: All uses, 8 units per net residential acre
maximum, '

Common open space: All uses, 70 percent of all
developments within the district shall be retazined as '
common green space. Such space may include playgrounds,
mini-parks but shall not include parking areas.
Provisions satisfactory to the Planning Board, Township !
Administrator and Township Salicitor shall be made to
assure that these common areas, not of individual c¢wner-
ship, shall be maintained in a satisfactory manner '

without expense to the general taxpayers of Hamilton
Township. ‘
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SECTION 8.4

Exceptions:

1.

~ SECTION 8.5

Exception 2 of Agricultural District Rl (Article
IV, Section 4.4) subject to conditions and terms
therein shall apply here.

Other Regulations:

1.

J-

4

l

j

J

|

: 3.
|

: 4.
|

l 5.

Other regulations of Agricultural District R1
(Article IV, Section 4.5) subject to all conditions

and terms therein shall apply here, excluding farm
silos.,

Appropriate facilities for the placing of trash and
garbage and collection and removal thereof shall be

constructed separate and apart from dwelling units,.
Such facilities shall:

a) Be completely enclosed and so constructed that
the trash and garbage shall not be visible to
the general public.

b) Be aesthetically designed to fit within the overall
project design.

¢) Be buffered from principal structures, parking
facilities and pedestrian and vehicular roadways.

d) Meet the approval of the Township Construction
Official and the County Board of Health,.

All uses within this District are subject to sewer
availability.

All uses within this District are subject to Planning
Board review and approval.

For all developments in this district which present
outstanding and innovative design, the Planning Board
may upon review increase the overall project density

by not more than 10 percent. Ann additional 10 percent
density increase may be granted by the Planning Board
for all developments in this district for which the

applicant presents an acceptable on-site package
sewerage plant,
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SECTION 8.6

All development proposals for more than 3 dwellin,
units within this district shall be required to
submit an environmental review accordineg tao the
regulations of Article XXI  Section 21.1 of this
ordinsnce as part of the stte plan review process
and shall inglude the following information:

a} Landscaping and preservation plan
including existing natural features.

b} An open space plan and maintenance
program.

¢) An off-tract traffic survey showing
the impact of the proposed facility
on existing roadways.

d]  An energy conservation program for
operation.

e) C(Circulation and parking plan, which
shall clearly delineate and detine
traffic circulation for all cxisting
and proposed rondwavs.

Design Standards: The following general desian

standards shall apply, subject to PMlanning Board
review and approval:

L.

All structures shall be designed within an
overall theme or motif,

Where possible natural landscape features
whall be maintained to prescrve existing
natural resources,



|

| S—— )

L W )

SECTION 8.7

Landscaping:

1. All areas not covered by roadways and parking areas
or .pedestrian walkways shall be landscaped with
natural materials. A landscaping plan shall be sub-
mitted as part of the site plan application. Such
plaanshall be designed. to preserve natural resources.

2. The follow1ng m1n1mum standards shall apply:

Trees 1 per due111ng unit
Yards: grass arnatural ground cover

Buffers: Buffers along parking areas shall be 4 feet

wide, consisting of evergreen -trees of 4 feet minimum

height at planting, placed 6 feet apart with smaller
i evergreens or deciduous plant material hetween.

Perimeter buffers aleng all non-street frontage sides
,shall be & feet wide ronsisting of evergreen trees of
"4 feet minimum height %t plantln nlaced 6 feet apar:
with smaller evergreens or dec1dUﬂuJ »lant material oot
All trees will be replaced as reqguired as part of the
open space maintenance progranm.

3. Landscaping shall be utilized to compliment and accent

Buildings.
4. All planting shall be maintained and replaced regularl-.
5. Fences or walls shall be permitted wrovided:

a) All perimeter fences or walls be placed 2 minimum
of 4 feet within the property linas and shall be
consistent in size, texture and Jesign and shall
be constructed by the develioper.

6. No fence or wall shall be more than 4 feet from grade

excepting those immediaeely arcund swimming pools which
may be 6 feer.
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Parking Requirements:

L.

_~—

i

For all uses, 2 off-street on-site pdrklnu spaces pe
dwelling unit plus one off-street on-site visitors
space for every 4 dwelling units,

At least 5 percent of the parking area shall be land-
scaped and a minimum of 1 tree for each 10 parking
spaces shall be planted. The landscaping shall be
located in protected aveas; along walkways, in center
islands and in all irregular spaces not used for par!
All landscaping shall be bordered by brick, belgian b.
or other natural materials and shall be maintained \

regularly and shall be carefully located so as not tr
obstruct vision.

Five percent of all requ1red parking shall be ccer-
structed for and reserved for the handicapped.

Signs Permitted.

All signs permittea in Agricultusal
District R1 (Article IV Section 4.8 numbecs 1 ana

Each garden apartment or townhouse development may
nave one identification sign not to exceed 1€ °squa*:
feet in surface avea. Such sign srall:

a> DBe made of natural materials.

>, Have no moving parts or flashing <fiact. and
have an external light source

z:  BRe kept in“good repair.

4" Be subject <o Planning Boarc = . ard azprova:
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SECTION 9.

SECTION

SECTION

g9

9.

1

.2

-

J

SARTICLYE I

R6 Village R951dentzal Dist:.

.Intent: To permlt continued residential development of a
density which recognizes an existing developmental pattery
with sufficient controls. This district contains a
Historic Pistrict designated by a separate boundary on the
zoning map which is designed to protect and encourage
restoration of historically significant buildings and to

encourage compatible deszgn for new construction withiu
the Hlstorlc District.

Regulations wlthln District: The use, height and area
regulations of Sections 9.1 to 9.8 1nc1u51ve, and those
regulations set forth elsewhere in this uvrdinance where
applicable to thesc sections and general recgulations of

Article XX are. thc ‘regulations in Village Residential
District. 3 ,

v
i

Useﬁ: A building or land shali e used only for th:
foellowing nurposcs '

4

e Pr1nczga} Uses and Buildings:

d Pllﬂhlpal asces permitted in Residential District
RZ (Article V Section 5,2a, b and ¢) subiect “to
~all terms and conditions thereln shall anﬁl\ here
!
vonditional Uses Conditionul nuses permitted in

\gr1LnTturaT'DJbrrer RI {Article [V Section 3..n.
¢ and d). ' v

‘.

L]

Area and Bulk Requirements:

i J.ot size: .Where npublic water and scwer facil]

tles d1€
available, 9000 sguare fect minimum,

Where public wate:

‘and scwer facilities arc not available, 15,00(" square
feet m1n1mum.~'=‘

. -t ) *
L0t width: Public water and sewer avalilable, 7 *ret
minimum frontage "an an improved and accepted . - -dwav.
Public water. ind séwer not available, 100 fer. -nimun

”'frontage on- an 1mprOVQd and accepted roadway.

s. Lot couexaae *401p Yeent maximum

S TP Cele

. P
. - v oW



SECTION 9.4

SECTION 9.5

Front yard setback: 30 feet minimum, In the casge .
of corner lots, all yavds fronting on a street will be
considered front yards and one side yard will be con-
sidered a rear yarvd.

Rear yard setback: 25 feoet ninimum.

6, 8ide yards: 15 feet minimum each yard,

7. Height: Principal building 2% stories/35 fest from
grade maximum. Accessory building - 1) stories/15 feet
from grade maximum.

8. Dwelling unit size: 900 squasre feet floor area aminimum
for all dwelling units, ‘

Exceptions:

1. Exceptions of Agricul:ural Distict Rl {(Article IV
Section 4.4) subject to all conditions and terms
therein shall apply here, excluding farm silos,

2. Lot areas shall not be less than 9600 square feet with

the minimum setbacks prescribed, except if a lot of
record prior to adoption ¢f this ordinance has less
area, frontage, depth, or width than herein required,
such lot may be used for a detached single family
residence and for such accessory uses permitted in
Residential District R6, provided:

a) That the lot area is not more than 10 percent
short of minimum requirements

b) That the 1ot i3 not continguocus to other vacant
lot(s) in the sgme ownership

¢} That the minimum setbacks are adhered to :

Other Regulations:

1.

Projections into front yards by porches, balconies, stairs.
and canopies shall be limited to 6 feet. Bay window pro-
jections into front and rear yards shall be limited to 3
feet and in side yards shall be limited to 2 feet.

All future building designs within the designated His-
toric District will be subject to site plan review
as provided for in Article XXIII of this ordinance,

Accessory uses: Accessory uses permitted in Residential

District RZ (Article V, Section §5.2) subject to all con-
ditions and teras therein shall apply here.
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Landscaping: Landscaping requirements of Residential
District R3 (Article VI Section 6.6) subject to all
conditions and terms therein shall apply here.

Parking Requirements: Parking Requirements of Residential
District RZ (Article V Section 5.7) subject to all terms
and conditions thercin shall apply here.

Signs Permitted: Sign regulations of Residential District
R3 (Article VI Section 6,8) subject to all conditions and
terms therein shall apply here.




SECTION 13.1

SECTION 13.2

ARTICLE XI1I[1

CR  Conservation/Recreation District

Intent: To recognize that certaln areas witnin
Tamilton Township are environmentally scnsitive
ind/or subject to flooding and to permit very

ow denslty residential development with sufficent
wnirols to protect natural resources in these

tLr=2as,

Regulations in District: The use, height and arca
rcgulations of Sections 13.1 to 13, inclusive and
thosc regulations sct forth elsewhere in this ordi-
nancc where applicable to these sections and con-
eral regulations of Article XX are the recgulations
in the fonservation/Recreation District.

Uses: A building or land shall he used only for
the following purposes:

1. DPrincipal uses and huildings:
!

al Single-TFanily detached Jdwelling.
Y Harvesting of anv wild crops, such as ferhs,
moss herries or tree {ruits and other custo-
mary and conventional agricultural uses,

¢} Public recreational usecs associated with
the natural environment and not requiring
the construction of any structures, streets,
Or parkineg,

d) DPublic wild liflc preserve designed for
passive recreation.,

2. Conditional Uses: The following conditional uses
mey bhe authorized by the Planning Board provided
applications conform to the following specifica-
tions and standards:

a} Utility transmission lines

h) Clubh or lodge for hunting, fishing or other
recreational.purposes, provided that --
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SECTION 13,3

(1) Buildings and services shall be for the
“use of members and their guests exclu-

Sively
(2) Ontly seasonal and accessory dwelling use
may' be made of such facilities
(3) The minimum lot area shall be 25 acres
¢} Campsites, provided that:

{1) The minimum lot area shall be 10 acres

( Uses shall be in accordance with the

"Private Campground Code of the State of

New Jerscy

(3} Any {acilities provided for dwelling
use shall bhe for seasonal and accessory
use only.

{4) A certificate be obtained from the appro
priate yovernmental health agency indi-
cating that the water supply, sewage
disposal and other sanitation facilities
are adeguate for the requested use.

t‘dl—-‘

Accessory Uses: Accessory uses of Agricultural
District RI ~{ARticle IV Section 4.2) subiect
to all terms and conditions therein shall apply
here.

Area and Bulk Rcquirements:

1.

L]

Lot 5i: 5-10 acres mintmum

]i\l
e

.ot Width: 200 feet minimum frontage on an

accepted roadway

Lot Coverage: 10 percent maxinmum

Sethacks: Front yard 50 fcet mint.aunm

T Side vard 40 yard minimum each side

Rear yard 75 fect minimum for prin-
cipal and accessory uses

o
m
—

ileight:  Principal building - 2%, stories/35 f
maximum from grade
Accessory bu1lilngq - 1 stories/!15
maximum from grade

|
w
m
+
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PINELAND STUDY

WOODLAND TOWNSHIP, BURLINGTON COUNTY

Study and Evaluation

In the analysis of Woodland Township in Burlington County, the following

pertinent facts and conclusions were derived:

The study period encompassed zll sales from January 1, 1976 to the end of
1879. There were approximately 128 sales which occurred in the study period.
0f these 128 sales over the three year period, slightly more than 45% were
sales of property of 2 or less acres. The majority of these were in the
growth area of the wmunicipality and were acquired as potential building sites
or as assemblage to develop a building site. The remaining sales ranged in
size from 2 acres up to the largest tract, which was 2842 acres. The sales
were located in variocus zones having varied permitted uses and minimum lot

area and other raquirements, - : .

In studying all sales where possible in accordance with your request to
determine and assess the relationship bstween sales prices and assessad value,
the study reveals that there is an extreme range in the ratios from a low of
19% assessment of actual szles price to a high of 375% with all variables

between. Therefore, in conclusion, I camnnot see any pattern of assessed value

-

ctual market value as indicated by the sales.

In analyzing the sales, I find many variables and t@e only clear demand pattern
appears to be in lots under 2% acres which have demand as building sites. The
market reveals that the major demand in this community is in the 1 to 10 acre
classification with very slight demand, as reflected by market sales, for any

acreage over 10 acres. Following in this report are samples of typical sales

T



Woodland Township, Page 2

and their characteristics for categories of 1-10 acres, 10-50 acres and 100
or more acres. All other possible categories have not been considered as

there is no market to study.

With regard to the impact of specified variables, the community as a whole
has no public water or sewer in which to document 2 conclusion, but as has
been evidenced in other communities, the impact of water and sewer tends to

increase market demand.

In studying all sales with regard to size of holdings, it is clearly
indicated in each zoning area that the smaller parcels demand more on a
per unit basis whether it be square foot or per acre than do the larger

parcels, all other factors being equal.

In studying the envirommental characteristics of the sale; and road accessi-
bility of the smaller parcels, the wmajority of the sales have been on paved
roads, although there are exceptions to this with some being on dirt roads.
The only impact that can be considered is that there is a highef unit value
when there are paved roads available for any given site, all other factors
being equal. The highest impact on any particular parcel of land would

normally be between land which is landlocked versus land on a paved road or

a dirt road affording access,

In an analysis of the zoning of Woodland Township, portioms of which are
included in this report, we find that in R-M, R-A and R-1L Zones there are
the same permitted residential uses but wariable lot area and lot frontage
requirements, thereby developing different densities per acre of land.
Therefore, when considering larger tracts, the zoning impact would be
predicated oun the actual lot yield of any given site; the higher the yield,

the higher the indicated per acre value, : '



Woodland Township, Page 3

With regard to the questions as tc type of owner and property turnover,
from discussions with grantees, it appears that the’majority of the smaller
parcels were purchased by individuals for potential personal use. In
studying the sales, specifically in the R-M Zone, the major portion of the
sales of the smaller parcels were lots subdivided cut of larger tracts by
one large developer. This subdivision originally appeared to have occurred
sometime in 1976 and these sales are in the intensive growth area. There
are further some indications in other sales of larger tracts in the R-A
Zone of land speculators and developers rather than individual potential‘

user-buyers.

Located within Woodland Township is Lebanon State Forest.

CONMCLUSION

It is impossible to derive estimates of average acquisition costs per acre
for any portions of the community zoned C-R, Commercial Regional, C-N,
Commerclal ¥eighborhood, M~1, Manufacturing Industrial or R-L, Residential
Low Density as there were no sales in the study period of this type of land.
Thaerefore, the per acre avefage costs will be estimated for those properties

located in the R-A and R-M zones only.

In the final analysis of sales, dve to the many variables, it is the opinion
of this appraiser that parcels located within or in immediate proximity to
intensive growth areas of 1-3 acres in zgne R-M on paved roads and suitable
for development by virtue of their physical characteristics would tend to

have an indicated unit value of $6,000 per acre average. Sales from 3-10



Woodland Township, Page &
acres located in more rural areas on paved rcads suitable for development
by virtue of their physical characteristics in the R-A zone would tend to
have an indicated value of $2,500 per acre average. Larger tracts of land
from 10-50 acres located in zone R-A would tend to have an average indicated
value per acre of $1,000 for those on paved roads and suitable for development.
In land areas of 50 acres and cover on paved roads would have an average
indicated value of $800 per acre depending on thelr size, soil conditions

and location.
1

I have submitted a sampling of sales typical of each category where available

following in this report.



COMPARABLE SALE ¥NO. WO-2

County: Burlington Municipality: yaodland
¥
Deed Date: 16/17/78 Book: 2072 Page: 26

Grantor: Danlel J. Arpin

Grantee: John M. Lecnetti

Consideration: §13,296. Assessments: Land: § 9,100,
Imp.: 29,900.

Assessment Ratio: Ipcluded other lands Total $39,000.

and improvements.
Location of Sale: gasterly side of Chatsworth-Tuckerton Road

Block: 3701 , Lot: 32 Tax Map: 57

Land Description:
Area: 5,536* Acres Zoning: R-A

Shape: TIrregular
Froptage: 300% feet
Utilities: XNone
Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: $2,402.

Environmental Characteristics: gub-divided out of larger tract. Upland



COMPARABLE SALE NO. Wo-3

— : }

County: Burlington Municipality: Woodland
Deed Date: 12/26/77 Book: 2004 Page: 878
' Grantor: Daniel J. Arpin

-
L Grantee: George Theodore Jaeckel and Ann E., h/w

: Consideration: $10,760. Assessments: Land:  $9,100.
L. Imp: 29,900,
Assessment Ratio: Included other lands Tetal: $39,000.

and improvements.,
Location of Sale: Easterly side of Chatsworth-~Tuckerton Road

Block: 5701 Lot: 322 Tax Map: g7
) Land Description:
' Area: 5.380% Acres Zoning: R-A

8 Shape: Rectangular

Frontage: 300+ feet
Utilities: None

Type of Road: payed

{i Reflects an Indicated Unit Value Per Acre of: $2,000.

Environmental Characteristics: gubdivided out of larger tract. Upland.

-
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COMPARABLE SALE NO. W0o-4

County: Burlington Municipality: Woodland
Deed Date: §/7/77 Book: 1988 Page: gg4

Grantor: Daniel J. Arpin

F

Grantee: Harold J. Potts and Sandra L., h/w
i

Consideration: $10,000. Assessments: Land: $ 9,100,

Imp: 29,900,
Assessment Ratio: Included other lands and Total: $39,000.
Improvements.

Location of Sale: Easterly side of Chatsworth-Tuckerton Reoad

Block: 5701 Lot: 32-3 Tax Map: 5§57
Land Description:

Area: 5.380%f Acres Zoning: R-A
’ Shape: Rectangular

Frontage: 300:% feet
Utilities: pNone
Type of Road: payed

Reflects an Indicated Unit Value Per Acre of: §1,859,

Environmental Characteristi¢s: Sub-divided out of larger tract. Upland



COMPARABLE SALE NO. WO-5
County: Burlington

Deed Date: 3/31/78

Grantor: Daniel J. Arpin .

Municipalityv: Woodland

Book: 2036 Page: 214

Grantee: Washington H. Orme and Betty D.

Consideration: $10, 000. Assessments: Land: $ 9,100.

' Imp: 29,900.

Assessment Ratio: Ipcluded other lands and Total: $39,000.
improvements.

Location of Sale:Easterly side of Chatsworth-Tuckerton Road

Block: 5701

Land Description:
Area: 5 751 Acres

Shape: Irregular
Frontage: 340+ feet
Utilities: None

Type of Road: paved

Lot: 4594 Tax Map: g7

Zoning: p.ga

Reflects an Indicated Unit Value Per Acre of; $1,905.

Environmental Characteristics:
|

Sub-divided out of larger tract.

Upland.

Wh-R



COMPARABLE SALE NO. We-101

County: Burlington Municipality: Woodland
Deed Date: 4/18/79 -Book: 2203 Page: 123

Granter: Alexander Zenobi &'Verﬁa, h/w

Grantee: Celeste Jeral

Consideration: $11,000. Assessments: fLand: $8,100.

Assessment Ratie: 73,847

Location of Sale: Northeasterly side of Harbor Road

Block: 6401 Lot: 403 Tax Map: ¢g

Land Description:
Area: 13,5% Acres Zoning: R-A

Shape: Irregular
Frontage: 590% feet

Utilities: None

Type of Reoad: pirt

Reflects an Indicated Unit Value Per Acre of: $315.

Environmental Characteristics: Upland.
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COMPARABLE SALE NO._ wWQ-102
County: Burlington Municipality: ygodland

Deed Date: 7/16/79 ' Book: 2243 Page: 39

Grantor: Woodland Associates .

-

Grantee: May R. Tsai and Yu-Shyang, h/h, et als

Consideration: $160, 000. Assessments: j.n4. $95,500.

Assessment Ratio: A

Location of Sale: Easterly and westerly sides of South Park Road and Johnson Place

Block: 102 Lot: 9 Tax Map: 8
801 66

Land Description:
Area: 188.04+% Acres Zoning: R-A

Shape: Very irregular
Frontage: 6,600+ feet
Utilities: YNope

Type of Road: pirr

Reflects an Indicated Unit Value Per Acre of: 3351,

Environmental Characteristics: Upland and lowland



COMPARABLE SALE NO. Wo-119

County: Burlington Municipality: Woodland
Deed Date: 4/21/75 Book: 1914 Page: 168

Grantor: World Wide Searchers, Inc.

Grantee: Number One Contracting, Inc.

Consideration: $285,000. Assessments: Land: $170,600.

Assessment Ratio: 59.86%

Location of Sale: Easterly side of Laurie Road

Bleck: 6402 Lot: 7 Tax Map: 66, 67

Land Description:
Area: 284.36% Acres Zoning: R-&

Shape: Very irregular
Frontage: 4,200t feet
Utilities: UNone

Type of Road: Dirt

Reflects an Indicated Unit Value Per Acre of: $1,002.

Environmental Characteristics: Upland.



COMPARABLE SALE NO.
County: Burlington

Deed Date: 9/13/75

Grantor: Willjam C. Morrow &’Eleanor, h/w, Robert R. Morrow & Leah Morrow, h/w.

Grantee:

Consideration: g4,

Assessment Ratio:

Location of Sale: Approximately 375 feet westerly of White Horse Road

Wo-122

000.

161.25%

Block: 801

Land Description:
Area: 10.76%
Shape: Irregular
Frontage: None
VUtilities: Nonpe
Type of Road:

Acres

Municipality: Woodland

Book: 1940 Page:

A. R. DeMarco Enterprises, Inc.

Assessments: j1apd. $6,450,

Lot: 76 Tax Map:

Zoning: R-A

Landlocked

Reflects an Indicated Unit Value Per Acre of; $372.

Environmental Characgeristics:

Upland and lowland

808
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COMPARABLE SALE NO. W0-125

County: Burlington Municipality:

Deed Date: 2/8/75 Book: 1907

Grantor: Fred Kennedy, Jr. & Natalie M., h/w

Grantee: Ernest W. Bowker and Elizabeth A., h/w

-

Consideration: $12,000. Assessments:

Assessment Ratio:

Woodland
Page: 1162
Land: $10,400.
Imp: 400. (Mo value)

Total:

$10,800.

Location of Sale: Approximately 650t feet south of Chatsworth-Tuckerton Road.

Block: (5701) 54 Lot: 16
Land Description:
Area; 19.52% Acres Zoning: R-A

Shape: Extremely irregular
Frontage: None

Utilities: Nene

Type of Road: Land;oqked

Reflects an Indicated Unit Value Per Acre of:

Environmental Characteristics: Upland.

$615.

Tax Map: 355

Wo-13



COMPARABLE SALE NO. Wg-126

County: Burlington Municipality: wWoodland

Deed Date: 12/28/77 . Book: 2011 Page: 1180

-

Grantor: George E. Wills, Jr. & Margaret, h/w

ot

i

Grantee: (Charles J., Kahoun & Patricia, h/w

Consideration: $30,000. Assessments! Land: $3,100.

Assessment Ratio: 10,33%

e

E

Location of Sale: Approximately 910 feet south of Baptist Road at the dead end of
a 20 foot right of way.

Block: 5701 Lot: 34 Tax Map: 55

Land Description:
Area: 132,16 Acres . Zoning: R-A

Shape: Irregular

Frontage: 20+ feet

Utilities: None A -

- -
— ey

r_. ‘\

Type of Road: Dead end of dirt right of way

Reflects an Indicated Unit Vélue Per Acre of: 5933.

Envirenmental Characteristics: Upland.

Foommm

| | WO=14



COMPARABLE SALE NO. WQ-127

County: Burlington Municipality: Woodla
Deed Date: 11/30/76 Book: 1969

Grantor: GecJac Inc.

-

Grantee: Harry Newman

Consideration: $6,000. r Assessments: Land;

Assessment Ratio: 205.83%

nd

Page: 728

$12,350.

Location of Sale: Northwesterly side of White Horse Road and northerly side of

Panama Road

Block: 7m1 Lot: g5
Land Description:
Area: 11,152% Acres Zoning: R-4&

Shape: Triangular
Frontage: 2,040% feet
Utilities: Nome

Type of Road: Dirt

Reflects an Indicated Unit Value Per Acre of: $338.

Environmental Characteristics: Upland

Tax Map:

26
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COMPARABLE SALE NO. W0-123
County: Burlington‘ Municipality: Woodland
Deed Date: 9/16/76 _ Book: 1958 Page:

Grantor: Russell Anderson

Grantee: NarCon Corp.

Consideration: §150,000. Assessments: pand: $72,950.

Assessment Ratio: 48.63%

Location of Sale; Westerly side of Laurie Read

Block:  (6401) 62 Lot: 4A Tax Map:
Land Description:

Area: 121.6% Acres Zoning: R-A

Shape: Extremely Irregular

Frontage: Sub-division out of larger tract.
!
Utilities: None

Type of Read: Dirt

Reflects an Indicated Unit Value Per Acre of: $1,234.

1136

66 & 67

Environmental Characteristics: Primarily upland. Minor portion low wetlands.

Wo-16
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WOODLAND TOWNSHIP
BURLINGTON COUNTY, NEW JERSEY

ORDINANCE NO. 3-1970

AM CROM'MANCE LIMITING AND RESTRICTING TO SPECIFIED DIS.
TRICTS AMND REGULATING THEREIN BUILDINGS AND STRUCTURES
ACCOQRIING TO THEIR CONSTRUCTION, AND THE NATURE AND
EXTENT OF THEIR USE AND THE NATURE AND EXTENT OF THE
USES OF LAND, AND REGULATING AND RESTRICTIMG THE
HEIGHT, NUMBER QF STORIES, S1ZES OF BUILDINGS AND OTHER
STRUCTURES. THE PERCEMNTAGE OF LOTS: THAT MAY BE OCCU.
PIED, THE SIZES OF YARDS, COURTS AND QTHER OPEN SPACES,
AMND THE LOCATIONS AND USE AND EXTENT OF BUILDINGS AND
STRUSTURES AMO LAND FOR TRADE, INDUSTRY, RESIDENCE OR
QTHER PURPQSES: AND FPROVIDING FOR THE ADMINISTRATION
AMND EMFORCEMEMNT OF THE PROWISIONS OF THIS QOARDINANCE,
AMND FIXING FPENALTIES FOR THE VIOLATION THEREQOF.

The Township Cummittee of the Tuwnship of Woodland, in the Couadaty of

Buriington DOES ORIDAIN

ARTICLE |
Short Title, Purpese and laterpretation

SECTION 101 Short Title This ardinance nhail be known and may be cited
a~ The Waodland Township Zoning Ordinanor.” N

SECTION 107, Purpmie Ta encourage the most apprupriate uvse of land
througnout the Township and to conserve the salue of property; to lessen
cangu-fion 1N the streels. 0 secure salety from tire. panic and other dan-
Beos b promote health, moerais and the general welfare: to provide ade-
quate hight and airs to prevent the overcrowding of land and buildings: to
avoid undue concentration of population, and te that end to regulate the
hesght, dewig@n, apPearanee. number of stories and size of buildings and
ofted sfructures, the percentuge of the area of the ot that may be occu-
et the saze of xards, and winer open spaces' the density of papulation,
and the beeation and use of buiddings. structures and land for trade. induse
try  residence or other purposes, angd the height size and locaucn of these
uses wathun the temits of the Tewnship, these regulitions are hereby estab-
ftshied gnd shatt hereaher apply.
BFCTION 1, Interpretation, In anterpreting und applying the provisions of
this Oreinanee  they shall be held to be muinimum  requitements unless
athvrwise siated  Any restriclions o reguirements with respegt Lo buiidmes
ur latid or Loath whieh appear in other QOrdinances of Wucdfand Township

nroare eatublished by Jaw and which are grenler than those set forith herein
shall tnke

precedetice over Lhose heremn: otherwise, the provisions eof this
Oradinaizer shali appia ©
. ARTICLE Y
Definitions

A Lisning of Defirations. the purpoese of which =t simplify erdinancs word-

ME ghve megnlng e techniceal terms and [noeliminate ambiguity may be
fearcd 10 Appendin A of thes Ordinarce and 1= berchs devlared to be o part
of thi= Qramnanes
ARTICLE 1
Schadute
Toe wvavdule of reguvlabions entitled “Schiedine of Area, Yord and Budlding
Heoquirenants™ attached hercty and made o port hereof  applying o the
am= b Lond and bweddimgs, the word and othor open spades W be provided
veili2uous theretn, and oll ather malters contained therein, as andieated
Lol e Yaflous coftes  ealabhished hy this Oedinancee, s hereby declared to
Yoo prett ool s Ddinanice.
The reealairgia et for cacht ge g desienuted, reading from lefl to
I LT ANe coheduin are herebs prosecsdad for sueh zones, sublect o
THe utier prosisians oty Ordinanee and D be deemed to be the mim-
LT PO re e B 1N whe bl Wadanoe sl thenr upphieation uniess otherwise
ot ~eo Toole Bofton ol Page s
ARTICLE IV
Estabhisament of Zanes

SECTION dul 0 Zonng Dhstmiets The ternitoer:  of Woodlund Township s
here by disded (ntu the following fones

e Resddentinl-Agrivulturaf

R-L  Hesidential-Low Density

K-35 Resmdemnal-Muedivm Denains

C-N  Uannunercial-Netghonrhaood

=R Comimerennt-Regional

M-U Monufactunng-Tndustrial
SELVTION 02 2omng Map The afore-uid dones are hereby established by
tre de~ignabions ncations snd Boungaries theceol indicaled on the Zoning

cem e e sk suwnsmp Lierk, Sa;id map shall he Nmes
as the "Zomng Map of Woodland Township' and is hereby declaved te
part of this Ordinance. Map changes and amendmenis shall be made it :
cordance with the provisions of Article XX of this Ordinance.

SECTION 403. Zone Boundartes, Where uncertainty exists as to any of sa
boundaries as shown on said map, the following rules shall apply:

1. Zane baundary lites are intended to Iollow stree! right.of-way 1
railroad rigtis-of-way, swreams, and lot orf property lines ag
exist on plats of record at the time of the passage of this Ordir |
unless such zone boundary lines are fixed by dimenstons shown .
the Zoning Map. The exact location of any disputed district baunda
line shall be determined by the Zomng Board of Adjustment.

2, Where such boundaries are not fixed by dimensions and where t
approximately foliow 1ot lines, and where they do nat scale t o
than ten 110y feel distant therefrom. such lot lines shall be construc
o be such bourdaries unless specifically shown olherwise.

3. Division of a lot th single ownership.

Where a distriet boundary line divides one or more lots which
in a single ownership at the ume of the passage of this Ordinas ~
any use authonzed th erther district en such lot or lois may ex.en
not more than sixty (600 feet bevond the boundary line of the distrn
in which such use is authorized. The use s¢ extended shall be deere
to he conforming.

Vacslion of streets ar other public ways,

Where a vacated right-of-way is bounded on elther side by more i

one district. the former center line of such night-of-way shail be th

new district line,
ARTICLE ¥V
General Regulations

SECTION 501, Nuv building shall hereafter be erected, nor shall any e...t

ing buillding be moved. structurally altered. rebuilt added 1o or entarged

nar shall any land be designed or used for any purpose other than thos

included among the uses listed as permitted uses in each zome by ' n

Ordinance and meeting the requirements set forth by the Schedule appen ¢

hereto and constituting a part of Article II1 of this Ordinance. Wor s |

any space cohiigucus to any building be encroached uvpen or reduced :r

any manner, excep!l in conformity to the vard, lot area. building leocation,

percentage of lot coverage, off-street parking space. and such other regya-

tions designed in sasd Schedule and this Ordinance {or the zone fn Wl n

such building or space,is located. In the event of any such unlawiul -

erpachment or reduction, such butiding shall be deermned lo be in violar n

of{ the provisions of this Ordinance,

SECTION 502. Every principal building shall be built upen a lot with front.

age upon a publie street improved tv meet Township standards.

SECTIOW %02, In case ol major subdivisions that have received prehimin ¢

piat approval by the Plantnung Board and by the Township Commaittee, @ -

grading, bui not inciuding excavations for construciion pUrposes, mMay be
ininated prior o oblaimng a hutlding permit

SECTION 3504. An acvessory bullding artached to the principal building st )

comply 1n all respects with the requirements of this Ordinance apphica -

te the principal building. .

SECTION 503. Corner lots in residential areas shall have a3 setback line

en one strect of not less than thipty-idve 1351 feet and on the other sel

pack Iine of no less ihoan twehry-fue 250 feet. Such sethack line sM

ke measured at right angles from the sireet to the portion of the build,
nearest the sireetf, )

No dwelling structure. except on corner lots, may project beyand the aver-

age front wall hine of any exisiing bullding within one hundred (1000 {ee!
an either side except that the Zomng Board of Adjustment may gras
spectal variances frem time fo ume 0 order to permit attractive a

planned staggering.

SECTION 508, No vard or other open spave provided about any buildirg:
for the porpose of complying with the provisions of this Ordinance shall be
considered as providing a yard or open space for any other bullding, ag~
na yard or othee space on angther let shall be considered as providing
vard ar npen apace far @ building oh any other lot,

SECTION 507, At the intersection or interception af two or more streei,
ng hedge, fence or wall higher than three 3V feet above curb level nor
any obstruction o vision other than a post ot tree not exceeding one :1:
square {oot in ¢ross section area shall be permitted within the trianguld?
area formed Dy the intersecting street lines and a straight line jolnlr
points located on said street hine thirty 30+ feer distant from the 1nte
gaction theveof

SECTION 503. Where a lot has frontage upon a street which, under the
Subdivisian CGrehinance of the Township, 18 contemplated fer right-ofewas
widerung, the regquired front yard area shall be measured from such pre
posed future right-of-way Itne wmich sha!l 1n all cases be at least twent:
five 1251 feet from the road centerline, Where a lo! fronts on. ot has re-
verse frontage on, an artertal streel, or has iis back or side lot line along

SOLWILE QF AREA, YARY

THIS SCILULL RS s PART GF AV E0LE THE - Boin s

AND BUILDING RECUIRLSE S

Vod D TR I CRLEAND

MINUAM YARD REQUIHES Nis

MINI'EM LOT 2P LTI 0E fIN HED) MES O CROOND FLOCR DWULLING AR RECUIARDMNTS Maximr @
ks {In Square Fest) Bui ldin
. s svea &:'\:_Iaai\ e R ngzl an:- 1 Stary 1% Story 2 Story Split Level Heigh: £
i in funt) rans Car ide §ide_ (mo garace) - nd garage) [mo_garage) ftatal floor avea) {In FeerV
R~ iosodontial 3 acros 300 7% 75 o0 35 : :
; 1,100 400 750 1,400 33 .
Rl Residentizl 1 acre 132 37 40 50 20 1,650 1,200 325 1,800 38 .
= - 3
PR : 20,60 19 2 3
52. ff ¢ 30 0 50 o 1,i80 200 750 1,42¢ 33 |
MINITL! PLOCR 4PRA £ ln Square Foefd
. Toorararal 1 agre 130 50 40 50 26 1,000 35
[l
<N Cartariial 5,060 Bl 210 I5 44 15, -
sq. ft. i S0 *
M Manufacturing $ acres 400 100 50 152 &0
T Jo

5 000 [4))
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-SECTION 509, Height Exceptions. The height lmitations of thiz Drdinance

shall not apply to church spires, belfries, cupolas, penthouses and domes
not used for human occubancy; ner to chimners, ventdators, skylLghts,
water tanks, bulkheads, similar features and necessary imechanical appur-
tenaces usually carried above reof level. Such features, however, shall
be erected only to such heigilt as 1s necessary to accomplish the purnose
they are to serve, and must be specifically aporoved by the Zoning Board
of Adjusiument,

SECTION 510. The below listed structures and uses are specifcally pro-
ubited 11 any zone:

1. Any use which emits excessive or objectionalle ameounts of duss,
fumes, noise, odor, smoke, vibration or waste producis.

Z. Ne house trailer shall be permitted an any lot except for a tempor-
ary storage perigd which shall not exceed one (1) week In duration,
except 1n a duly licensed trader park.

3. Junk yards.

SECTION 511, When luterpreting mimimum side or rear yard requirements
involviag lats where the entire side or rear yard abuts, paraliels, and is

T conllfuaus Wwith a storm or sarutary sewer easement having less than maini-

9

mum area o frontage requirements, measurerments may be made to the
cemdenimhne ol the easement instead of being limuted io the side or rear
yar B.

SECTION 512, A paved terrace at ground level shall not be considersd in
the determunayion of side or rear set backs or lot coverage, nor in the
ground floor dwelling area reguirements, provided, however, that such
terrace 1s unrcofed and without walls,

SECTION 513. Business structures or uses shall pot display goods for sale

' purpuses, or cowenperated vending machines of any type, beyond three (3}

feet of the structure in which business acuvity i1s carried on,
ARTICLE V!
Residential-Agricultural
Zens R-A

" SECTION 801, Purpose. It is the purpose of this zone to preserve the open

agricultural character of this section of the Township, and, at the same
Hme, provide an area for large lot residential development. Within this

- zone, no lot, building or accessory bullding shall pe used in whole or in

part unless it complies with the "“Schedule of Area, Yard and Building
Requirements” of Article III and the folowing regulations:

© SECTIOQN 602, Permitted Uses,

1, Ope-family detached dwelling and farm houses.

2, Customary agricultural uses except those uses specifically prohibited
by existing Townsiup Ordinances.

3. Accessory uses on the same lot and customarily incidental to the
Ppermitted dwelling unit shall not include a business but may include:
a. Private garage
h. Swimming pool
¢, Teol bouse

i, fﬂ;bhc bujldings but not including correctiopal institutions or work-

ops.

§. Migrant labor housing facilities to be used only on a seasonal basis

for muagratory farm wogkers.

8. Home occcupations and home professional offices or studics, provided
same are lpcated within the dwelling and that the dwelling structure
Is without material exterior alteratian,

Churches and similar places of worship, parish houses, convents and
cameleries,

8. Roadside stand, In coonection with a farm, for the purpose of display
and sale ol farm products.

2. Greeshouses and commercial purseries.

10. Pubiic parks.

SECTION 603, Spectal Uses. The following uses may be permitted, as special

exceplions in accordance with the arocedures of Article XVIII, upen tavor-

abje reference by the Board of Adgustmem and approval by the Townshp

Commputtee; :

1. Private clubs, golf courses, lodges, saclal buildings or recreational
facilitles operated for the benebt of members only, provided that
sad eclubs and their facilitles do not consbilute a nuisance to adja-
cent properties with respect to neise or bazardous traftic conditions;
commercial recreational facilities including related activittes such
as campgreunds, tourist parks and tent facilives, provided that sa:d
facilities do pat constituie a nulsance to adjacent properties with
Trespect to aoise or hazardous traffic conditions,

Schools and instituttons of higher educaton including playgrounds,

parks and accessory bwildings, not conducted as a husiness,

Hespitals, clinics, animal hospilals, nursing bhomes, convalescent

bomes, sanatofia and philanthropic instituilons,

4. Public utility instaliations of all types inciuding public utllity storage
Yards or commercial office space,

Motels and hotels. After applicahion to and favorable reference by

the Board of Adjustment, and the consent of the Townshtp Committee,

any moiel or hotel subject to the regulalons of this zone and the
following :

a. Applecation shall be made to the Zoning Beard of Adjustment, fol-
lowing the procedure set [orth in Arucle XVIII for the recommenda-
ton of a special use exception autharizing the estabiishment of a
motel or hotel oh the site, Scaled site plans shall be submitted
with the application. Such recommendation shall be made only
when the Board of Adjustment has found and determined that the
applicant has provided adequate evidence thai: the use will not he
detmimental to the public interest and that of owners of property
on both side of any street or highway withun two hundred (300) feet
of the nearest lot line of the site, that ths use at the site will
not consiliute a nuisance with respect to noise or drainage, and
that any areas abutiing a residentual zone shall have a minimum
set back of twenty-five (25) feet devoted to planting, gardens
or other approved non-commercial use. Such recommendation shail
be condittoned upon comphiance with all other requirements hereof
and such additional conditons as the Board of Adjustment may
reasonably require.

If the Board of Adjustment recommends the granting of a special
wse excepllon pursuant to sub-paragroph a, herecf, application
shall then be made to the Planning Beard for bulding design and
site plan approval, following the procedures set forth in Article
XV. except that if the Planning Board shall fall to act on any
application within thirty (30) days after the application {3 made,
the application shall be deemed to have been granted, The Plan-
ning Board shail act in accordance with the standards and require-
ments established by Arlicle XV.
¢. 1f the Board of Adiustment recommends the granling of a special
use exception nursuant to rubeoaragraeh o hearenf o tkhoe 1 e

1.

2

+

eadem Aol pidild UMLGELE GEBSIEN and slte plan approval pursua.
to sub-paragraph B. hereof, application shall then be made to th
Townsp Committee for consent to the speqial use excepuar
The Township Comrnittee shall grant its consent if 115 Teview .

the proceedings satisfies it that 2l of the reguirements of Uu
paragraph have beenr met, Uniess a bulding permit s secure
and werk begun on the project within six (8 months after th
consent of Township Committee Is granted, the cunsent shull expulr
after which such new recommendation, approval and ecer:sat :zh.
be secured as are necessitated 1n the opimon of the Townstup Cun
mittee by the changes of the intervening period,
6. Quarrying, Sand snd Gravel extraction for the saie of sald san
and gravel,
In any zone permitiing quarrying as a special perimitted use, o
application for a special use exception shall be submutted (o th

Zoming Board of Adjustment in accordance with Article XVIII of th.
Ordinance. Such an apphcation must caomply with atl state, county an
rmuniclpa!l codes and ordinances regulating sand and gravel exiraciat
Radio and television towers and antennae.
Sucit approval of the Township Commaties shall be given only whe
the Zoning EBcard of Adjustment has found and determ:ined that th
applicant nas provided adenuate evidence that the use which 15 th
subject of his appiication 15 not, or shall not be detrimenial two ik
public interest arnd te that of nmerghbeoring property owiters, and tha
all applivapie requirements of tlus Ordutance have been maet,
SECTION 604, ATea and Yard Requirements., (See Schedule).
SECTION 605, Signs. {See Article XI1).
SECTION 606, Off-Street Parking. (See Article XIII).
SECTION 607. Butlding Design and Site Plan Review. (Sce Article XV,

1

ARTICLE Vil
Residential Zone R.L

SECTION 70i. Purpcse. It is the purpose of these zones to provide lo-
density residential areas n the Townshup; and to stabilize and protec
the characteristics of the area. Within these zones, no lot or buidin
shall be erected or aitered to be used in whele or 1n part unless . oo
plies with the "'Schedule of Area, Yard and Building Reguiremo: 'z o
Article IlI-—-and the foilowing regulalions:

SECTION 102, Permilied Uses.

1. All uses permitted in the R-A zone under Section $02 of this Ordinancs
except those Jses listed under paragrapha & and 8 of Secusn Hu2,
SECTION 703. Special Uses. The following uses may be permitted, as specta
exceptions i accerdance with the procedures of Article XVIIL, upon raver
able reference by the Board of Adjustment and approval by the Towinshsg

Comumittee:

1. All uses permitted in the R-A zone under Section 602 of this Qrdinance

excepi those uses listed under paragraphs 6 and 7 ol Sectian 603,
Such approval of the Township Cormmatiee shall be given oniy whor
the Zoning Beard of Adjustment has found and determuned tnat thu
applicant has provided adequate evidetice that the use which 15 thy
subiect of hus aspplication is aot, or shal not be detnmental ta th
public interest and to that of neighboring property owners, and tha
all applicable requirermnents ¢f thus Ordinance have been met.

EECTION 704, Area and Yard Reguirements. (See Schedule),

SECTION 703. Signa. {See Article XII).

SECTION 706, Qff-Street Parking. (See Article XIII).

SECTION 707, Building Design and Site Plan Rewview. (See Article XV).

ARTICLE Vill

Razidentjial Zones A-M
SECTION 801. Purposes. It is the purpose of these zones fo provide area:
for relatively small lot sizes and dwelling units for the major portion o
the Township population and to stabilize and protect the characleristic
of the area.
Within these zones, no lot or building shall be used and no buildi, shal
be erected or altered 1o be used in wnole or in part unless i1 compl.es wiit
the schedule of area requirements of Article IIl and the following reguia
tions:
SECTION 802. Permitted Uses.

1. All uses permitted in the R-A Zone under Section 602 of this Ordinance
except those uses lsted under paragraphs 5 and 9§ of Secuon 602
SECTION 803. Special Uses. The following uses may be permitted, as specia
exceplions 1 accordance with Lthe procedures of Article XVIIL upen [aver
abie reterence by the Zoning Beard of Adjustment and approval by the

Tewnshlp Commitiee:
1. All uses permitied in the R-A Zone under sectlon 633 of this Qrdinanc
except those uses listed under paragraphs 6 and 7 of Section 634,
Such approval of the Townshup Commatiee shall be glven oniy wher
the Zoning Board of Adjustment has found ang deterrmined :hat th
applicant has provided adequale evidence that the use which is
subject of his apphecation 13 not, or shall not be detrimental o the
public 1nterest and to that of neighboring property owner, and tha
all applicabie requirements of this Ordinance have been met.
SECTION 804. Area and Yard Rueguirements. {See Schedule;.
SECTION 805, Signs. (See Artcle XII,,
SECTION 808. Off-Street Parking. (See Artiele XIII).
SECTION 807, Bulding Design and Site Plan Review. {See Article XVj.
ARTICLE X|
Commercial-Neighhorhood
Zans G-y
SECTION 0l. Purpose, For the purposes of ihus arucle, a neidrborhoar
business zone 18 desdned as a business distric! adjacent t9 resigence dis
tricts in which such uses are permitied as are normally required for the
dally bustness needs gf the residents of the lacality anly.
Withun this zone, ne lot or bullding shall be used, and no building shal
be erscted or altered to be used in wnole or part unless it complies will
the schedule of Arucie III and the following regulations.
SECTION 202, Fermitted Uses.,
1. Retail acuivities of and sumilar to the following
mitted ;
a. Groceries and foodstuffs;
b. Drugs and pharmacsuticals;
c. Canfectionery:
d. Stauonery and tobacco;
e, Hardware and paints;
Bakery;
€. Periodicals and newspapers;
h. Alechelic beverages.
2. Service nclivitles of and similar to the following
nutied:

[ v [ T S T
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PINELAND STUDY

TABERNACLE TOWNSHIP, BURLINGTON COUNTY

Study and Evaluation

In the analysis of Tabernacle Township in Burlington County, the following

pertinent facts and conclusions were derived:

The sFudy pericd encompassed all sales from January 1, 1977 to the end of
1979. There were approximately 70 sales which occurred in the study period.
0f these 70 sales over the three year period, slightly more than 15% were
sales of property of less than 5 acres. The majority of these were in the
growth area of the municipality and were acquired as potential building sites.
The remaining sales ranged in size from 5 acres up to the largest tract,
which was 908% acres. The sales were located in various zones having varied

permitted uses and minimum lot area and other requirements.

In studying all sales in accordance with your request to determine and assess
the relaticonship between sales price;\and assessed value, the study reveals
that there is an extreme range in the ratios from a low of 247 assessment of
actual sales price to a high of 180% with all variables between. Therefcre,

in conclusion, T cannot see any pattern of assessed value to actual market

value as indicated by the sales.

In analyzing the sales, I find many variables and the clear demand pattern
appears to be in lots of 1 - 5 acre size which are suitable for individual
bullding homesitee, and in larger tracts located In the northwestern segment
of the township. With reference to the larger parcels of land, the demand
appears to be for any size parcel with the only criteria being its location
and proximity to areas already being developed. Following in this report
are sanmples of typical sales and their characteristics for categories of

1-5 acres, 5-10 acres, 1l0-50 acres and 50-100 acres and over 100 acres.



Tabernacle Township, Page 2

With regard to the impact of specified variables, the cormunity as a2 whole
has no public water or sewer in which to document a conclusion, but as has
been evidenced in other communities, the impact of water and sewer tends to

{ncrease market demand:

In studying all sales with regard to size of holdings, it is clearly
indicated in each zoning area that the smaller parcels demand more on a
per unit basis whether it be square foot or per acre than do the larger

parcels, all other factors being equal.

In studying the envirommental characteristics of the sales and road accessi-
bility of the smaller parcels, the majority of the sales have been on paved
roads, although there are exceptions to this with some being on dirt roads.
The only impaét that can be considered is that there is more of a demand
when there are paved roads available for any given site, but the price per
unit differential between the two is modest. The only definite impact on
any particular parcel of land would normally be between land which is

landlocked versus land on a paved road or a dirt road affording access.

-

In an analysis of the zoning of Tabernacle Township, a portion of which 1s
~included in this report, we find that in the AW-1 Zone all uses are restricted
to planning board approval., The AW-II Zone 1s those areas subject to
potential flooding and are in Flood Plain or Floodway and subject to restric-
tions on same. In the Agricultural-Residential Zones I and II and the Pine-

- lands Residential Zones I and II, the permitted uses are similar but there
are variable lot areas and lot frontage requirements. Therefore, when
considering larger tracts, the zoning impact would be predicated on the

actual lot yield on any given site: the higher the yield, the higher the
indicated value per acre. Cluster development is permitted subject to

conditions as te public utilities and minimum acreage areas.



Tabernacle Township, Page 3

The areas zoned Commercial, Shopping Center, Commercial and Manufacturing
were not considered or analyzed as there were insufficient sales of this

type to reach a justifiable conclusion.

With regard to the questions as to type of owner and property turnover,
from discussions with grantees, it appears that the majority of the smaller
parcels were purchased by individuals for potential persomal use. Of the
larger tracts conveyed, it appears that the major number have been acquired
by builder-developers and the minority being land speculators or private

individuals.

CONCLUSION:
The per acre average costs will be estimated for those properties leocated in
AW-I, AW-TI, AR~I, AR-IT, P-I and P-II only as there were insufficient sales

in the other zones to reach a conclusion.

Sales located in the AW-I Zone for agricultural-purposes have an average
indicated value of approximately $500 per acre for tracts from 50-100 acres.
Sales in the AW-IT Zone of 1-3 acres wité building permit approval have an
average value of $15,000 per acre. Those other parcels so zoned are portions
of larger tracts and were acquired in the overall per acre value of the
entire tract and could not be interpolated. Sales in the A-I and A-II Zones
for parcels under 5 acres have an average value of $11,000 per acre. For
sales over 5 acred to 10 acres, the average value is $5,000 per acre. For
sales over 10 acres and larger, the average value per acre is $3,800. Sales
in the Pinelands Districts I and II have an indicated average value as
follows: 1-10 acres = $4,200 per acre. 50-100 acres + $2,800 per acre.

Larger tracts and tracts having mixed zoning including floodway and flood hazard

areas have an average value of $1,000 per acre.



]
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The implementation of average costs in the Township of Tabernacle is
without a doubt non-conclusive and is purely a rough estimate, as most
parcels would require careful study of the ratio of areas in each zone
within the same parcel and further, its exact location as it relates to the

presently developing areas as well as all other variables.



COMPARABLE SALE NO. T-14

Municipality:

County: gurlington Tabernacle

Deed Date: 6/8/79 Book: 2223 Page: 21

Grantor: John N, Stuebing

Grantee: Charles H. Curtis and Diane h/w

Consideration: $10,000. Assessments; 314,200.{Includes additipnal lanc]

Assessment Ratio:

Location of Sale: Northerly side of Avenue A

Block: 8601 Lot: g8 Tax Map: 6

Land Description: N
Area: 1- Acres " Zoning: A-11

Shape: Rectangular
Frontage: 105 : Feet
Utilities: No public sewer or water

Type of Road:

Reflects an Indicated Unit Value Per Acre of: SID:UUU-

Envircnmental Characteristics: {plend - growth area



[

COMPARABLE SALE NO. T=-21

Countv: Burlington Municipality: Tabernacle

Deed Date: 6/6/79 Book: 2223 Page: 83

Grantor: kKenmare, Inc.

firantee: Paul O, Schumann and Sandra A. h/w

Consideration: $16,500., Assessments: g11, 600, Total: $11,000.

Assessment Ratie: g6.66%

Location le Sale: Henmare Drive

Block: 503 ‘ Lot: 3.3 Tax Map: g

Land Description: ]
Area: 1,0 ¥ pcres Zoning: Aw-11

Shape! Rectangular
Frontage: 151 Feet
Utiliries: Ny public sewer or water

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: §16,500.

Environmental Characteristics: 1 bullding lot in sub-division - growth aresa



~ONPARABLE SALE NO. T-28

County: Bulington Municipality: Tabernacle
NDeed Date: 8/5/79 Book: 2252 . Page: gp
Crantor:

Hampton Road Asscclates

~rantee: James D, Birks and Ritva h/u

Cansideration: 822,000. Assessments: Land: $22,250. Total: 322,250,
sssessment Ratio: 10%

Location of Sale: UWesterly side of Gate Road

2lock: 1101 Lot: 53 Tax Map: 11

.and Description:
Area: 5,993% Acres Zoning: P-11

Shape: Irregqular
Frontage: 473 1 Feet

Utilities: No public sewer or water

Type of Road: pgyed

1

‘wflects an Indicated Unit Value Per Acre of: 33,870.

Environmental Characteristics: pland - growth area



COMPARABLE SALE NO. T-29

- County: gurlington Municipality: vyanernacile
Deed Date: 11/15/79 Book: 22979 . Page: 51
= Grantor:

Hampton Road a Limited partnership

Grantee: Raymand C. McCarty, Jr,

) Consideration: §28,000. Assessments: Land: $25,800. Total: $25,B00.
Assessment Ratio: 92.14%
Location of Sale: Northerly side of Tuckerton ﬁqad

L i :
Block: 1101 :Lot: L2 Tax Map: 11

Land Description: +
Area: 7.896 ~ Acres Zoning: P-11

Shape: rectangular
Frontage: 250 = Feet
Utilities: Ne public sewer or water

Type of Road: pgyed

Reflects an Indicated Unit Value Per Acre of: §$3,546.

b Environmental Characteristics: Upland- growth area



COMPARABLE SALE NO. T-~40

fountwv: Burlingtaon Municipality: Tabernacle
Need Date: 4/26/77 Book: 1983 - Page:
Crantor:

South Park Estates

~rantee: Pro-Mar Construction Company

Corsideration: $213,750. Assessments: | and: §7,500.

Assessment Ratio:

Location of Sale: Sguth Park Road

Total: 37,500.

Rlock: 703 Lot: o9p Tax Map: 2

l.and Description: .
Area: e - Acres Zoning: pa-11

Shape: Irregular
Frontage: 2,852 bt Faoot - ‘

Utilities: Ng puhblic sewer or water

Type of Road: pjrt

Peflects ap Indicated Unit Value Per Acre of: 34,275,

Tanvironmental Characteristics: Portion of 2 sub-divided parcel sold as

45 sub-divided lots.
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COMPARARBLE SALE NO. T=43

County: Burlingtan Municipality: Tahernacle

Deed Date: 4/7/78 Book: 2040 Page: 52

Grantor: LClaire P. Redmand

Grantee: Joe Bricketto, Inc.

Consideration: $210,000. Assessments: Land: 3179,000. Total:3%179,00L.

Assessment Ratilo: g5 24%

Location of Sale: Westerly side of Prickstts Mill Road

Block: 803 Lot:- 23 Tax Map: g
804 10
Land Description: _
Area: g9, 9 ¥ aprres Zoning:'P-ll
Shape: Irregular

Frontage: LOO i Feet
Utilities: Ng public sewer or water

Type of Road: Dirt

Reflects an Indicated Unit Value Per Acre of: §3,518.

Environmental Characteristics: Upland - growth arez



COWPARABLE SALE NO. T-4L5

County: Burlington Municipality: Tabernacle
Deed Date: 11/8/76 Book: 718975 Page: 1719

Crantor:  Jghn P, Lippincott and Dorothy B. h/u

firantee:  gpgse Pond Road Assoclates

Consideration: sSU,UUU. Assessments: Land: 321’750. TDtBl:SZl,?BD.

Assaessmant Ratio: 36%

toration of Sale: nortrupsterly and Socutheasterly,side of Goose Pond Road nnd

Socutherly side of Chatsworth Road

1lock;: 1501 \ Lot:: 5=7 Tax Map: 15
1502 2-5
cand Description:
Area: 95 495 ¥ Acres Zoning: @ 1
P- 11

Shape: Irregular Al- 11
Frontage: 1,800 I Feet
Utilities: No public sewer ar water

Type of Read: Paved anc Dirt -7

“eflects an Indicated Unit Value Per Acre of: §768.

Environmental Characteristics: Part uplend, part flood prone, flocdway



et

COMPARABLE SALE NGO, T-56

County: Burlington Municipality: Taperpacle
Deed Date: 12/28/78 Book: 2160 Page: 1333

Grantor: William Taylor and Jeosephine h/w, Arthur P. Jeschon and Irene 5, 1/
Grantee: Fred H., Pond, st als

Consideration: §ss 3ga4, Assessments: Land: 820,000. Total: $20,00C.

Assessment Ratic: 35 _11%

Location of Szale: Medford Lakes Rpad

Block: 203 ‘ Lot: 6 Tax Map: 2

Land Description:
Area: 17 g57 ¥ Acres Zoning: A-11

Shape: Irregular
Frontage: 5C * fFpet

Utilities: Np public sswer or water : .

Type of Road: Paved
|

Reflects an Indicated Unit Value Per Acre of: g4 3g9,

Environmental Characteristics: (@ropwth Area-5ite rezoned to higher density
Prior to closing - Upland



FOMPARABLE SALE NO. T-58

founty:  Burlington Municipality: Tabernacle
Deed Dates g9/6/78 Book: 2108 Page: 123
“ranter: Hampton Ropad

Trantee: James D, Birks and Ritva h/uw

“u-sideration: §25,000. Assessments:  {and: $22,300. Total:3$22,300.

S-sessment Ratio: go 2%

‘,ration of Sale: Gate Road

“lock: 110} Lot:* 7 Tax Map: 13

Tand Description: .1
Area: g,521 ¥ Acres Zoning: -11
Shape:

Reasgnably rectangular
Frontage: ou4 X Feet

vrilities: nNg puhlic sewer or water
Type of Road: payggd

~flzcts an Indicated Unit Value Per Acre of: $§3,834,

Tavironmental Characteristics: Upland~ growth area
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COMPBARARLE SALE NO. T-62

County: Burlington Municipality:  Tahernacle
Deed Date: 10/17/78 Book: 2139 Page: 225

firantor: Bernard Campbell and Timothy Campbell

frantee: Tabernacle Inc,, a N, J. Corp.

Tonsideration: §217,938,15 Assessments: [and: 3§148,500.
Improvement: 9,000.
Assessment Ratio: ' Total: $157,500.

incation of Sale: Northerly side of Chatsworih Rgad, Southerly sice of
Patty Bouwker Road

]

Zlocw: 1301 Lot: 14 Tax Map: 13
l.and Description:
Area: gy 958 I Acres Zoning: [ .
A-11

Shape: Irreqular
Frontage: 1 150 % Feet - 680 I Feet
Utilities:ng public sewer or water

Type of Road: pgyped

“«flects an Indicated Unit Value Per Acre of: $2,295, including modest improver,

Tnvironmental Characteristics: OGrowth area- Upland



COMPARABLE SALE NO. T-64

County: Burlington Municipality: Tabernacle
Deed Date: 2/25/77 Book: 1578 ~Page: 23§

Grantor: QGoose Pond Assocliates
firantee: Harvey Power Associates

Consideration: §48,000. Ascessments:
Assessment Ratio:

Location of Sale: Sgutheasterly side of Goose Pand

Block: 1502 Lot: 2,3,4,5 Tax Map: 15
Land Description: |
Area: 79,495 1 Acres Zoning: Aw-}
AuW-11
Shape: P «1

Frontage: 495 I Feet

Utilities:No public sewer or water

Type of Road: pirt

Reflects an Indicated Unit Value Per Acre of: 8803,

Environmental Characteristics: Small segment uplend remainder.

AW-l - All uses are restricted to Planning Board Approval due to sensitive
vegetatlion, high water table, poor solls and proximity to Flocd plzin,
Cranberry Hogs are located upon this site.

Auw-1l -~ Flood prone and floodway major portion.



FOMPAZABLE SALE NO. T-65

o County: Burlington Municipality: Tapernacle

1

) heed Date: 10/16/78 Book: 2128 Page: 70
Grantoer: Gogse Pand Assoriates

; rrantee: New Jersey Conservatlon Foundation

f—

Consideration: $120,000. Assessments:
Assessment Ratio:

Location of Sale: Boutherly side of Tabernacle Road and Northerly sice of
Chatswarth Road ‘

Block: 1601 Lot: 3 Tax Map: 15 & 16
1502 & & 7

Land Description:
Area: 358,425 ¥ Acres Zoning: 15 & 16

Shape: Irregular
Frontage: 1,275'% 4 2,615' 2
- Utilities: No public sewer ar water

Type of Road: Pgved

teflects an Indicated Unit Value Per Acre of: §757,

“nvironmental Characteristics: Majar portion of site in AW-1 and AW-11

which is restricted te Planning Board spprovel and flood prone or
floooway land.



COMPARABLE SALE NO. T-66

County: Burlingtan Municipality: Tabernacle

Deed Date: 10/4/78 Book: 2121 ] Page: 152
156

Grantor: pliee H. Hall 180

Grantee: Paul J. Thompsgn, Jr.

Consideration: $180,000. Assessments:

issessment Ratio:

Location of Sale: Southeasterly side of Bozarthtown Road, North of Hampton

Gate Road ‘
Rlock: 1402 Lot:" & ~ Tax Map: 14
Land Description:
Area: 79.98 I Acres Zoning: P-11

Al-1
Shape: Irrsgular

Frontage: 150 + Feet
Utilities: No pubklic sewsr or water

Type of Read: Paved

Reflects an Indicated Unit Value Per Acre of: §2,250.

Environmental Characteristics: Pp.1]1 - Section Upland-

Ru-1l Zone - All uses are restricted to Planning Board approval due to

sensitive vegetation, high water table, poor soils anc proximity to flood
plain,



COMPARABLE SALE N0, 1=-69

County: Burlingtan Municipality: Tabernacle
Deed Date: 3/1/79 Book: 2184 Page: 177

Grantor: Arthur S5, Hyce and Ruth D, h/w

Grantee: Semuel R. Mgore, Jr, and Geneve R. h/w

Consideration: 8§72,875 Assessments: Land: §$78,2C00.
Assessment Ratlo: )pg gy Total $ 79,200.

Location of Sale: Both sides of Moores Mesdows Road

Block: 2001 | Lot: 13 Tax Map: 20
2002 5
L.and Description: .
Area: 155 - Acres Zoning: Al-1

Shape: Irregular
Frontage: 2,685 Y feet on both sides of rosd’
Utilities: No public sewer or water

Type of Road: pirt

"eflects an Indicated Unit Value Per Acre of: UG5,

Environmental Characteristics: A}1] usss sre restricted to Planning Board
appraval due to sensitive vegetation, high water table, pocor soils and
proximity to fleod plain, Cranberry Bogs are located upon this site.



COMPARABLE SALE NO. T-70

County: Burlington Municipality: Tabernacle

Deed Date: 5/16/79 Book: 2215 Page: 235
frantor: Goose Pond of Tabernacle

Grantee: New Jersey Conservation Foundatlon

Consideration: §999,750. Assessments:

Assessment Ratio: -

Location of Sale: Sputherly side of Chatswuorth Road and westerly side of
Birches Road

Block: *see below Lot: - Tax Map: 15,18,20

Land Description:
Area: 908.90% Acres Zoning: p-1, Aw-1,Al-11

Shape: Extremely irregular

Frontage: 5,412% feet - Chatsworth

374% Fgat - Birches
Urilities: Np public sewer or water

Type of Road: Chatsworth - paved )
Birches - dirt
Reflects an Indicated Unit Value Per Acre of: §1,100.

"Environmental Characteristics: Mixture of uplends, low wetlends and cranberry be
Al=1 -~ All uses are restricted to Planning Board approval due tc sensitive

vegetation, high water table, poor solls and proximity to flood plain,
Aw-11 - Is Flood Hazard and Flood Plain,

*Aloeck 1502, Lats 23 and 25
Blpck 1981, Lot 2
Block 1902, Lot 1
Block 2001, Lot 3



8 AGRICULTURAL RESIDENTLAL !
- AL The purpose of lh‘u disirict i I+ enowrsge farming uaes and compatibie
singie-tamdy residential uses of nmwdium denaity ks, 150,000 square foot),
& Permittad Principal Usas, farms and tacm balddings; sngle tamady homes;
goil courves; municipal buibdirege; public parks and playgrounds; churches;
slemeniary, intermedlale and wecondary schooks; and frehoases
b. Permitted Accwssary Unes
.- 1. Customary farm buldings
2 Acceasory dualimge ior d e or b hokd ploy o¢ [mrm
N wihary, provided that each such dwelling unit shall comply in rvery respect
to the atatutes of the Sixte of Niew Jersey and the rules and reguistions of the
Raw Jersay Staie Bourd of Health conceming farm labar housing.
3. Rowdside [arw slanda for the sale of farm products grown or raised on the
prevuiaes by [he owner ov operator of the farm. Thers shadl be a il of one
v stand pav bncvm, Swch stands shall be sat bach 2 minimuam of 20 jiret trom the
. sreat line.

L. 4. Privaie garsass and ¢ .

) S, Off-atreat parking faciilies Jocated no closer than five fedd 1o any lot kne

of principal bulding

& Private reshkdential swimming poofs.

2. Crubdouses with golf courses.

c. Spwcial Permitted Uses

1. Uttty structures and (acifities nurded to provide 1he dirwct service of
ans, ehectrcity, nlwm waizr, and rwerage, bur nol olfices, garsges,
warth ., t arcas or iler ¢ cially or indusinally
relntad h ot such camp

2 Quasi-public bulddings and recreation sress.

A. Home occupation, provided it meetn the standards set [arth in this
erdinancs.

. 4. Hospitala, philanthitopie ot charitable uses.

. d. Bulk Requiations.
t S« altached Schedule of §imiations,
- 3. AGRICULTUHAT RESIDENTIAL It

i = Al The purpose of Ihis districl is to encourage larming usex and

compalible singie family use This district has fewer aite limitetions and,
thereiors, can hendle an increassd density. (43,560] square foot lote)

i & Petmitied Principle Uses, (arms and farm boddings, single {arnity homes;
golf coursen; muaicipal buildings, sublic parks and play grounds; churches,
elermentary, intermediate and secondary schools: and firehouses

b. Permitted Accessory Uses,

1. Customary {fasm buikdings,

2 Arceasory dwellings for domestic or housthold empioyeea of larm

. workern, provided that each such dwelling unlt shall comply In every reapect

1o the statules ol the State of Mew Jersey and the ruben and regulations of 1he
MNew Jersey Stats Board of Health concerning ferm labor housing,

I Roadside farre stamds tor the sale of larm produd i3 grown or raised on the
premases by the owner or operator of the larm There shall be 2 limit o one

. stand per larm Such siands vhall be set back a minimurm of 90 {eet lrom the
traet line,

4 Prvgte yarsges and carparts,
5. Dil-atrent parhing facilithes located na clogee than five feet to any losline
or arin¢ipal buitding.

! & Prvate resideniisl twamming pools,

T Clubhauses wath golt courses

c Sproal Parmitted Uses.

I Usilisy siructires snd facifitzes needed o provide 1he direc! service of
aaa, vhectricity, telephote, water, and sewerage, but ot affices, garages,
warehontes, mainienance aress or similye commercially of ndusiciaily
related operations of such companive.

2 Quask-public buildings and excresnon aresa

1 Home occupation, provided it merts the scandacda set (urth in this
ordinance

4 Hoapitsls, philanthrops or charitable wen,

d Bulk Requlations

1 See attached S bhedula of Liminations.

10 FINELANDS RESIDENTIAL )

Pt The purpost of thee distret & ta protect the Mullica River warer shed
and the natural pinelands emironment encourcge fsrming usd and
companible gingie lamily wie of low denairy jote (60,000 aguare leel)

& Permitted Principal Uses. Farma and (erm buildings; singe family homes,
soil courses; public parks and play, grounds, churehes; firehouses, schoots.

b. Parmitiad Accessory L'ses

1. Customany Jurm buildings

2. Accessory dwellings for domaestic or household smplovees or farm

! warkars, provided that each sych dwelling unit shall comply in every revpact
ta Uhe statutes of the State of Mipe Jereny, and the rutes and regulations ol the
- Mew Jarasy Staie Board of Hesith concerning inrm labor housing
' 3 Roaduide farm stands for the sabe of Larm producrs grown ar rewed on vhe
. pramises by the ownser o7 aperaor of the tarm There shali be a limit of one
stand per Iarm. Such stands shall be set Back a mmimum of 20 fret from the
sran hne

4. Prvare garagen and carporis

» & Off-slrewt parhing lacilices located o cbannr than fue leat (o any Iot line
or prin ipal buiding

& Prroaie reniabeniud swimmmg pooks.

T Chubbousey with golf courns

v Specisd Fermittad Usin

1 Culity siructures and jeciliies newded (0 provide the direct pervice of
aas, ve ingity. telephone. waler, and wewsarage bul not offices, garages,
warthoures, manicnance ateas or umilae sommercally or indusinahy
ratated operations of such companies

2. Quasrpublic buddings 4nd recseation arran

J. Home occupation, provuded 1 merts the standards et loeth jn this
ardinance

4 Haspusid, phianihropa or chantabie uaes

d Bulk Regulatrons.

1 Ser artached Schedule of Limitationa

-\

aay




PINELANDS RESIDENTIAL I}

P Il The purposs of 1his disirel w 10 protect 1he Mullica Rmer waier shed
and 1he patursl pinelsnds esvironment. encourage farming use and
compatible ningle lamihy ver Thu disitict has fewer soll Hmuations and.
tharelore, can handle an increaxed denaity. (43,5840 square foot lots)

a Permiied Principal Llsgs Farme and furm buildings, single lamdy homes;
soll courses, public parka and play grounds, churches; firehoutes

& Permitted Actaessory Uses

} Customan, lerm buildings -

T Accesvon, dwellings for domestw or housebold employess or farm
workers, provided that each such dwelling unit shalt complhy in every respect
e the stalules af 1he Siate o) New Jerse, and 1he rubes and regulalions of the
Nira Jeraey Stair Board of Health concerrung farm labar housing.

1 Roade=de larm atands ior the sale ol iarm products gromm or ramned onthe
premmes by the owner ar operator of the {aron, There shail be a limit of ane
siand par larm Such stands shall be set back 8 minunue of 20 (el lram the
wireer e

4 Provsts qaranes and carparta

& O steeet paching ladilitaes Jow ated no <loses than fiv e (et to any lot line
or prun il building
& Private remdeniial swimming pools.

16 "AW IF AGRICULTURAL-WOOQULAND U

A. Purposs

Tha purpose ol these requlations s to permit anly that developmant of
flood prone arese which {a} is sppropriaie in fight ol the probabiity ol focd
dampwe and the need 10 redsica flood loases, (B) repeesants an sccapiable
rocial snd rcomomic ued of the tand in relation (o the hazarde inwvolved, and ic}
dives ot increste the denger fo human [He I1hm zons M crested
recognition of \he ncreased threst, severity and frequancy of foods
supediad 12 result from contmued deveioprwnt. His intended (o retaln ar ess
sdiacent to 1traame and rivers it from structures and othar sbatruchona to
thee watar flow during periodic rines In the water beval. This district lnintended
13 protact flood plaine w0 that fload waters may have & natursl course to
follow, thal 1he water Courss i nat conatrictad or altered In & manner thae will
nireases watsr velocites or create a dam, that the water evel may riss
withoul dervger 10 peTsans or proparty, That the water kvel may tex and
cover Larger lond surfaces for the purposss ol grester water percolation and
Fo hargury of 1he undarground water supphy and that a park-lhe network is
s bogerd throughout the Township Mong thets woler courses.
B Relaied Owfimitinns

Channal: A natural depreasion of perceptibhe extent, with & definite bed
sad banks 10 confine and condurt flowing water either continuounly or

Flood Piain: The relativaly Bat tertain adjoining s waler channel which has
bewn or may ba heraniter covered by food water of the channal,
Floodway: The channel and porticns of the sdjaceat oad plain that carry
the greater pant of flood fow at greater depthe and velocities than do tha
olhay parts ol the flood plain: that constriute the minimum srea required for
1he pasapge of Nood Nows wihout aggras ating Moad conditions upstream and
dowrmiream, and thar are necessary ta prenerve the natura) regimen of the
wtremen [or the ressonabie pascsss ol 1he Doodwey deasgn fivod
R Flood Hasard Areas The Noodway and additional portions of the floord plain
Ihat are subpct fo Aood fow at lesser deptha and lower vedocities than 1he
floodwey and that are inundated by ihe Baod hazard aren desikm food.
Dty Flood Boodway o food hazsrd area): The relative sien of
magnifude of a flood. expressed aa & devign dmcharge in cubic leet per
second, which i developed from iydrologic critaria; eepresents & maer fload
of rassonable expactancy; reflucts both Aood ¢ xperkenc s and lood potens ial;
mved in the basis of the delinration of 1he Rocdway and the fiood hazard sres
mnd o the water surisce ebevaibonn thereol
C Map ol Flocdwsy snd Flood Hatad Ares
The [ollowing maps [and ochar sources of information d deemad
aporopriate) shell be utrd 1o spacify foodway and Mood hazard aresd lor
th da wt the T hip
L 5ol survey for Tabwrnacle Townahip. Burlington © oundy, Mew Jereey, U
S. Depariment of Agricultural, Soil Conservation Sarvice.
1 Maater Plan lor Tabernacla Townshin, Burlington County, New Jersey,
Tabwrwacie Townshp Plannng Board,
D. Permitied Lines
1 Floodwy - In the foodway, no bullding or structure shall be parmitted,
aor shall sy mpierial be stored, noc shall sny (0 be placed, nor shall the
wlevation of the land be substantially rhanged. The following usra are
[ VP
& Parks, playgrounds snd conservalion sreas
b Growbng and harveuting of ctope
c. Unpaved parking sreas
1. Flond Haxard Area: In the Nood hirard sres, no building ov struciore
hall be parmitted if 1he ehevation of any foor of such a structiure, inchuding
bpsamant, shall ba bees than ane {1} ivot sbove the Rogd Aassrd sres design
flond prafile Tha lolowing uses sce parmited:
& Parks, pleygrounds snd consarvation artes
» Growing and harvesting ol crops
v 4 Usipaved packing areas
d Underground urlitbes
. Sanled public water supply welly
{. Yards arvas for uses perwitted by (ke adioining roming disirkt upon
approval of Iha Planmny Bowrd provided 1had the portion of the locd plum i
part of the sama 101 0 the acioining district




v
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17. "AW " AGRICULTURAL WOUDLAND |
A Purposs. The purpose of thie requlation m ta define corrabn aress w1
Township which could b datarminad critacal dud 1O The senmitive v epri ai on,
igh watar table, poar soll, prosimity 1o Bood plabn. and surface ren off ares.
B Permnied Lnan. All usen are resiricivd to Plamning Sosrd spprovel

1L Parmits

A Mo persen  chall commance or chang Smy wen untl he shall hae
obkainad » zonerg prrmit from the zoning officer, which pogition e hereby
erapnd. The permit shall leeny 4 tha propostd wee and kot complbes with this
Crrdirance.

B. No parson shall occupy any Land or buibding wncll he obiain s certificaie
of occupancy. The certificaie shall msug i thar 20ming officar o satisfied rhat
tha completed atructure of land sltevation bor wiich Lhe Sonmg saTmin was

maurd compies with the sppication for the pavmit s this 'S
Apﬂ:nﬂou tor permits shall be made on [orme spproved by tha Towns hip
Caommittes,

19. Enfovcamant

Tha Zoniowy Officer h charged with primary duty of sslo/cemant of 1his
Ordbvence. .

20 Penaitien

Any cwher or kgant, and any peteon or corporathon wha shall viotate ary of
tha proviskone of this ordinance or tal ta comply tharewith or wilh any of 1he
requirtmanis thervol, or who 1hall srect, stnaciuralhy alter enlarge, robusld or
move any bullding or buildings, or sny struciure, or wha shall put in1o wes aey
tot or land ln viaiation of wry detalled statsmwmt or plan subaait ] ed barvundar,
o wha shall refusa reasonable opbariunity to mapect any prembuses, shall be
upon conviction lleble 10 a Bne of not mory than five hundred dolars {3500) or
to mprsonment lor not mare than ninety (904 days or o both such fines and
nprisonmant. Each and evary day such vicl shal be & o
u vaperste snd distinct violaion.

Tha cwnar of any building o structurs, lol or land, or part hereol, where
anything in violstion of thia ordinahes shall be placed or shall exial, and sy
atvchitect, builder, coniracior, sgent, ptrson Or cocporation wmployed in
connacihon therrwith and who andsts in tha commisslan of sy such violaiion
whall by gulty of a separatn violation, and wpon comviction thereol thall

__.L“_‘lh.!_‘f';l!_"’. itha fne or imprisonsent, or Soih, sprcitied abave,

24. SCHEDULE OF REQUIREMENTS

AGRICULTURAL RESIDENTIALL
Minirnum Lot 50,000 S. F.
Lot Dimenslons (minimawm)
Wihh D-pth
173
Mini Yard [ jona for Principal Euidml
Fromt E.ul Side Back
50 . E ]
Minimum Accessnry Budding Sctbulu fram i N
Front Side Rear Principsl
Lot Line Lot Line Lot Line Buliding
o Ly 5 wr
R AGRICUL TURAL RESIDENTIAL U
Minimum Lot 431560 5. F
, Lot Dimensions (reamitnuzm)
Width Depth
150 ' 290
Mi Yard Oi i for Principal Buikiing
fj_u:l_ Eaa1 Side Back
50 30 “a
Minlmum Accmssory Building Setbacks from -
Front Side Rear Princpsl
- Lot Line I._oni_l.an:! Lot Line Building
19 5 W o
. T PINELANDS RESIDENTIAL [

Minimum Lot ) 0,000 S, F.
Lot Dimanajons {Inirdwes an}
Widih ' Drpi

200
Mini ¥wurd D ‘ tor Principad Buitding
Frant Faat Shde Back
“ . Lo 1%
Mind Ac v Building Setbacks kom
Fram Shie Raar Privu ipal
Lot Line Lot Lime Lot Line Building
1000 w 1w »
. PHNELANDS RESIDENTIAL 11
ol iy Lot wnea s F.
Lot Dlmemaions {mrvindenusa)
L] Deapth
150 o)
M i Yard D4 Lo o M Baidng
Frowt Bach
5 ]
Minkmusy Ascosntry Boidng Sdb-du rom
Frome Raar Principal
Lot Lleng Lﬂt Lw Lot Line Bl cling

1w L) ¥ w



SHAMONG TOWNSHIP, BURLINGTON COUNTY

Study and Evaluation

In the analysis of Shamong Township in Burlington County, the following

pertinent facts and conclusions were derived:

The study periocd encompassed all sales from January 1, 1977 to the end of
1979, There were approximately 50 sales which occ;rred in the study period.
Of these 50 sales over the three year period, slightly wmore than 10% were
sales of property of one acre, more or leés. The majority of these were

in the growth area of the municipality and were acquired as potential
building sifes. The remaining sales ranged in size from one plus acre, up

to the largest tract, which was 124 acres. The sales were located in variocus

zones having varied permitted uses and minimum lot area and other requirements.

In studying all sales in accordance with your request to determine and assess
the relationship between sales prices and assessed value, the study reveals
that there is an extreme range in the ratios from-a‘low of 6% assessment of
actual sales price to a high of 91% with all variables between. Therefore,
in conclusion, I cannot see any pattern of assessed value to actual market

value as indicated by the sales,

In analyzing the sales, I find many variables and the only clear demand
pattern appears to be in the northwest sector of the community which is an
intense growth area and the north central sector, which is hecoming a growth
area. The market reveals that the major demand in thisz communityv is in the

1 to 30 acre classification with siight demand, as reflected by market sales,

for anv acrecage over 100 acres. Followinm in this report are samples of



typical sales and their characteristics for categories of 1-10 acres,
10-50 actes and 50-100 acres. All other possible categories have not been

considered as there 1s no market to study.

With regavrd to the impact of specified variables, the community as a whole
has no public water or sewer in wﬂich to document a conclusion, but as has
been evidenced in other communities, the impact of water and sewer tends to
increase market demand. The present zoning ordinance permits cluster ’
development as a conditional use providing that a tract is of 25 acres
minimum, a reduction in lot size ig permitted, but the density cannct be

increased. This cluster concept therefore can reduce the cost of improvements

to the tract of land and utilize the wet lands in the density factor.

1
I

In studying all sales with regard to size of holdings, it is clearly
indicated in each zoning areaz that the smaller parcels demand more on a
per unit basis whether it be square foet or per acre than do the larger

parcels, all other factors being equal,

In studying the envirommental characteristics of the sales and rcad accessi-
bility of the parcels, the majority of the sales have been on paved roads,
although there are exceptions t¢ this with some being on dirt roads or
landlocked. In the analysis of these sales, the impact of improved roads

as couwpared to dirt roads is impossible to measure as the unit prices per
acre appear to be governed by the location of the site in the ggowth area
and its proximity to an existing development or for assemblage to expand the

developments existing or under construction.

In an analwvsis of the zoning of Shamong Township, which is partially included

in this repcrt, we {ind that in the sectors zonsd P-1 & 2-11, the lot areas

I
1



are increased as compared to the A-1 and A-11 zones respectively, thereby
reducing the density of the sites so zoned. Therefore, when considering

larger tracts, the zoning impact would be predicated on the actual lot yield

of any given site; the higher the yield, the higher the indicated pef acre

value. There is further a permitted cluster development.in the zoning ordinance.
This cluster development in the residential district requires a minimum

parcel of 25 acres and a reduction in lot size is éermitted but no increase

in density is allowed. The use of cluster development would reduce recad
improvement and auxiliary costs to a developer and would allow the use of

AW-1 and the Flood Plain land area of the parcel to be calculated in the

density factor.

With regard to the questlons as to type of owner and property turnover,

from discussions with grantees, 1t appears that the majority of the smaller
parcels were purchased by individuals for potential persconal use. The
turnover of sales in the concentrated growth area indicate expansion of

the presently existing aevelopments or the growth of additional developments

by major builders.

Located within Shamong Township is Wharton State Forest which is located

in the northeastern portion of the township.

CONCLUSION

It is impossible to derive estimates of average acquisition costs per acre

for any portions of the community zoned C-Commercial, VC-Village Commercial,
MH-1 and MH-11, Mobile Homes or IMM-Industrial as there were no sales in the
study period of this type of land. Thercfore, the per acre average costs will

be estimated for those properties located in the residential districis onlv.



In the final analysis of sales, due to the wany variables, it is the opinien
of this appraiser that parcels located within or in immediate proximity to
intensive growth areas of 1~2 acres within new development areas have an
indicated average per acre value of 518,000. ZLand located in growth areas
unsubdivided of 3-10 acres have an indicated averagas per’ acre value of
§7,000. From 10-50 acres in the growth area have an average indicated

value of $5,000 per acre. Sales reflect that parcéls of from 50-100 acres
in areas near growth have an average per acre value of $4,500 and those

more removed from growth areas a per acre average of $3,500. Sales located
in low wetlands with limited or no development potential appear to have an
average indicated unit value per acre of $400. It is to be noted that

sales located in the AW-1 Zone which fequires planning board approval in

the 1-10 acre category have an indicated value of $5,000 per acre. It is
assumed that these sales had been approved for development. Alsc sales in
the 10-20 acre range have an indicated value of $2,000 per acre based on

the same assumption. Based on the study, there are insufficient sales in
Shamong Township itself to consider an average cost of tracts of 100 acres
or mere by direct comparison within the township. Therefore, any of these
large tracts to be evaluated would require the research of sales in other
communities of similar size, similar location, reascnably similar zoning and

proximity to growth patterns.

I have submitted a sampling of sales typical of each category where available

following in this report.



COMPARABLE S:LF NG, S-1.

Counts: Burlington Municipality: Shamong
Heed Bater B/31/77 Book: 2020 Pape: 15

trantor: Samuel P, Alloway, gt als
trantee:  Joseph Bricketto and Del h/w

Consideration: §17,0C0, Assessments: Land: $9,400. Total: $9,400.
Assessment Ratio: 55,29%

Location of Sale: Interior land off Tuckerion Rcad

Block: - - Lot: 0 Taz Map: 3
Land Description:

Area; 17.10 ¥ Acres Zoning: A=U

Shape:  Irregular '

Frontage: Ngne
Trilizies: pNape .
Type-ﬁf Read: none

Reflects an Indicated Unit Value Per Acre of: §994,

Environmental Characteristics: p)) yses restricted to Planning Beard approval

due to sensitive vegetation, high water table, poor soils, proximity to
flood plain. 1In growth area

i

'
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COMPARABLE SALE NO.  9-2

Countv: Burlington Municipality: Shamong
Deed Date: B/L/T79 Rook: 2248 - Pape: 215

Grantnr: Rump, Robert P., Jr. and Ooris J. h/w
frantee: Albert 8. Wardwell and Ruth E. h/w

Consideration: $§31,000. Assessments: Land: $22,000.
Assessment Ratio: 70.%7%

Location of Sale: WNorth easterly side of Tuckerton Road

Block: & Lot: 16 Tax Map: l

Land Description: +
Area: 6,06 - Acres Zoning: All-portion FP

Shape: 5lightly irregular '
Frontage: 230 % Feet
Utilities: Na public sswer or water .

Type of Reoad: Paved

Reflects an Indicated Unit Value Per Acre of: 35'115_

Environmental Characteristics: All uses restricted to Planning Beard appraoval
due to sensitive vegetation, high water table, poor solils, proximity to
flood plain-portion in flood plain - In growth area

Lfi
|
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COMPARABLE SALE NO. 5.4

Countr: Byrlington Municipality: Shamong
Deed Date: 6&/27/77 Book: 1989 " Page: 824

frantor: Oak Shade Associates
firantee: Chris att and Linda hiw

Consideration: §53,095, Assessments: Land: $12,650. Total: $12,650.
Assessment Ratio:

Location of Sale: Sgputherly side of Medford - Ihdian Mills Reoad

Block: 7 ’ Lot: P/0 21 Tax Map: 1

Land Description:
Area: 11{,.18 : Acras Zoning: n—ll

Shape: Irregular
Frontage: gg ¥ Fpgt
Utilities: No public sewer or water

Type of Reoad: Paved

Reflects an Indicated Unit Value Per Acre of: $3,744,

Environmental Characteristics: Upland in growth area



COMPARABLE SALE NO. S5-.5

County: Hurlington Municipalicy: Shamong

Deed Date: 5/4/7G Book: 2224 ° Page: g(P

Grantor: Chris L, Watt and Linda L. h/w
iitantee: Lynn Homes

Consideration: 5&5'000. Assessments: 5&,3{}{]. Total: §4,300.

Assessment Ratio:

Location of Sale: Sgutherly side of Mecford - Indian Mill Road

3lock: 9 ' Lot: 21-C Tax Map: 1

Land Description:

Area: 312,19 * Acres Zoning: A-11 (In portion VC)

Shape: Extremely Irregular

Frontage: 171,23 % popt
Utilities: No public scwer or water

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: 36,573,

Invironmental Characteristics: Upland - growth area



OMPARABLE SALE NO. 5-12

County: Burlington . Municipality: Shamang

Deed Date: 7/26/79 Book: 2253 Page:

firantor: Justys C., Brick and Steven R. Brick

irantee: K.  H, Fretwell, Inc.

Consideration: $21,900. Assessments: Landé 910,400,
Aszessment Ratio: §7.45%

Loration of Sale: Birch Court

Block: 18 ' ‘ Lot: 27-7 Tax Map:

L.and Descripticn: .
Area: 1,17 - Acres Zoning: A-=1

Shape: Irregular

Frontage: 75  Feet

Utilities: No public sewer or water
Type of Road: Pgyec

Reflects an Indicated Unit Value Per Acre of: $18,718,

Environmental Characteristics: Urlands growth area- Building lot in sub civision

158

Total: $10,400.

4



COMPARABLE SALL %NO. 5-20

Countv: Burlington Municipality: Shamong

Deed Datc: 9/15/77 Book: 2002

Grantor: Antheny Tassone and Sarah h/uw
Grantee:  Hobart R, Gardner and Mary L. h/uw

Consideration: $10,00C. Assessments: {ands:
Assessment Ratio:

Location of Sale: Stpkes RAoad

Block: 3G I ) “Lot: 11

Land Description:
Area: 5 o509 ¥ Acres Zoning: fP

Shape: Irregular
Frontage: 330 % Feet

Utilities: No public sswer or water

Type of Road: Dirt,R.0.uW.

Reflects an Indicated Unit Value Per Acre of: $1,320,

Environmental Characteristics: Flood plain

Page:

§6,100.

Tax Map:

216

7

Total: $6,100.

5-1

-



COMPARABLE SALE NO. §-2L

Countv: Burlington Municipality: Shamong

Deed Date: 9/26/78 Book: 2162 - Page: 258

Grantor: °~ Marey, Frank, Davey and Ruby 8.

Grantee: Michael Kolynych and Doris A, h/w

Consideration: §20, 000, Assessments: Land: §2,700. Toctal: 32,700,

Assessment Ratio:

Location of Sale: Easterly sids o Atsion Rgad

Block: g3 ‘ TLot: g _ Tax Map: in

tand Description:
Area: 3.93 ¥ Acres Zoning: Ab

Shape: Rectangtlar

Frontage: 518.16 2 Feet‘

Utilities; No public sewer or water
Type of Road: Payed

Reflects an Indicated Unit Value Per Acre of: §5,089.
Environmental Characteristics: All uses resstricted to Planning Board approval

due to the sensitive vegetation high water table, poor solls, proximity to
flood plains.

Liy
s
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COMPARABLE SALE ¥O. 5-28

County: Burlin:;tcn Mupicipality: Shamong

Deed Date: 12/8/78 Book: 2153 Page: 1A

Grantor: pa¢ Land Company

frantge: L\;an Humes

Consideration: ShD,DUD. Assessments:

Assessment Ratio:

Location of Sale: gGguthwsst corner of Jeckson Road, & Medford - Atsion Road

Block: 14 - Lot: 3 Tax Map: 3

Land Description:
Area: 5,67 % Agres Zoning: \C

Shape: Rgctangular
Frontage: 368' Medford - Atsion, 580' Jackson
Utilities: No public sewer or water .

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: §7 (s,

Environmental Characteristics Upland



COMPARABLE SALE 0. S-29

County: Burlington Murnicipality: Shamong

"Deed Date: 12/8/78 Book: 2154 ’ Page:

Grantor: Giberson, £dith L., Executrix
flrantee: Faul D, Czlh~un and Rehecca A. Calhoun hW/w

Consideration: $25,000, Assessments: {and:$22,250.

Assessment Ratio: 89%

Location of Sale: Northerly side of Dingletoun Road

185

Total: §272

Block:. 23 ' “Lot: 25D © Tax Map: 5§

Land Description:
Area: £,1 ¥ Acres Zoning: P=11

Shape: Rectangular

Frontage: 240 ¥ Feet

Urilities: Ng public sewers and water

Type of Road: Payed

Reflects an Indicated Unit Value Per Acre of: $4,098,

Environmental Characteristics: yplang

»250.



COMPARABLI SALE YO. 5-32

Countv: Burlington Municipality: Shamong
Deed Date: 9/19/78 Book: 2114 '~ Page:

Grantor: Rickard T. Clark and Dorothy Ruth h/w
firantee: Donald J. Travarelll and Patricia h/w

Consideration: $§22,000, Assessments:

Assessment Ratio:

Location of Sale: yegsterly side of Stckes Road

Bloek: .29 _ TLot: 2 825 Tax Map:

Land Description:
Area: 17.32 ¥ fcres Zoning: A

Shape: Lot 2 - Irregular
Lot 25- Rectangular

Frontage;
®*{nt 2 - 300 * Feet
Utilitieh9t 25 - 702 * Feet
No public sewer or water
Type of Road: Paypd

Reflects an Indicated Unit Value Per Acre of: $1,270.

Environmental Characteristics: A)l uses are restricted to Planmning Board
Approval due to sensitive vegeitation,high weter takle, poor soils, proximi

to floocd plain.,



COMPARABLE SALE NO.  S5-3b

County: Burlington Municipality: Shamong
Deed Date: 3/1/78 Book: 2028 . Page: 163

Grantor: Oak Shade Asspclates

Grantee: Apkeratt Associates

Consideration: $200,000. Assessments:
Assessment Ratio:

Location of Sale: Northwesterly carner of Oak Shade Road and Tuckerton Raoad

Block: 5 -Lat; 1,2 . Tax Mapqy

Land Description:
Area: £1,5 * Acres . Zoning: yEG, R-11, A

Shape: Irreqgular
Frontage: 1,220 ¥ Faet Tuckerton Road

ties 1,14 £ pooy pak Shade
Utilities: Np public water or sewer

Type of Road:Pzyed

Reflects an Indicated Unit Value Per Acre of: §3,252,

Environmental Characteristics: Upland except AW Which is restricted to Planning

Board approval due to the sensitive vegetation, high water table, poor
soils proximity to flood plain



COMPARABLE SALE NO. T

County: Burlington Municipality: Shamong
Deed Date: 5/25/78 Book: 2067 . Page: 288

Grantor: H. Murray Hohns 8 William B, Wagner, Trustees

Grantee: Integrity Investment Corporation

Consideration: $308,000. Assessments: Included other lands

Assessment Ratio:

Location of Sale: Fagterly and westerly side af Shadowlake Orive

Block: 12 Lot: 24 Tax Map: 3 and 38

l.and Description:
Area: 40 % papres Zoning: A=1l

Shape: Irregular
Frontage: Each lot having approximately 120 Z Feet
Utilities: Electric, telephone, storm sewers .

Type of Road: pgyed

Reflects an Indicated Unit Value Per Acre of: §7,700.

Environmental Characteristics: Upland - Sub-divided tract of 22 lots and 1
recreation lot - growth area

14
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COMPARABLE SALE ¥0.  5-37

Count>: Burlington Municipality: Shamong

Deed Date: 11/21/78 Book: 214B Page:

Grantor: Qak Shade Associzstes

Grantee:

Wedgeford Assoclates

Consideration: $111,360. Assessments:land: $12,700.

Assessment Ratio: 1l.40%

Location of Sale: Southerly side of Indian Mills Ropad

Block: 7 ; Lot: 21 Tax Map?

Land Description:
Area: 27,84 ¥ Acres Zoning: A-]1

Shape: JIpregular
Frontage: @O ¥ Feet

Utilities: ng public sewer or water

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: 84,000,

Environmental Characteristics: Upland - growth area

40

Total: $12,700.

1
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COMPARABLE SALE NO, 538

COUan-": Eurlingtan .‘Iuni(‘ipdlity: Shamang

NDeed Date: 9/1&/78 T Boolks 2113 / Page: 131
Grantor:  8Sarah Avis Schrider, widow

frantee:  Lyon Homes, Inc.

Consideration: §94, 244, Assessments: 7Tpc)ided other lands

Assessment Ratio:

Location of Sale: Nprth east corner of Medford - Atsion Road

Block: 131§ Lot: 35 Tax Map: 3

land Description:

Area: 20,6 I Acres Zoning: g1, FP

Shape: Irregular

Frontage: gg7 ¥ Feet

et
Utilitles: nNo mublic sewer or water

Type of Road: Paved

-

Reflects an Indicated Unit Value Per Acre of: 54,381,

Environmental Characteristics: Mainly upland - portion flood plain -
grouwth area



COMPARABLE SALE No. S-40

Ccount~: Bérlington Municipality: Shamong
Deed Mate: 1Y/16/77 Book: 2007 ' Page:

frantor: Hobart R, Gardner and Mary bn/uw

firantee:
ra Fox Chase Homes

Consideration: $15Q0,000, Assessments: {apd: $55,400,

Assessment Ratio: 36,.593%

Location of Sale: Ngrtherly side of Tuckesrton Road

Block: 23 -Lot: ag Tax Map:

Land Description:
drea: 27,72 I pcres Zoning: g3}

Shape: Rgasonably rectangular
Frontage: ss5g ¥ ppet
Utilities: Np public sewer or water

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: §5 411,

Envirommental Characteristics: Uplsnd - growth area

749
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CONPARABLE SALE Yo, S5-43

Countx: Burlington Municipality: Shamang

Pevd Date: 5/30/76 Book: 1963

Grantor: Elvin C. Wright and Lorraine S. h/w
Grantee:  Jggeph £, Hamilton

Consideration: §148,500.

Assessment Ratio: 17.20%

Page:

Assessments: [and: $25,550.

637

Total: §25,550.

Locaticn of Sale: Sputh side of Dinglestown - Hampton Gate Road

Block: 35 . Lot: L3

lLand Description:
Area: 135,715 ¥ Acres

Shape: Extremely irregular
Frontage: 1,899 X Faet
Utilities: Np public sewsr aor watisr

Type of Road: pirt

Reflects an Indicated Unit Value Per Acre of: 81,094,

Environmental Characteristics: Upland, portion restricted to Planning Board

approval, portion flood plain

Zoning: P-1, All, FP

- Tax Map: g



COMPARABLE SALE NO. g-44

County: Burlington Municipality: Shamong

Deed Date: 12/20/78 Book: 2160

Grantor: Walter Kissel and Catherine, h/w

Grantee: Nichelas Starinieri and Norma, h/w

Consideration: $28,500. Assessments: Land:

Assessment Ratio: 85.79%

Location of Sale: Stokes Road

Block: 6 ' Lot: 12, 13
Land Description:
Area:  4.19% Acres Zoning:
t
Shape: Rectangular

Frontage: 262% feet
Utilities: Yo public sewer or water.

Type of Road: Paved

Page:

$24,450.

Tax Map:

A-11

"eflects an Indicated Unit Value Per Acre of: $6,802.

Fnvironmental Characteristics: Upland in growth area.

173

Total:

824,450,

S~21



COMPARABLE SALE NO. 5-49

County: Burlington . Municipality: Shamgng

Deed Date: Y0/17/77 Book:  20n4 Page: 261

Grantor: Lahn Management, Inc,

Grantee: Lygn Homes, Inc,

Consideration: 3125’000. Assessments:

Assessment Ratio:

Location of Sale: Northwesterly side of Dingletown, Road

Block: 23 - Lot: 28 . Tax Map: 3

Land Description:
Area: 27,74 ¥ Acres Zoning: p.]l

Shape: Reasgnably rectangular

Frontage: 777 # Fppt

Utilities: None

Type of Road: None

Reflects an Indicated Unit Value Per Acre of: §4 506,

Environmental Characteristics: Zoning change to higher density was a
condition of sale. Adjacent to development - bcgght for asgemblage.
Upland , growth area

L]
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COMPARABLE SALE NO. S-50

County: Burlington Municipality:  Shamong

Deed Date: 12/2/76 Book: 1973 Page: 402

Crantor: Walter Danlels and Anne M h/w

Crantee: Lyon HOmes

Consideration:  §56,000. Assessments: §10, 800, Total: 810,800,

Assessment Ratilo: 18, 28%

Location of Sale: Interior land off Dingletown Road

Block: 23 | : Lot: 29 Tax Map: 58

Land Description:
Area: 18,537 I Acres Zoning: AU

Shape: Ipregular

Frontage: Nane
Utilities: Nane

Type of Road: npne

“eflects an Indicated Unit Value Per Acre of: 32,957,

Environmental Characteristics: Restricted to Planning Boerd approval due to
sensitive vegetation, high water table, poor solls, Growth area adjacent
to development,
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COMPARABLE SALE NO. 5-51
County: gurlingten Murnicipality:  Shamong

Deed Date: 8/21/78 Book: 2182 Page: 263

Grantor: Anthgny Masso and Rose h/w

firantee: Jpg Brickatio, Inc,

Consideration: $278,100, Assessments: $238,700. Totsl: $238,700.

Assessment Ratio: 85,.8%

Location of Sale: Easterly side of Medford - Atsion Road

Block: 12 J Lot: 25 Tax Map: 3

Land Description:
Area: 124 L4 ¥ Acres Zoning: A-11

Shape: Jrregular
Frontage: 1,370 ¥ Feet

Utilities: Ng public sswer or water

Type of Read: Paved

Reflects an Indicated Unit Value Per Acre of: $2,238.

Environmental Characteristics: Upland - growth area,




COMPARARLE SALE MO, 8-52

County: Burlingten

Deed Date: 11/10/78

irantor:

Grantee: RAlexandra Schauman

Consideration:

$a5,000.

Assessment Ratio:

Sarah Avils Schrider,

Municipality: Shaﬁcng
Book: 21472

widow

Assessments:

Location of Sale: Narthwest cornmer of Stokes Road

Block: 15

Land Description:
Area: 12,79 ¥ Acres

Shape: Irregular

Lot: 7A § 13

Zoning: V(G

Frontage: g44 ¥ Feet - Stokes
_ 816 ¥ Feet - William Grove
Utilities: Ng public sewer or water

Type of Road: Pavad

Reflects an Indicated Unit Value Per Acre of: §g,646,

Environmental Characteristilcs:

Upland -~ growth area

Page:

Tax Map: 3

32

Included other land
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COMPARABLE SALE XNO. 5-53

County: Hurlington Municipality:

Deed Date: 3/14/77 Book: 1978

Grantor: John Harter & Ernmest Ferri
Grantee: Walter Danlels, st als

Consideration: Sth,DUD. Assessments:

Assessment Ratio:

Location of Sale: South side of Tuckerton Road

Block: 23 ' Lot: 40

Land Description:

Area: 51,167 ¥ Acres ' Zoning:

Shape: Irragular

Frontage: ) pg3 * Feat
i

Ucilities: No public sewer or water

Type of Road: Pgyed

Shamong

Page: 1120

Tax Map: g

P-11

eflects an Indicated Unit Value Per Acre of: 32,736,

Environmental Characteristics: Upland - grawth area
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COMPARABLE SALE NO. 5-55

Countv: Burlington Municipality: Shamong
Deed Date: g/4/79 Book: 2294 Page: g2

Grantor: Chris L Watt, and Linda h/w

frantee: Lyon Homes

Consideration: $85,000, Assessments:

Assessment Ratilo:

Location of Sale: llesterly slde of Medford -~ Indian Mills Road and North
side of DBak Shade Road

Block: 21.C | Lot: 4 Tax Map: 1
Land Description:

Area: 12.19 ¥ Acres Zoning: A-11

Shape: fIrregular

Frontage: 171 % Fept - Medford-Indian Mills Ropad
65 ¥ feet - Dak Shade

Na pub}ic sewer or water
Type of Reoad: Paved

Utilities:

ieflects an Indicated Unit Value Per Acre of: §6,973,

Environmental Characteristics: Upland - growth area
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[hy Frat wegn ., Yoha, Toba g han
(1) Malua boasata, Libreroan caal
{R)  HMalus hopa, Hepa erab

9 Malua jank Postection, (Flant Patent
2912), new hybrid crab

tia) Pranus kwansan, Fwansan chorry |
|
t1tr iyrus calleryana Bradford, Bradlerd pear
SLOTION 901, Claster Pevelrpment

The Planning Beacd may approve an apptication for cluster
devalopment 18 3 mwot s thie atandards aet forth in this Section, 4
M e baeant hall ryaist submit to the Board a density plan. ThJ
Aoty prlban shiall shew the pumher of lots which waould be obtain{
b from Che pares] ot land covered by the application if the pre4
var i ronvier was mutjnnd they s was no cluster. Roads must be !
showtt on the density plan and must be excluded from the parcel in
cosmpukt 1ieg sbetis bty . The Board may approve the denstty plan if it
teols that ciustering 1s in the hest interest of the Township.

11 the Nlieazed approves the density plan, it shall at the same time

make A determinatinng as o the maximoem number of lots that may he

ypprioved aon the pareel. The purpose af this cluster provisien is
tov sl azide ddesirahle npen space, preserve environmentally !
sepsttive areas, freewl platn, school sites, recreation areas, andr
Pk, Clnster 1= porwitead anly vn oany residential district,
Arentet e an Yol sife is permitted, howsver, no increase in
Phes by b deb 5o a peamytted,

1. luaster alevelopments may be approvad in aceordance
g d e b Y e s arelsrds e

tar AN Jdwelling units shall b cnnnected to

!
Byt ! tan g puabiiie water and sanitary sewar synlom9?
!
!

1 ey e ncl gt nlactary 1o the Planning hoard to show |

' !

Tt e alar e b ittt aaea ia salfuesient tog Ruppart on-site ]

Cateme, an s e it e bt whall b smaller Y han 0,000 I
v r i

— PR T Y mlu;mum_Ji_lanu!7‘llvqml:}\l per nent. o
' " . ' : : i i ’ ¥ . :

the fract ahl}l he set anide as npeﬁ sﬁafna, rnuﬂetvati;u age
flood plains, schnol siltes, recreation areas or parks,

2. Any lands sa set aalde shall meset rthe followin
requirementa:

{ta) The minimum size of any parcel shall he
one {1} acre.

fr} It shall be an Integral part of the deval
ment and shall be located to best suit the purposa for which
fa intended.

(¢} Every parcel so set aside shatl he convey
by deed at the time final plat approval is granted.

{dy Any lands offered to the municipality sha
be subjecct to review by the Planning Board which shall he qgui
by the Magter Plan, the ability to assemble and relate such |
to an averall plan, the accesaibility and potential utility o
auch 1lands, and such existing features as tapography, sclls,
wetlands, and tree cover as these features may enhance or det
from the intended use of the lands. The Planning Board may
request an opinfon from ather public agencies or {ndividuals

to the advisability of accepring any lands to be offered.

SECTION 905. Environmental Impact Statement

An Environmental I[mpact Statement shall accompany all
site plans, shall provide the information needed to evaluate
the effects of a proposed development upon the enviranment,
and shall include data, be distributed, reviewed, and paéqnd

upon as set forth in Section 715 Subsections 1 through 8.
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Auricnlbure-Residential 1 {a-1)

Pl purpose of this district is to provide for farming
wmpat ibie sangle-fomily residential uses of mediam

i s oand o provide for agriculbural uses.

i =

. [revmatten] Pronecipal

v paen, galf eourses, maniceepal buildings, public¢

v |-||.|r

(it b ar s, charches, elamantary, intermediate and

! | T TTS B AN T L RS
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Farms and farm buildings,

. t )
1, Parmitted Accessory Uses - |
.
1., castomary farm Lol ligas for use an -sanianet ton ’
.
with aparecaliural ases,

|

2. Accesanry duellomge fog farm worksr s, Yor use an
conjuncLion willy aqrtcultay b nses o farmes ot ot des o fttenn

{15} acres, provided that each such dwelling untt shall romply

in cvery respeckt to the statutes nof the Stakte of Hew Yersey and

the rules and regulations of the New Jersey Stare Hoarnd of

tlealth concerning farm lahor housina.

1. meadside fagm stamds for the sals o Tarm gl oo

grown or raised an the premises by the awner o cperator ol
farm. There shall be a limit of one stand per faim.  hacly stand
shall be set back a minimum of thirty-five {(35°| (oot feom the

street line.

4. Private garaqes, carporis, and acee=sory toilidinese

]
less than =2ix hundred (600) square fe~t in area for vne with

main dwelling.
5. Off-street parking facilities locateal no closer

than ten (10') feet to any lot line,

6. Private residential swimming pools.

7. Clubhouses with golf courses.

¢. Condlitional Uses -

1. Utility structures and facilities neodesd to

provide the direct service of gas, electricity, watar

roloaphone,

and sewerage, but not offices, garaqes, warehousas, mainbtenanen
areas, or similar commercially or infustiially related nperations

of such companies, ¢

2. Ouasi-public buildings amd recraxtaan anas.
1. Home oceupation, prasidhst it mevt = e otandards
set forth in this Mrdinance.

4. lospitals, plulanthropie or cllacitibde goes,

- i6
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1., Minimum lot size, fifty thousand {56,000} square

feet. |

Minimum lot dimensjions -

L]

tal Width, one hundred fFifty {150') feet.

{b) Dbepth, two hundred [(200') feet,

i. Minimum yard dimensions for principal bullding -
fay Front, fifey (50') feet. !
thY Each zlde, thirty (10'] feet.
frr) Rear, fifty (50'} feet.

4. Minimum accessory building set backs from -

{a) Front lot line, one hundred (100"} fee&:
thl Side lot line, five {5')-feet. |

{c} Rear lot line, five (5') feet,

(d} Principal building, twenty (20') feet.

5. HNo dwelling house shall be erected with a living

arra of less than twelve hundred and fifty (1,250) square feet,

SECTION 419, Ayriculture-Residential IT {A-II)

The purpose of thils district is to provide for farming
wses and compatible gstngle-~-family use and to provide for agri-

cultural uses, This district has fewer ailte limitations and,

therrfore, can handle an increase density {30,000 agquare foot

1ot 51,

a. Permitted Principal Uses - Farms and farm buildings,

simrte-tamily homes, qolf courses, municipal buildings, public

parks and playarounds, churches, elementary, intermedlate and
)

spcandary schools, and firehousesa,

h. I'srmitterl Aeowssory lises - All usas permitted in the

A-T Drritypa.r,

vonchirrongl ftseg - ALl uses permitted 1n the A-I

Popssln iet

. (AL S IS LY BT Y B Y PR
- - “ ey ; a e, R,
v

R140 skl e fhiriy' Phogsand

1. eriimuml 1o
(10,000} square feot,

2. Mipnimum lot dimensions -
frot,

fa) Width, one hundred twenty (120%)

(b} Depth, two hundred {200') foet.

|
|
|

3. Minimum yard dimensions for principal building -

{a) Front, Eifty (50') feet. u
|

{b} Each side, thirty (30') feet
{c) Rear, forty {40') faet. 1

4. Minimum accessory buiiding set backs from - !
{a} Front lot line, one hundred (100') feet. f
{b} Side and rear lot line, five {5') feer, !
{c) Principat building, twenty (20') feet,

5. The minimum size dwelling unit shall be a living

area of not leSﬁ than twelve hundred fifey (1,250} square feet,

SECTION 920.
The purpose of this district is te protect the Mullica

Pinelands-Residential I (p-T1) i

River watershed and the natural pinelands environment, sncourage
farming use and compatible single-family uvae of low density lota,d
a. Permitted Principal Uses - Farms and farm buildings,
single-family homss, golf courses, public parks and playgrounds,
ggggg :?, firehouses and elementary, intermediate and secandary
b, Permitted Accessory Uses - Al} ACCESS50ry uses permit-
ted in the A-T pistrict.
€. Conditional Uses - All conditional uses permnitted 1n
the h-I District, !
d. Bulk Regulations - |
1. Minimum lot gize shall be sixty theian NI
aquare faet,
2. Minimum Int drmensions -

fal  Widrh, one hogudrsed Ve vop1nn T
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{by uvepth, two hunared firty (25u°) feet,

3. Minilmum yard dilmensions for principal bullding -
{a) Front yard, sixty (£0'} Feet,
(h) Bach side, thirty {30’} feet. '
{c) Fear yard, seventy-five (75'} feet.
4. Mipimum accessory building set backs from -
fa) Front lot line, one hundred (100°) feet.
{(b) Side lot llne and rear lot line, ten (10'}
feet.
{cl Principal hwnilding, twenky (20'}) Feet,

5. The wminimum size dwelling unit shall be a living

area of not less than twelve hundred €ifty (1.250) squave feet,

SECTLH 92, Pinolands-Residential IT1 {(P-1I)

the purpose of rthis districk is to protect the Mullica
River watershed and the natural pinelands environment, encourage

farming wse and compatible single~family use. This district has

fewnr 501l lLimveations and, therefore, can handle an Ilncreased

dunanly.

a. Pormitted Principal Uses - Farms and farm buildings,
sindle-tamily hemes, golf courses, public parks and playgrounds,
churcnes, lLirehansrs | and ealementary, intepmdiate and secondary schools,
h., tormilted Accessnry Uses - All uses permitted as
acerssoly uses in the A-I Distriet,

Conditional Nses - All conditional uses allowed in

i,

Ihe A=D1 Mistrict.

J. Aulk Regulations and Limitations -

L. Minimum lot size, forty thousand {(40,000) square
fant.
2. Minimum lot dimensions -

{a) Width, one hundred twenty (120') feet.

iby  Pepth, two hundred (200') feet,

~149-
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3. M&niﬁumlfardldiménsians tor pfinéipal building -
. (&) Front yard, [ifty {50') feet,
{h) Each sida, thirty (30') feec.
(c) Rear yard, Ebrty {(40") feet.
4. Minimuem accessory building set backs from -
{a) Frant lot lipe, one hundred (100') feet.
(b} Side and rear lot line, five (5') frar.
{e) Principal buildina, twenty (20"} Ffenot.
5. The minimum size dwelling unit shall be a living

area of not less than twelve hundred Fifty (1,259} squace [nel,

SECTION 922. Mobile Home Park District (M-I}

The purpose of this district is to provide centratized
area within the Township whers mobile home parks can be sitnate

for use by persons of any age. Jt is inteonded that future

mobile howe development will be planned and controlled to providse
1

proper aesthetic and design consideration including optimum

recreation and open space areas,

a, Parmitted Principal Uses on the Land and in Auildinga--
Mokile home parks.
b, Permittad Accessory lses -
i. Playgrounds, conservation areas, and parks.
2. Private residential swimming pools, owned and
operited by the park management.
. Off-street parking.
4. Metal accessory buildings ancillary to the mebile
home park.
5. Laundromats.
c. Maximum Building Height ~ No building or mobile homn

shall exceed thirty (30*') feet in height.
d. Area and Yard Requirements - The minimum tract size

shall be twenty-five (25} acres incluwling the arcas of existing

streets and water aveas wicnin £he tract boundary lines, A

K als]

i

|
|
|
|
|
|




minimgm of mne hondred ()00} feat_nf frantage an ag imoroved h~

public sgreet ghall bhe required,
e. Required Recreation Area - Active recreation areas
egqual to at least two hundred (200} square feet per lot
(minimum one (1} acre per mobile home park)-shaly be provided
in suitable locations within the moblle home park and improved
to best suit the usels) for which they are intended.

f. Area of Yard Requirements - Each mobile home and

e;ch accessory building shall adhere to the following area and

yard requirements: .
Minimum

Lot area 7,000 aguare feat

Lot frontage 621 feet

Lot width 62 feat to end of
main building

Lot depth 100 feeat

$ide yard (each} 15 feet

Front yard 30 feet

Rear yard 15 feet

Distance betwaen
mohlle homes 40 aide,d0 and to en
Maximum
Building coverage 25%
g. Floor area minimum -~ Each mobile home shall have a
minimum gross floor area of six hundred (600) square feet,

h. Density - Mobile home parks shall not exceed a
denslty of five (5) mobile homes per acre.
{. Minimum off-street parking -~
1. Two {2} spaces per mobile home shall be provided.
Parking spaces shall be provided in aréas designed

2.

specifically for parking. There shall be no parking along

interior streets.

j. Minimum off-street loading ~ Hone reguired.

—1‘51") - - - £} "

*

or unlighted sign along each exterior road which the tract in

area within the Township wherein mobile home parks designed for

_A,? ‘15 ..;htf-l

L

k., A Rinpg « Fach mohile homs-eark ~- have

L ‘ i

question abuts. Such sign(s) shall not exceed ten (l0') feet in
helght; shall ‘be set back twenty-five (25') feet from cartways,
and in no event to encroach wvpon the street right-of-way, shall
not exceed an area of forty {40) aguare feet and shall be used to

display the development‘s name,

SECTION 923. Senior Citizens Mobile Home Park District II (Mu-1r]|

The purpose of this district is to provide a centralized

adults can be situate.

a., Permitted Principal Uses on the Land and in Buildings--
Mobile home parks.
b. Permitted Accessory Uses -~ All uses permitted as

accessory uses in the MH-I Moblle Home Dilstrict.

c. Mawimum building height - No building or mohile home
shall exceed thirty (30') feet in height.

d. Area aAd Yard Requirements - The minimum tract size
shall be twenty-five (25) acres including the areas of existing
gtreets and water areag within the tract boundary lines. A
minimum of one hundred (100'} feat of frontage on an improved
public street shall be required.

a, Required Recreation Area - Active recreation areas
equal to at least two hundred {200} sqﬁare feet per lot (minimum
one (1) acre per moblle home pzark) shall be provided in suitable
locations within the mobile home park and tmproved to hast sult
the use(s) for which they are intended.

E. Area of Yard Requirements - Each mobile home and each

accessory building shall adhere to the following area and yard

requirements:

~152-



Minimum
Lot area 7,000 square feet
Lot frontage 62 feet

62 faet to end nf
main building

Lot widlh

. . 1 I | ] i . .
Township with minimum noise, aml to create an

Lot depth 100 feet
Side yvard (each) 15 feet
Front yard 30 feet
Rear yard 15 feet
Distance hetwean 40 side, 30 end to
mobile homes end
Maximum
Bulilding coveraqe 25%
g. Floor irea minimum - Lach mobile home shall have =&
winimuam qross (loor area of six hundred (G00) square feet,
. Density - Moblle home parks shall not exceed a density
aof five (7)) mohile homes per acre.
i. Minimum off-street parking -

() spaces per mobile home shall be provided.

T, Two
2. parking spaces shall be provided in areas designed

spevifreaily for parking. Thers shall he no parking aiong
Interior St raet s,
j.  Minimiun off-street koading - None required,

k. Siqns - Each wobile home park may have one (1) lighted
or anlighted si19n alonq each axterior road which the tract in
questicm abmrs. Such signsis) shall not exceed ten {(10°} fpeg

in her-aht, =shall be set back twenty-five {25°) feat from cartways

met 1 s sweRt L encroach upon the street right-of-way, shall |

et esenal an area nf forry (46) squarn {cet and shall be used tq

[

dysplay the deselopment s nama. !
1. In this district no persnn can use or occupy a mobile

home unless e has attained the agqe of fity-lwo {52) years. This

vest C1eti i3 designed to provi. . an area or areas in the

-153- i
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area where adulta

may live with others of thelr own age avoup; further, te provide

an area for retired persons; also, to provide an area of low
cost housing in the community for adults who may be on a low or
fixed income, although income, of Ltself, ia not a criverion as

to use. s

SECTION 924, Multiple bwelling District (MD}

The purpose of the Multipte Dwelling fDistrict is to pro-
vide a centraljzed area withln the Township where groups af
apartments can be situate for use by such persons who prefer
apartment dwelling life. It is intended that apartment or
multi~dwelling units will be planned and contyolled to provile
proper asathetic and design considerations including optimum
recreation and open areas at a low cost to the users,

a. Prin?ipal permitted uses on the land and in buaildimgs:
1. Any and all uses permitted in A-T, Agricalture-
Residentlial District.

2. Groups of apartments developed and built accocdineg
to a unified site plan and architectural design cabjpect 1o the
provlsicns contained in this arricle,

The total number of apartment units hereinaf*er pormit(esd
to be constructed in the Township of Shamong shall be limiteal
to five (500) hundred,

b. Location Criteria -

Mo application for multi-dwalling buildinus shall te
considered unless the proposed location meets the follnwing
requirements:

1. The plot to be doveloped shall frone onoan
existing paved road, or the developer's performines guarantes

as required herein and in the Sulwlivision Ordinance of Yho

Township, shall include the cost of construction of ant roads
no-o38sary to gserve  Loe o salopment.
-5~




ha ]

Fhe =2t g--'' be ‘“~ﬁn ar~~ alrasAw geryvad hy
public sewers and water, or alternatively it shgll be the
rasponsibility of the developer to install same,

¢. Application Requirements -

An application for multi-family dwelling units shall

be accompanied by plans showing:

1. Location, shape and dimensicns of the property.
2. Existing zonlng classification.
3, Property lines of all lots within flfty {50) [aeet

of the boundary of the plot covered by the application.

4. Acreage of the property to be developed.

5., True north point with all bearings refeﬁence
from it.

6. Dimensions and locations of exlasting buildings.

7. Abutting streets or roads.

8. Propcsed location of entrance and exit driveways

and of areas to be surfaced for parking.
9, Dimensaions and set backs of proposed buildings

or building and contours at two-foot intervalas.

13, Proposed grading and drainage.

11. Graphic scale.

12. rroposed landscaping.

11. Description of intended uses,

14. frRecreational facllities proposed.

15. Proposed driveways, dwelling entrance waya and

pedestrian walks.
16. FProposed lighting.

d. PpPerformance Guarantee -

Within thirty (30) days after approval of a multiple

dwelling development by the Planning Board, and, in any event

before issuance of a building permit, the developer shall deliver

to the Township Clerk a performance guarantee In an amount

-»]5?_

l-usuffi-‘*ﬂ:nt #n nover +tha ¢pptk ~f pallonn.gite snd p&F ~ite :
, , . ' . - ! ' i I

1 i

improﬁements requlfed by the subdivision ordinance.

¢. Area restrictions snd regulations shall be as follaws.
l. Lot area, five (5) acres,
2., Maximum density of units, twelve (12) per acra.
3. Lot width, two hundred fifty (250') feet minimum,
4, Front yard, thirty (30') feet measured from the

right of way line axcept that a front yard not less than fifty
{50} feet shall be provided on all lots abutting any County
road ox State highway.

5. Sfde yards, thirty (50') feat each meagsured from
the property line.

6.

Rear yard, fifty (50') feet measured from the

property line.

7. Maximum lot coverage, forty {40%)per cent.

B. Maximum helight, two stories with basement which

shall not be used for living space.

9, Each individual apartment or multiple dwelling

shall contain at least the following:

a. Kitchen, bath and two other rooms. Each

dwelling unit shall also be provided with a minimum storage area,

axclusive of closets within the dwelling unit, in each building,

of sixty {60} sgquare feet in area and a minimum of six (&'} feet

in height per dwelling unit, which space may be located in the

basement. Such storage area shall have a fire-proof celling

with at least a two (2) hour rating, a fire alarm system, an

underwriter approved method of automatic fire control and
proper lighting.

10. Each dwelling unit shall have its own separate
entrance from the outside of the building.

11. All dwelling units must have heating with
independent controls for each unit, which shall bhe sufficient

. . 56— .

|
I

~




- - —— R .

1o pnrmltlench unik to be maintained at a temporature of 72
drarecs F when the outside temperature |s at 0 dogrees F.

12. All dwelling units must have alr conditioning

with lmnitividual controls for each apariment unit, There shall

be no window-type of projecting unit wsed, Such alr conditionin

unit or units shall bhe such as will permit each aparkment unit
to maintain throughnuet a temperature of 15 degrees F be}ow the
outside temperature,

13. Suffwcient garbaye storage, and garbage and trash

pick-up by means nf self-Jumping bulk material handlers and
vthey utility areas must be provided and properly maintained;

anid should 1w tocated with a view hoth to convenience and to

minimizing 'hae datrimental affect on the aesthetlc character of

ties birs ldings and shatl be nnclosed and shielded from view by

tewaing or shyubbery of at least six {6") feet in height around

the porimeber

Li. Soundproafing - A minimum of six (6") inches of

sommlpronfing malerial shall be used bLetweren separate family

v no event shall this requirement be less than any

Stale g gummaerpal building code in lforce in Shamong Township

it 8.

at the tame of the application for permit.

(. Off-atrect parking for multiple dwelling buildings

shall be provided in a ratio of one and three-quareter (1 3/4})
spraces (each space 10 feat x 20 feet with at least 24-foot '
elearance beland oawch space) for each dwelling vnit with no

;

move than twenty {20) spacas in any one parking area. Parking

Aareas shatll ke Jocarad within the permitted huildable area, or
i the ren yard provided, howover, that in the latter case, a
tren (10} faot tandscaped strip shall he maintained along tﬁe
il ire bomjth ot the rear tot line and other lot lines ag

approved by the Planning fsard of the Township of Shamong. No
on-steeet parking shall he permitied on any streek whebir:-

pulilic ar private,

|
f
|

i
|

_ that said use or uses will not

! a - 3 ]

5ECTION 425, " Agriculturé-Woodland District (AW)

Tha purpose of this District ia ta define ceriain arcas

in the Townahip which could he detormined crikvical due te Lhe

senglitive vegetation, high water table, pner soils, proximity

toe flocd plain and surface run-af{ area.
a. Permitted Uses - ALl uses are restricted to Planning

Board approval, which approval shall be limited to a type of

use as shown on the Master Plan for adjacent property,

Suth vsn

or uses must be shown by applicant as uses which will nol be

injurious to surface waters, ground waters nr the acalagy of tho
lands tno be used or adjacent lands.

Applicant must alao prooe

be harmful to the aset ar

adjacent land ownmers and uaers,

SECTION 924, Flood Plain District {FP)

The purpose of these requlations is to parmit onrly that
1
davelopment of flood prone areas which: {a) is appropriate in
light of the probability of flood damade and the need to cedues

flood lasses; (b} represents an acceptable social and economic

use of the land in relation to the hazards invelved: amd (c) fons

not increase the danger to human life. This zonn s created in

recognition of the increased threat, scverity aml froquency of

floods expected to result from continued development. [F is

intended to retain areas adjacent to streams and rivers froe
from structures and other obhstructions to.the water flow Juring
periodic rises in the water lavel. This Dlstrict is (ntendad
to protect flood plains so that flood waters may have a natural
course o flow, that'Lhe water course is not constricted or
altered in a manner that will increase wiater velocitios or
create a dam, that the water level may rise withont dana~r to
persons or property, that the water level may rise ami cover
larger land surfaces for the purpnse nf arecater water percnlatinn
and recharqlng‘of the ancoatorouns water supply and thal a park-

like network is developed throughout the Trwnship alona these

e e hm e



water courses, A . . . . e
a.‘ Related defini;ions -

1. Channel - A natural depression of perceptible
exFent. with a definite bed and banks to confine and conduct
fléwing water either continuously or periodically.

2. Flood Plain - The relatively flat terrain
adjoining a water channel which has been or way be hereafter
covered by flood water of the channal.

3., Floodway - The channel and portions of the
adjacent fload plain that carry the greater part of flocd flow
at greater depths and velocities than do the ather partas of the
flood plain; that constitute the minimum area requlred for the
passage of flood flouws without aggravating flood conditions
upstream and downstream; and that are necessary to preserve the
natural regimen of the stream for the reasonable passage of the
floodway design flood.

4. Flood Hazard Area - The floodway and addi{tional
portions of the fleod plain that are subject to floed flow at
lesser depths and lower velocitles than the floodway and that
are inundated by the flood hazard area design flood.

5. Design Flood {Floodway or Flood Hazard Area) -
The relative size or magnitude of a flood expressed as a deslgn
discharge in cubic feet per second, which ls developed from
hydrologic criteria; represents a major flood or reasonfble
expectancy: reflects both flood experience and flood potential;
and is the basis of the delineation of the floodway and the
flood hazard area and of the water surface elevations thereof.

b. Map of Floodway and Flood Hazard Area -

The following maps {and other sources of Ilnformation
if deemed appropriate) shall be used to specify flocdway and
flond hazard areas for chanhels in the Township.

1. Soil survey for Shamong Township, Burlington

founty, MNew Jersey, U. 5. Department OF AGricultirg, g%

: zl—Conr«*"1tiu* c-rvic- 1 .

o o t %

i + i 1
2, Master Plan for Shamong Tawnship., Burlington 'l\

County, New Jersey, Shamong Township Planning Board,
é. Permitted Uses -~
1, Pfloodway - In the floodway, no building or
Btructure shall be permitted, nor shall any material be stored,
nor shall any £111 be placed, nor shall the elevation of the
land be substantially changed. The following uses are permitted:
{a} Parks, playgrounds and conservation areas.
{b}] Growing and harvesting of crﬁpa.
{c) Unpaved parking areas.
2. Plood Hazard Area - In the flood hazard area,
no accessory build{ng or structure shall be permitted 1f the
elavation of any floor of such structure, including basemant:,
shall be less than one {1') foot above the flood harard area .
design flood profile. The following uses are permltted:
{a} Parks, playgrounds and conservation areas.
{b} Growing and harvesting of crops.
{c} Unpaved parking areas.
{d) Underground utilitles.
{2} Sealed public water supply wells,

{£) Yards areas for uses permitted in the

adjoining zoning district upon approval of

t
the Planning Boargd,’ provided that the portion

of the flood plain is part of the same lot

in the adjoining district.

SECTION 927. village Commercial District {VO)

The purpose of the Village Commercial District is to
allow for amall areas throughout the Township where retail and
service businesses may be located primarily for the convenience

of the residents in the immedliate neighborhood. FEach designrated

zane is large enough to permit expansion of these convenience

L - - - -
1 e A
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WASHINGTON TOWNSHIP, BURLINGTON COUNTY

Study and Ewvaluation

In the analysis of Washington Township in Burlington County, the following

pertinent facts and conclusiouns were derived:

The study period encompassed all sales from January 1, 1977 to the end of
1979, There were approximately 30 sales which occurred in the study period.
Of these 30 sales over the three year periocd, slightly more than 20% were
sales of property of less than 10 acres. Of the remaining sales, the
majority were in the 10 acre to 50 .acre category with a couple of sales of
200+ acres. With the exception of sales occurring in the latter part of
1979, no zoning was available except on a site by site basis due to the

preparation of & new ordinance which was adopted in July of 1973.

There is to be noted a large sale which occurred in August of 1377 between
Olympia and York Development Limited to*Oandy Bass River Development Co,
which included approximately 582%* acres in Block 27, Lot 3, Block 18, Lot 5,
Block 23, Lot 1, Block 24, Lot 9 and a segment in Woodland Township in
Block 5702, Lot 1. This sale indicates a per unit value of $§5,662 per acre.
Investigation'of this sale leaves this appraiser with doubts as to its
validity, therefore, it will not be considered in computing average

estimates of value per acre.

In studying all sales in accordance with your request to determine and assess
the relaﬁionship between sales prices and assessed value, the study reveals
that there is an extreme range in the ratios from a low of 17% assessment of
actual sales price to a high of 209%™ with 2ll variables berween., Therafore,
in conclusion, 1 cannct see any pattern of assessed value to actual market

value as indicazed by the sales.



In analyzing the sales, I find that there is no conclusive pattern as to
demand or what could be considered the growth area of the community as

the sales are scattered throughout the area. The only concentration of
sales are those lecated on Tax Maps 27 and 28 and this area has a large
segment of low wetlands. The market reveals that the major demand in this
community is in the 10 to 50 acre classification with very slight demand,
as reflected by market sales, for any acreage over 50 acres. Following

in this report are samples of typical sales and their characteristics for

categories of 1-10 acres, 10-50 acres and larger tracts. All other

possible categories have not been considered as there is no market to study.

With regard to the impact of specified variables, the community as a whole

has no public water or sewer in which to document a conclusion, but as has

_been evidenced in other communities, the impact of water and sewer tends to

increase market demand. : —

The present zoning ordinance permits cluster deveiopment as a conditional

use provided that in the Rural Agricultural Zone a minimum area of 30 acres
is required and in the Rural Residential Zone, a minimum area of 6 acres is
required. The density of the parcel cannot be increased over the require-

ments of the zone in which it is located.

In studying all sales with regard to size of holdings, it is clearly
indicated in each zoning area that the smaller parcels demand more on a
per unit basis whether it be square foot or per acre than do the larger

parcels, all other factors beinz equal.

In studying the environmental characteristics of the sales and rocad accessi-

bility of the smaller parcels, the majority of the sales have been on paved



-

roads, although there are exceptions te this with some being on dirt roads.
The only impact that can be considered is that there is more of a demand
when there are paved roads availahle for any given site, but the price per
unit differential between the two is slight. The only definite impact on
any particular parcel of land would normally be between land which is

landlocked versus land on a paved road or a dirt road affording access.

In an analysis of the zoning of Washington Township, which is partially
included in this report, we find that in R-A and R-R zones residential
cluster development is permitted with reduced lot size, but the same density.
Therefore, when considering largé} tracts, the zoning impact would be
predicated on the actual lot yield of any given site with reduced site
improvement costs for cluster deveiopment:as it would require less roads and
auxiliary costs than developing the site under the standard requirements of

the zoning.

A major segment of the Township of Washington is presently zoned New Jersey
State Lands as well as a small segment of the township being located in a

district designated Neighborhood Business.

With regard to the questions as to type of owner and property turnover,
from discussions with grantees, it appears that the majority of the smaller
parcels were purchased by individuals for potential personal use. The
turnover of sales, considering the actual area of the township held in
private ownership is active and interesting to note is the number of sales

of low wetlands and landlocked parcels.

Located within Washington Township is Wharton State Forest.



COXCLUSIOU

It 1s impossible to derive estimates of average acqu%sition costs per acre

for any portions of the community zomed NB - Neighborhood Business as there
were no sales in the study period of this type of land.. Therefere, the per

acre average costs will be estimated for those properties located in the R-R

and R~-A zones only.

In the final apalysis of the sales, we find no concentrated growth area.

Any sales of swall parcels of 1 - 10 acres have occurred due to strip
development, primarily along paved roads and these sales were acquired as
individual home sites; It is interesting to note that because of their
being iocated in different sectors and not in any intense growth area that
the value range per acre is wide. They range from as little as $1,400 per
acre to $5,000 per acre and are predominantly uplands with a tfpical average
price of about $3,000 per acre. In the category of 10-50 acres, those
parcels having frontage ogﬂpaved roads and being a mixture of uplands and
wetlands range from $500 per acre to $900 per acre, revealing an indicated
value of abhout 5700 per acre. The ratic of the percentage of uplands to

low wetlands strongly influences the per acre unit value. Also in this same
category we find sales that are totally landlecked and low wetlards, which
range in value from $80 per acre to about $300 per acre with an average
price of about $200 per acre. When we éonsider large tracts of over 200
acres, which are primarily low, wet swamplands or have poor soil conditions
and high water tables, we are talking about a typical average price also of

$200 per acre, although the sales available were on dirt roads.



P

In studying these larze sales and landlocked parcels, it is the opinion

of this appraiser that these sales would be applicable to estimate value

in other communities surrcunding the subject communié& for properties having
simiiar characteristics. Even though the other communities may be more
active in the upland areas, the characteristics of the land would be the

determining factor.

I have submitted a sampling of sales typical of each category where

available following in this report.



COMPARABLE SALE NO. -1

Countv: 8Burlington Municipality: Washington

Deed Date: ll/l"—&/?g Book: 2150 Page: 93

Grantor: Steven Rusnak, Jr, and Margaret h/w , William Rusnak and Mary Ann
Grantee: Joseph F. Fox

Consideration: $21,790, Assessments: Land: $13,000. Totsl: $13,000.

Assessment Ratio: 59,66%

Location of Sale: Westerly side of Turtle Creek Road

Block: 5§ ‘ -Lot: 77 : Tax Map: 27
Land Description:

Area: 36,73 ¥ Acres Zoning:

Shape: Extremely Irregular !

Frontage: 1,966 = Feet
Urilities: No public sewer or water

Type of Road: Dirt

Reflects an Indicated Unit Value Per Acre of: $533.

Eavironmental Character{stics: gpland - Partial swamp wet land



R

COMPARABLE SALE NO, B

County: Burlington Municipality: Washington
Deed Date: 1/21/79 Book: 2183 . Page: 28
Grantor:

James H. Bradley and Florence h/w/

L]

Grantee: Henry M, Spltzer and Jeanne h/w , et als

Consideration: §40,000. Assessments: Land: $67,100. Total: 567,100,
Assessment Ratic: 167.75%

Location of Sale: Southwesterly side of Green Bank Road

Block: 53 ' Llot: 5,7,8,9,11 Tax Map: 53

Land Description: .
Area: 2684,8 = Acres Zoning:

Shape: Non-contlguous - Irregular -

Frontage: 1,005 Feet

Utilities: No public sewer or water . .
Type of Road: Paved and Dirt

Reflects an Indicated Unit Value Per Acre of:§15],

Environmental Characteristics: Swamp - wet lands, Rear property line is
Mullica River - Tidelands
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COMPARABLE SALE NO, -3

County: Burlington Municipality: Washingion
Deed Date: 12/2/78 Book: 2173 . Page: g8
Grantor: Minnie L. Updike

Grantee:  Jgseph N, Ware and Mary h/uw

Consideration: §2,439, Assessments: {and: §5,100,
Assessment Ratio: 209,1%

Location of Sale: Bridgeport ~ Batstoc Road

Block: 55 ‘ -Lot: A Tax Map:

Land Description: .
Area: 30,12 ¥ pacres Zoning:

Shape: JXrregular

Frontage: 1,910 ¥ Feet - split frontage

Utilities: No public sswer or water

. Type of Road: Paved T

Reflects an Indicated Unit Value Per Acre of: §81.

27

Environmental Characteristics: Rear property line Wading River, small

segment upland remainder - swamp - wet lands



COMPARABLE SALE NO. bi=4

County: Burlington Municipality: Washington

Deed Date: 7/24L/78 ' Book: 2109 . Page: 282

Grantor: Emilio Roma, Jr and Elsie h/w , Victor Roma and Janice h/w

Crantee: Hgrace AR, Somes, Jr.

Consideration: §7,500, Assessments: Land: §1,300. Total: $1,30C.

Assessment Ratio: 17,33%

Location of Sale: Interior land east of Turtle Creek Road
M ]

Block: 55 ' Lot: 12 - Tax Map: 28

Land Description: .
Area: 28,08 ¥ Acres Zoning:

Shape: Irregular
Frontage: None
Utilities: Ngne

Type of Road: None

Reflects an Indicated Unit Value Per Acra of: $267.

Environmental Characteristics: Land locked parcel on Wading River - low wet
lands - swamp
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COMPARABLE SALE No. W-5

Countv: Burlington Municipality: (ashington
Deed Date: 7/24/78 Book: 2109 Page: 279

Crantor: gEmilje Roma, Jr, and £lsie h/w, and Victor Roma and 3anipe h/uw

Grantee: Horace A, Somes Sy, and Dorothea H. Somes

Consideration: §2,500, Assessments: pand: §1,200. Total: $§1,200.
Assessment Ratio: ,g gy

Location of Sale: Interior lenc east of Turtle Creek Road

Block: 55 . lot: 9 Tax Map: 97

Land Description:
Area: 23,87 I Acres Zoning:

Shape: Irregular
Frontage: None
Utilities: Nagng . JUE

Type of Reoad: Npne

—

Reflects an Indicated Unit Value Per Acre of: $10&,

Environmental Characteristics: Land locked land an Wading River, low wet
lands, swamp



COMPARABLE SALE NO. k-6

County: Burlingtan Municipality: Washirgton
Deed Date: 13/22/78 Book: 2148 Page: 205

Grantor: phglph Guse and Lydie h/uw

Grantee: Frederick R. Westphal, Jr. and Dians h/uw

Consideration: $10,500.{cash) Assessments: Land: $5,500. Total: 85,500,
Assessment Ratio: 5o 38y

Location of Sale: Batsto-Bridge, Port Read

Block: 4 . ' “Lot: P/0 3B Tax Map: 2}

Land Description:
Area: 3,9 ¥ acres Zoning:

Shape: Rectangular
Frontage: 187Feet
Utilities: No public sewer or watser

Type of Road: Payed

Reflects an Indicated Unit Value Per Acre of: 32,692.

Environmental Characterilstics: Upland



COMPARABLE SALE NO. W-"7

Countvy: Burlingtan Municipality: yashington
Deed Date: 9/18/78 Book: 2117 Page:
Grantor: Agmes Morgenweck, Guardian

Grantee: Jgoseph Golini and Virginia h/u

Consideration: $7 000, Assessments: |and: $9,000.

Assessment Ratio: 128,.57%

Location of Sale: Sguth =side of Batsio - Bridgeport Road

"Block: 51 ' Lot: 2 Tax Map:

Land Description:
Area: 2.3 % Acres Zoning:

Shape: Irrggular
Frontage: 13179 % feet

Utilities: Ng public seswer or waier

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: $3,0L3,

Favironmental Characteristics: Upland

266

Total: $9,000.

208



COMPARABLE SALEZ Mo. w-8

County: Burlington Municipality: Washingtcn
Deed Date: ~ 311/22/73 Book: 2150 Pageigg
(irantor: John Alvan Rose and Grace Lyle h/w

Gfrantee: Yilton T. Keating and Marguerite h/uw

Consideration: §3,500, Assessments: [and:

Assessment Ratio: 57.14%

Location of Sale: prigpepprt - Batsto Rcad

Block: 49 _ ‘ “Lot:' g

l.and Description: .
Area: _gijp % Acres Zoning:

Shape: Rgctangular
Frontage: 200 Feet

Utilities: Ng public sswer or water

Type of Road: Paved

Peflects an Indicated Unit Value Per Acre of: §3 812,

Environmental Characteristics: Upland

$2,000.

Tax Map: 94

Tota2l: §2,00C.



COMPARABLE SALE NO. -5

Countv:  Burlington
Deed Date: 7/7/77 Book: 1591

Crantor: Elganor N. Fessman
Crantee: Stanley H., Snyder and Ada h/uw

Consideration: 565,000.
Assessment Ratio: g§59,.07%

Location of Sale: Turtle Cresk Road

Block: 55 : ' Lot: o

Land Description:
Area: 266,85 % Agres

Zoning:
Shape: Irregular

Frontage: 1,215 ¥ Fept

Utilities: Np public sewer or water

Type of Road: Dirt

Reflects an Indicated Unit Value Per Acre of: $243,

Environmental Characteristics: Low wet lands

Assessments: | ang: gu4 S00.

Municipality: UWashinzion

Page: L35

Total: $44,300.

Tax Map: 27 gnd 28



COMPARASLE SALE NO. W-10

Countv: Burlington Municipality: washington

Deed Date: 12/23/77 Book: 2018 Page: 300

Grantor: Raymond H, Lewils and Marie M. h/uw

(rantee: Rpger L, Bernard ard Bonra 5. h/w

Consideration: $9 600, Assessments: Land: $4,000, Total: $4,000.

Assessment Ratio: 4L1.67%

Location of Sale: Uesterly side of Island Road

Block: 53 ' Lot: 16 Tax Map: 21

l.and Description:
Area: 14 2 Acres Zoning:

Shape:  Irregular
Frontage: 4,gp ¥ Fest
Utilitcies: NU public sewer eor water
Type of Road: Dirt

Reflects an Indicated Unit Value Per Aére of: $686.

Environmental Characteristics: Mainly low wet lands



COMPARABLE SALE NO. -11
Countv: Burlingtaon Municipality! Washington

Deed Datk:  7/14/75 Book: 1922 Page: 731

Grantor: 1ysjjfam Wills and Clara h/w, et als

Grantee: Lincoln Marryott and Apetta h/w

Consideration: 33'300, Assessments: {ang: $1,900, Total: §1,°900.

Assessment Ratio: 57.57%

Location of Sale! jIptpripr land off Bulltown - Maxwell Road

Block: 13g . ' Lot: 2 Tax Map: 18

Land Description:
-ATea 15,113 ¥ Acres Zouing:

Shape: Irregular

Frontagze: Nane
Utilities: None

Type of Road: None

Reflects an Indicated Unit Value Per Acre of: $320.

Environmental Characteristics: |jnland



COMPARABLE SALE NO., b-13

County¥:  Burlington Municipality: washington

Deed Date: 11/16/77 Book: 2007 Page: 885

Grantor: Dgrathea V. Pratt

Grantee: Irving Richmond and Grace h/w

Consideration: $10,500. Assessments: Land: $5,500.
Assessment Ratle: Riyer Road

Location of Sale:

Block: g5 } “Lot: 123-G Tax Map:
Land Description:

Area: g 53 % Acres Zoning:

Shape: Irregular

Frontage: None - R.0, W. access
Utilities: No public sewer or water

Type of Road: R.0.4. dirt

Reflects an Indicated Unit Value Per Acre of: 81,500.

Environmental Characteristics: Upland

Total:

22

§5,500,



COMPARARLE SALE NO. b-164

County:  Burlington Municipallty:  washington
Deed Date: §/1/76 Book: 187 Page: 79

Grantor: Robert M. Barren and Janet H., W/ /w

Crantee: Jack L. Irwin

Consideration: §9, 6500, Assessments: Land: $5,700. Total: $5,700,

Assessment Ratio: go%

Location of Sale:  Interior land on Wading River

Bloc_:l;: 27 ' Lot: 16 Tax Map: 14

Land Description:
Area: 35 ¥ pAcres Zoning:

Shape:  Irregular
Frontage: wpne
Utilities: Nong .

Type of Road: pNppe

Reflects an Indicated Unit Value Per Acre of: §251,

Environmental Characteristics: | gy lapnd - Marsh Tide land

Lkl



COMPARARLE SALE NO. W-15

Count¥: Byrlington

Municipality: Washington

Deed Date: §/13/75 Book: 1918
Grantor: Cella M. Downs and Stanlsy h/h
Grantee: Charles W. Newhouse and Gleoria A, h/w

Consideration: §6,200,

Assessment Ratio: £4,.5%

Assessments: SQ,HUU.

Page:

560

Location of Sale: Interior ~ 680 feet west of Turt];e Creek Road

Block: 55

Land Description:
Area: 30,92 * Acres

Shape:  Irregular
Frontage: {nong
TUeilities: Ngne

Type of Road: pNone

Lot: 76

Zoning:

"Reflects an Indicated Unit Value Per Acre of: $200.

Tnvironmental Characteristices:

Low - wet lands

Tax Map:

28

[

Wy



COMPARABLE SALT YO. w-16

Countv: Burlington Municipality: lWashington
Deed Date: §/22/77 Book: 1997 Page: 121

Grantor: Earle Hill and Haé n/w

. _ Grantee! De Angelo Associates

i Consideration: §40,000. Assessments: Land:s $14,700C. Total: 814,700,
Assessment Ratio: 36.75%

Location of Sale: South side of Bridgsport Road - Batsto-Uest side of River Rr:

e Block: 54 ‘ Lot: 3 Tax Map: 21
_ Land Description: .
5 Area: 45,92 - Acres Zoning:

Shape:  Irpregular

Frontage: 411! * - £25! +

Utilities: Np public sewer or water .

Type of Road: pgypd

' Reflects an Indicated Unit Value Per Acre of: 8870,

Environmental Characteristics: Upland, partial low wet lands

wW-20



COMPARABLE SALE ¥O.  , W-17

County: Burlimgton Municipality: Washington
NDeed Date: 11/30/77 Book: 2008 g Page: 776

GCrantor: Bertha M, Byer
Grantee: De Angelo Assoclates

Consideration: §32,500. Assessments: Land: $19,400, Total: $19,400C,

Assessment Ratio: 59,.69%

Location of Sale: ilesterly side of River Road

Block: 54 ’ Lot: g Tax Map: 21

Land Descriptiom:
Area: 158_03 ¥ Acres Zoning:

Shape: Irreqular
Frontage: 875 Feet

Utilities: Ng public sswer or water .

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: §560,

Environmental Characteristics: Upland, partial low wet lands



Il

COMPARABLE SALE NO. W-20

County: Burlington
Deed Date: 11/16/77 Book:
Grantor: Joseph Fox and Waren h/w

Municipality: Washingtan

2009 Page:

Grantee: Kenneth Cramer and €lizabeth h/w

Consideration: $5,000.

Assessment Ratio: 90%

Assessments: pand: $4,500,

Location of Sale: Easterly side of Ridge Road

Block: 48 Lot:

Land Description: +
Area: 1.0 - Acres

Shape:  pectangular

Frontage: 180+ Feet

1leB

Tax Map:

Zoning:

Utilities: No public sewer or water

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of:  §5,000,

Environmental Characteristics: Upland

758

Teotal: $4,500.

26

W-22



COMPARARLE SALT NO. W-24

County: Burlingtaon
Deed Date: 3/16/78

Nrantor:

Alice Hey

Municipality: Washington

Book: p031 Page:

Grantee: Bruce Winterbottom and Shirley Ann h/w

Consideration: S},DUU,

Assessment Ratio:

Assessments: Land: s

Location of Sale: JInterior land an Wading River

Block: LB

Land Description:
Area: 19 ¥ Acres

Shape: 1rregular

Frontage: Ngne

Lot: 3 Tax Map:

Zoning:

Utilities: No public sewer or water

Type of Read:

-
~

Reflects an Indicated Unit Value Per Acre of: 3155.-‘

Environmental Characteristics: Lpgw wet Iands on wadiﬁg River

2L3

23



TOUPATABLE SALT RO, W-2LA

County: Burlinmgton Municipality:

NDeed Date: 11/23/77 Book: 2007

crantor: Henry Skierski and Anna D, h/w

Grantee: Rgbert Hughes and Joan h/uw

Consideration: §3,000, Assessments:

Assessment Ratio:

Location of Sale: Interior land on dading River

Block: 55 ) ' lot: 14

Land Description:

Washington

Page: 1124

Tax Map: 28

Area: 17 2% Acres Zoning:

Shape: Irreqular

Frontage: pwong:
Urilities: Nong

Type of Road: Npns

Reflects an Indicated Unit Value Per Acre of: §178,

Environmental Characteristics: Low wset lanpds on Wading River



COMPARAZLE SALE %0, W-27°

Countv: Burlington Municipality: Washington
need Date: 3/21/79 Book: 2202 ) Page:

‘rantor: Johbn A. Rose and Grace h/w

frantee: Miphael Peranteau and Coleen h/w

Consideration: $§11,000. Assessments:|land: $8,000.
Assessment Ratio: 72.73%

Leocation of Sale: | peks Avenue

Block: S5A ‘ Lot: & Tax Map:

Land Description:
Area: 10.65 -t Acres I Zoning:

Shape: Irregular

Frontage: 204 ¥ Feet
Utilities:  No public sewer or water

Type of Road: Oirt

Reflects an Indicated Unit Value Per Acre of: §1,033,

Environmental Characteristics: Uplands, partial wetlands

125

Total:

23R

38,000,
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Area and Bulk Reguirezents
Area add Av

1. Lot Size: Five (3) acres minimum with the following exceptions:
a, Residential cluster option: One (1} acre minimum.

2. Lot Width: Two hundred {(200) feet minimum with the following exceptions:
a. Residential cluster option: One hundred (100) feet minimum.

3. Building Setback Lines:

a. Front yard setback: Fifty (50) feet minimum with the following excepticns
(1) Roadside stands: Thirty (30) feet minimum.

b. Side yard setback:

(1) Principal buildings: Thirty (30) feet minimum with the following

exceptions:

{2} Residential cluster option: Twenty (20) feet winimum.

(2) Accessory buildings: Twenty (20) feet minimum. '
c. Rear yard setback:
(1} Friacipel duildings: Fourty (40) feet minimum

(2) Accessory buildings: Twenty (20) feet minimum.

t

4. Lot Coverage: Twzzty percent (207) maximum with the following exceptions:
. 2. Residential cluster qption: fwenty-five percent (25%) maximum.
S. Building Height:

a, Principal buildings: Thirty-five (35) feet (2% stories) maximum.

b. Accessﬁry buildings: Fifteen {15} feet (1% stories) maximum.

c¢. See Section 7.4 for building height exceptions for public buildings,
churches and farm buildings.

6. Dwelling Unit Floor Area: One thousand (1,000) square feet minimum but
not less than the following:

a. 1 story building: One thousand (1,000) scuare feet minimum.

b. 2 or 2% story building: Twelve hundred (1,Lao) square feet =

iaizum
of which at least eight hundred {(E00) sqgua feet must be on tre first
-floor. .
¢. & bedrooms or zore: Twilve huindred (1,200) scuare feet —intioo-,

d. DLplex Binztzen Tundred (10,2007 s7.272 fser 2iniz o freludi-s

R . -

11
8
¥



CTION 8.3 RURAL RESIDENTIAL ZONE

,EE; and Bulk Requirements

¥
i
§

I; 1. Lot Size: One (I} acre minizu= with thsz folloving exceptions:

2 a. FResidential cluster option: Tnirty theusznd (30,000) square feet minimum.
lf b. Duplex dwelling unit: Sixty theusand (62,000) square feet minimum.

[
|£ 2. Lot Widih: One hundred (100) fezt zinizu= vith the following exceptions:

a. Duplex dwelling unit: One Zuiandred tuenty-five (125) feet minimum.

i 60

e e

Building Setback Lines:
a. Front yard setback: Fifry (50) feet =inimum with the following exceptions:
(1) Roadside stands: Thirty {30) feet minimum.
b. . Side yard .setback: _ - )
(1) Principal buildings: Twenty (20) feet winimum,
(2) Accessory buildings: Ten (10) feet minimum.
c. Rear yard setback:
(1) Principal buildings: Fourty (40) feet minigunm.
é2) Accessory buildings: Twenty (20) feet minimum. y
Lot Coverage: Twenty-five percent (25%) maximum,

Building Beight:

a. Principal buildings: Thirty-five (35) feet (2-% stories) maximum.

b. Accessory buildings: Fifteen (15) feet (I-% stories) maximum.

Dwelling Unit Floor Area: The corresponding conditions and controls of

Article VII, Section 7.3 are applicable to this category.
<

————— -
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Residential Cluster Standards .

All of the design standards appliceble for the zoning district in question remain
in effect except as provided in this Article or in the particular sections of the zoning

wi*]

.

district relating to Residential Cluster Option.

1. Minimum Tract Area:

Residential Cluster Option shall be:

a. Rural Agricultural Zone — 30 acres.
b. Rural Residential Zone - 6 acres,
2. Open Space:
for purposes including, but not limited
a, PRe¢reation
b. Leisure
c. Aesthetics
d. Landscape buffers
e. Natural drainage
[ =" ""7f. ‘Copsecrvation

Each parcel of open space s=z11
average dimension shall not

-
-

Open space may be either com—c=
used for the following:

a. Streets or drivewzys.

b. Parking areas.

The following minimum open
Cluster Option:

sz2ze allocations

-

a. Rural Agricultural Z:iz= - 307,
b. Rural Residential Zczz - 2071.

3. Privdte Streets: Privetz :irzzls may be
ing the following condizlii<s zre net:
a. The Governing Body's :zprzes written
b. The private strects —=:1 2z huilt to
c. Easements assuring z:t:is of e-er

established.,

d.

coatain at least two
less than one hundred

or public but nejther shall include land are
as

ency and =g

The minimum tract area that can be considered for a

Open space shall be provided for each Residential Cluster Optioﬂ

to, the following:

(2) acres a

nd it T X
(100) feet . B minioum

shall be made for eacn Residential

permitted by the Planning Eoard provid-

approval must be obtained

th tandard .
‘€ Standards of Manicipal streets

“Vice vehicleg TUuSt be



ESTELL MANCOR, ATLANTIC COUNTY

Study and Evaluation

-

In the analysis of Estell Manor in Atlantic County, the following pertinent

facts and conclusions were derived;:

The study period encompassed all sales from January 1, 1977 to the end of
June, 1979, which were the only SR—l'; available. There were approximately
61 sales which occurred in the study period. Of these 61 sales over the
three year period, slightly more than 90% were sales of property of less
than 10 acres. The ﬁajority of these were in the growth area of the
municipality and were acquired as potential building sites. The remaining
sales ranged in size from 10 acres up to the largest tract, which was 736
acres. The sales weré located in various residential zones with only one

commercizlly zonmes sale, having varied minimum lot area and other requirements,

*»

In studying all sales in accordance with your-fequest ko determine and assess
the relationship between sales prices and assessed value, the study reveals
that there Is an extreme range in the ratlios from a low of 207 assessment of

actual sales price to a high of 200% with all variables between. Therefore,

in conclusion, I cannct see any pattern of assessad value to actual market

value as indicated by the sales.

In analyzing the sales, T find many variables and the only clear demand pattern
appears to be for parcels up to 5 acres in the growth area which have demand as
residential building sites. The market reveals limited demand for parcels

over 10 acres. Followiné in this report are samples of typical sales and

their characteristics for categories of 1-10 acres, 10-50 acres, and the only
large tract sold of 736% acres. All other possible categories have not been

considered as there is no market to study.



————

With regard to the impact of specified variables, the community as a whole
has no public water or sewer in which to document a conclusion, but as has
been evidenced in other communities, the impact of water and sewer tends to
increase market demand.

*

In studying all sales with regard to size of holdings, it is clearly
indicated in each zoning area that thé smaller parcels demand more on a
per unit basis whether 1t be square foot or per ac%e than do the larger
parcels, all other factors heing equal, O

. ' \
In studying the envirﬁnmental characteristics of the sales and road accessi-
bility of the smaller parcels, the majority of the sales have been on paved
roads, although there are exceptions to this with some %eing on dirt roads.
The only impact that can be considered is that there is more of a demand
when there are paved roads available for any given site and the price per
unit differential between the two is between 25% and approximately 50% 1e;s
when the sale is on a dirt road depending on size of parcel. The only other

impact on any particular parcel of land would be between land which is

landlocked versus land on a paved or dirt road affording access.

In the analysis of the zoning of Estell Manocr, which is included in this report,

we find that in R-1 and R-2 zones require a minimum lot size of 5 acres, with
R-3 and R-4 requiring 40,000 square feet and 10,000 square feet respectively.
Therefore, when considering larger tracts, the zoning impact would be
predicated on the actual lotr yleld of any glven site; the higher the yield,

the higher the indicated*per acre valua.



In the analysis of Estell Manor, we find the major growth area to be in

that segment of the community zoned R-2 and R-3 and located in the north-
westerly sector with the southern sector containing Tuckahoe State Fishing
and Hunting Grounds and larger tracts of rural land of which a portion is
low, traversed by brooks and streams and swampy, therefore beilng prone to

flooding and flood hazard areas.

With regard to the questions as to type of owner and property turnover,

from discussions with grantees it appears that the majority of the smaller
parcels were purchased by individuals for potential personal use. The

market demand appears concentrated in the growth segment of the community

and there has been no evidence of large developers having acquired land during
the study period with the exception of the one large tract of 736 acres of
which a portion appears to be low wetland. This parcel could be an outgrowth

from the present growth area.

CONCLUSION

It is impossible to derive estimates of éverage acquisition costs per acre
for any portions of the community zoned R-4 as there were no sales in the
study perlod of land so zoned. Therefore, the per acre average costs will

be estimated for those properties located in the R-1, R-2 and R-3 zones only,

In the final analysis of sales, due to the many variables, it is the opinion
of this appraiser that parcels located within or in immediate proximity to
intensive growth areas of 1-10 acres in zones R-1, R-2 and R-3 on paved roads
and suitable for development by virtue of their physical characteristics would
tend to have én indicated unit value of $2,000 per acre average. Sales from

10-50 acres located in more rural areas on paved roads suitable for

EM-3
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dev&lopment by wvirtue of their physical characteristics in the R-1, R-2

and R-3 zones would tend to have an indicated value of $1,200 per acre average.

Sales located partially in low wetlands or on dirt roads of 1-10 acres
appear to have an average indicated unit value per acre of $1,000. Parcels
of 10-50 acres partially low wetlands and on dirt roads appear to have an
average indicated unit value per acre of $830. ZLarger tracts of land over
500 acres located in low wetlands would tend to have an average indicated
value per acre of $200 on paved roads. There are nolsales of tracts during
the study period over 50 acres in size or under 500 acres. Therefore, any
of these size tracts to be evaluated would require the research of sales in

other communities of similar size, similar location, reasonably similar

zoning and proximity to growth patterns.

I have submitted 2 sampling of sales typical of each category where available

-

following in this report.



COMPARABLE SALE %O, E.M. - &

Countv: Atlantic Municipalicy: Estell Mancr

Deed Date: 9/9/78 _ Bowk: 3273 _ Page: 293

Grantor: Joseph E. Rutherford

Crantee: gerald J. Gibboni

Consideration: 312,50[]. ASSESSmEntS: Land:‘ 313'120- Tﬂtal 313,120.
Assessment Ratio: 3Ip4,96%

Location of Sale: Southeasterly side of Route 50

Block: s5g Tet: 12=13 Tax Map: 11

Land Description:
Area: 12,12 ¥ pcres Zoning: WO

Shape: Reasgnably Rectangular
Frontage: 150 ¥ feet

Urilities: Ng public sewer or waster
Type of Road: payed )

Reflects an Indicated Unit Value Per Acre of: $1,031.

Environmental Characteristics: Upland



COMPARABIE SA1% Y. Eo Mo~ S

Count-: HAtlantic

Dead Nates 9/26/78 Boon: 3282 Dyt

r

wmicipr,tir.: Estell Manor

P

Crantor: Roman R. Pizybyski and Ritah/w

Crantce: grunc Munizza et =zl

Consideration: $§3,400.

Assessments: Land: $2,900.

Assessment Ratioc: 85.29%

Location of Sale:

Block: 23

Land Description:

Area; 2.

Southeasterly side of Second Avenue
“Tot: 27 . Tax Map:

3 : Acres ZOHing: R-2

Shape: Rectangulsr

Frontage:

Utilities:

lzst

No public sewer or water

““Type of Road: Dirt lane

Reflects an Indicated Unit Value Per Acre of: §1,478.

Environmental Characteristics: Upland - growth area

202

Total:

$2,500.



COMPARABLT SALE ™0, E, M. = 10

Countv: Atlantic Memdoip T

Deed Dace: 11/13/78 Goaok: 3291

Grantor: Jesus Nava

Crantce:  illiam De Lginis and Ann h/w

Consideration: §1,200. Assessments:

Assessment Ratio:aq.sx

Estell Manar

Paes

Land: $1,050.

Location of Sale: Easterly side of Broad Street

Block: B=26 _ “Lot: i85 Tax Map:
Land Description:
Area: 1.56 * Acres Zoning: R-3

Shape: Reggtangular

Frontage: 150' I

Utilities: pg public sewer or water

Type of Road: Dirt & sand

Reflects an Indicated Unit Value Per Acre of:

Environmental Characteristics: Uplands.

$769,

348

Total

3

81,050.



COMPARABLE 531Z "h . Ee M, - 13

Ceunt.: Atlantic Mund, ipalinoo Estell Manor

Dued ate: Y/ IB/79 bk 3308 .. 321

Grantor: Lee A, Garell and Bonita B., et als
Grantce: Llees BSzigethy, a New Jersey Corporaticn

Consideration: §5 000. Assessments: Land: "$2,420. Total: 32,420.
Assessment Ratioc: 48, 4%

Location of Sale: Westerly side of Cape May Avenue

o
m

Block: 2 Let: 240 Tax o 1

Land Description:
Area: 1,92 ¥ prres Zoning: R-3

Shape: Irrggular
Frontage: 1553 * poq4
Uriliries:

Type of Road:

Reflects an Indicated Unit Value Per Acre of: $2,604,

Environmental Characteristics: Upland - growth arez



COMPARABLE SALE NO. E. Mo = 14

Countv: Atlantic Municipalicoy: stell Manor
Deed Date: 31/24/79 Book: 3311 . Page
Grantor: QBerpgs W, Thomas

Grantee: Gteyen & Debrz Frazee

Consideration: §g 500, Assessments: |and: $7,800.

Assessment Ratio: 81,76%

Location of Sale: Sguthwesterly side of Honest John Road

Block: gg Lot: 3g

Land Description:
ATea: 10 * Acres Zoning:

Shape:  Rectangular

Frontage: gga": feet

Utilities: Ng public sewer or water
Type of Road: pirt and Sand

Reflects an Indicated Unit Value Per Acre of:

Environmental Characteristics: Part upland, part

Tax Map:

low-land

Totzl: $7,800.

14



COMPARABLE SALE %O, E, M, - 15

County: Atlantic Munio fpalite Estell Manar

Deed Date: 1/15/79 Reok: 3320 © e 32

Crantor:  Jpsgphing Fund et als

Grantee: Eleanor D. Clemenson, et als

Consideration:  §11,00Q. Assessments: Land: $9,750. Total: €9,750.

Assessment Ratio: 88.64L%

Locatien of Sale: Sautherly side of Cumberland Avenue

Block: 5 “ot: B Tax Map: 1

Land Description:
Area: 10 -Y Acres Zoning: R=3

Shape: Trapgzgid
Frontage: 282' ¥ fget
Utilities: No public sewsr or water

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: $1,100.

Environmental Characteristics: Upland - growth area



COMPARABLE SALE NO. F. M, - 17,
Countv: Atrlantic Municipaiizw:  Estell Manor

-

Deed Date: 3/27/79 Buok: 3379 - Page:

Grantor: David & Kathleen A, Matthews

Grantee: Thpmas A, Keller

Consideration: $§10,500, Assessments: Land:-SG,ZSD.
Assessment Ratio: 59_£2%

Location of Sale: Easterly side of Route 350

Block: g5 . Lat: 4O Tax Map:

Land Description:
Area: 5,349 ¥ pcres Zoning: R-2

Shape: Irregular

Frontage: aQ' % Feet

Urilities: No public sewer or water
Type of Road: pa;;d |

Reflects an Indicated Unit Value Per Acre of: §1,963,

Environmental Characteristics: Upland

55

Total:

10

$6,260,



COMPARABLE SALE %0. E, M, - 19

Countv: pAtlantic Muniodpadizy: gote]l Manor

Deed Date: §/11/79 Book: 3359 - Page: &9

Grantor: Samuel & Nellie Sheber
Grantee: Pplly B, 8 James H. Yondura Jr,

Consideration: $40,000. Assessments: Land:- $35,600, Total:
Assessment Ratic: B9%

Location of Sale: Westerly side of Route 50, corner of Sayres Road

Block: g0 Tot: 10 . Tax Map: 14

Land Description: .
Area: 35,6 % fAcres Zoning: Q-2

Shape: Trapezold
Frontage: 1,100 z Feet

Utilities: No public sewer or water
Type of Road: Payed on Route 50, Dirt on Sayre Road

Reflects an Indicated Umit Value Per Acre of: $1,124,

Environmental Characteristics: Upland

$35,600,



COMPARABLE SALE %0._ F, M, = 21

Countv¥: Atlantic
Deed Date: 2715/77

Grantor: Ralph E. Clemenson

Crantce: Gordon F. Bower

Consideration: 36,000,

Assessment Ratio: 100%

Municipality:

Book: 3097

tstell Manor

Page:

Assessments: Lana: $6,000.

Location of Sale: Sputheasterly side of Ninth Avenue

Block: 3 . ) ‘ i

Lané Description:

Area: g ¥ prrpg

Shape: Rectangular

Frontage: 250" 2 Feet

T§pe of Road:  paypd

TLot: 21

Tax Map:

Zoning: Ha-3

Reflects an Indicated Unit Value Per Acre of:

Urilities: Ng public sewer or water

$1,200.

Environmental Characteristics: Upland growth area

97

1

11
b

Total: $6,000.

(W)



COMPARABLE SALE NO. T M, =76

Countv: fAtlantic Ml fnnl 1wy Estell Mancr
Deed Date: 12/20/76 Book: 3112 Puge: 23§

Grantor: M g M Land Co, a N. J. Corp.

Grantee: Dazna Meson

Consideration: $2,568. Assessments: Landi.ﬁh,ABU. Total: 34,430,
Assessment Ratioc: 172.5%

Location of Sale: Sgutherlvy side of Third Avenue

Block: 22  Lot: 5 ' Tax Map: &4

Land Description:
Area: g g5 ¥ Acres Zoning:

T Shape: 1Irregular
Frontage: 211' ¥ Feet

Utilities: Np public sswer or water

Type of Road: Dirt

Reflects an Indicated Unit Value Per Acre of: $375.

Environmental Characteristics: Upland - growth area



COMPAZABLE 3ALE WO, F. M, = 27

{Covnt:

Need e

Crantor:

Grantee:

Consideration: $7,200.

Atlantic - Municipalite:
CL/13/77 Book: 3113

Victor P, Fasolino

Joe Young Louie

Assessment Ratio: 111%

Location of Sale:

Block:

59 “Lot: 5

Land Description:

Area: g ¥ poos Zoning:
Shape: Irregular

Frontage: ggg' on Route 50

Utilities: No public sewer or water

Type of Road: Faved

Reflects an Indicated Unit Value Per Acre of: §900.

Environmental Characteristics: Upland

-

Pace:

Estell Manor

79

Assessments: Land£ $58,000. Total:

Northwest carner of Route 50 and 0l1d Mays Landing Rpad

Tax Map: 13
H-C - 50% 2
R-1 - 5%

$8,000.

Al L
Frre_* 3



COMPARASLE SALE NO. E,m. -~ 33

Countv: Atlantic Municipality: Estell Mancr
~- Deed Date: 6/10/77 Book: 3131 Page: 148
Grantor:

Van Ness -~ Curtis Inc.
Grantee:  Jpgeph Lifshin, et als

Consideration: $115,000. Assessments: Land: $174,450, Total: $174,450.
Assessment Ratio: 151.,69%

Location of Sale: Northeasterly side of Tuckahoe Road - Southeasterly side of
First Avenue '

Block: g0 ' Lot: 1 Tax Map: 14

Land Description:
Area: 93g5.5 ¥ Acres Zoning: Rl

Shape: Irregular
Frontaze: 32 400 ¥ rest - 1,000 I Feet
Utilities: Ng public sewer or water

Type of Road: pgyed .

Reflects an Indicated Unit Value Per Acre of: $156.

Environmental Characteristics: Upland and leow wet lands



COMPARABLE SALE NO.  F M, -39

Countv: Atlantic Municipalitv: Estpll Manor
Deed Date: g/2/77 Book: 3140 " Page: 40

Grantor: M 8 M Land Company

Grantee: \incent Cody

Consideration: §¢,000. Assessments: Land: ‘sv.znn. Total: $7,200.
Assessment Ratio: 120%

Location of Sale: Ngrihwesterly side of Seccnd Avenue

Block: 22 Lot: 32 & 39 Tax Map: 4

Land Description:
Area: 10 ¥ Acres Zoning: Ra2

Shape: Rectangular
Frontage: égga +
Utilities: No public sewer or water

Type of Road: Dirt and Sand

Reflects an Indicated Unit Value Per Acre of: $600.,

Envirommental Characteristics: Upland growth area



- COMPARABLE SALE %0. E, ¥. - 50

— Count: Atlantic Mo ipalice; £9tell Mancr
Deed Date: 11/28/77 Bows i 3184 pase: 102

Grantor: Lee A, Barell and Bonita B. h/w
o Grantee: Qerald B, Shreibsr et als

Consideration: $20,000, Assessments: Land: -315,800. Total: $15,800.
Assessment Ratie: 79%

Location of Sale:

— Block: gQO “Lat: 7 Tax Map: 1b

Land Description:
. . Area: 24,5 ¥ pcres Zoning: R-2

Shape: Irregular
- Frontage: 800" :
Utilities: Ng public sewer or water

Type of Road: payed

Reflects an Indicated Unit Value Per Acre of: 3515;—

Environmental Characteristics: {pland



COMPARABLE SALE NO. F.M, =52

County: pAtlantic Municipalitvy: Fgtell Manor

Deed Date: 1/13/78 Book: 3198 Page: 29

Grantor: Jessie S. Morie & Son, Inc.

Grantee: p_ Jpseph & Rebecca Richter

¥ Consideration: $35,000. Assessments: Lana;' 315,&!;[], Total: 318,440,

Assessment Ratio:52.68%

Location of Sale: Westerly side of Cape May Avenue

Block: gy - Tot: g ‘ Tax Map: 18

Land Description:
Area: 39 ¥ porag ‘ Zoning: R-1

shape: Irregular
Frontage: 2401 ¥ fast

; Vtilities: g pyblic sewer or water

Type of Road:

Reflects an Indicated Unit Value Per Acre of: 3946,

Paved

Environmental Characteristics: Part upland, part low wet lanc



COMPARABLE SALE X0. E. M, =54

County: Atlantic Municdpalizy: Egtell Maror
Deed Date: Y/2L/78 Bouk: 3208 Page: 9

Grantor: Samuel De Raoss
Grantee: Dorothy S. Walden

Consideration: $8,000. Assessments: Land: $9,750. Total: $9,750.
Assessment Ratio: 121,87%

Location of Sale: Northwuesterly side of Cumberland Avenue

Block: g . TLot: 7 Tax Map: 1

Land Description:
_ Area: 5 ¥ Zoning: R-3

Shape: Rectangular

Frontage: 350! +

Utilities: Npg public sewsr or water

Type of Road: Pagyed

Reflects an Indicated Unit Value Per Acre of: §1,500.

Environmental Characteristics: Upland - growth area



COMPARABLE SALI M0,  E, M, - 61
Countv: Atlantic Municipalitv: Estell ‘Manor
Deed Date: 5/9/98 ) Book: 3231 T Pajge:r 124

Grantor:  James 0. Clemenson and Mary Louise h/w » t/2 Clemenson's Breeder

Grantce: Michael L. Eberbardt and Napcy h/w

Consideration: 37,000. Assessments: Land: -SE,DGU. Total: SG,UOU.

Assessment Ratio: 85.71%

Location of Sale: Southeasterly side of Ninth Avenue

Block: 3 “Lot: 22 Tax Map: 1

Land Description:
Area: 5 = Acres Zoning: R-3

Shape: Rectangular
+

Frontage: 250' =
Urilities: No public sewer or water

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: 31,400,

Environmental Characteristics: Upland - growth area



AL L L E

61z “ddng "paQ) "Asy

SCHEDULE OF Y ARD ARE Y AND BULK REQUIREMENTS

Mavimum
Minimum ) Ridgr. 1amveragr
Lot Area Mivmum Lot Minimam Lot Araf oot
Zone Distract and Ulses (square {ect} Frontage { .} Bepth (1.} Lot Ares

R-1 RURAL RESIDENCE

One-Famuly Dwellinegs
Farms & Farm Dwellings 5 acres 250 300 10
Municipal Bldzs., «te.
Private Recreation Arvas

DNINOZ

6273 "ddng “pagy Aoy

Special Ind. Developments 80.000 200 300 30
R-2 RESIDENCE
Farms & Farm Dwellings 5 acres 250 500 10
One-Family Dwellings 80,000 150 200 10
— Municipal Bldes., ete.
b4 Special Res. Developmenls 40.000 200 200 10
A
R-3 RESIDENCE
One-Family Dweilings 40,0060 120 200 20
Muricipal Bldgs., ete.
Neighborhood Business 40,000 120 200 20
(on conditional uge permit)
Speeia) Res, Developments 25.000 125 125 20
R-$ RESIDENCE
One.Family Dwellings 10,600 73 100 20
All other prmitied uses !
(Samce as R-3 Residence)
HC HIGHWAY BUSINESS
Highway Commercial
Municipal Bldgs.. etc. 40.000 200 200 25
Temporary Blgs. -
Special Ind. Developments 86.000 2040 300 30

SCHEDULE OF YARD, AREA AND BULK REQUIREMENTS (Con.}

. Minimum
¢ Yar;::i{feet, mindmum)  Varimum Habitabla
ront ide R i \

Zone District and Uses One Both car !;f::" ;:of;‘“i}‘:"r
R-1 RURAL RESIDENCE fsquare feel)
One.Family Dwellings

Farms & Farm Dwellings )
Municipal Bldgs., etc. 100 50 125 50 1000
Private Recreation Areas

Special Ind. Develapments 160 15 10 30 35 n.a
R-2 RESIDENCE
One-Family Dwellings 50 20 50 235 335 1000

Farms & Farm Dwellings 100 50 125 50 50 1000

Farms & Farm Dwellings

Municipal Bldgs.. ete.
= Special Res. Developments 40 20 50 25 35 1006
£ R-3 RESIDENCE

One-Family Dwellings

Municipal Bldgs., ete. 50 20 30 25 35 1000
Neighborhood Business 50 10 30 20 33 n.a.
{conditional use pronit)

Special Res. Developments 40 20 50 25 33 1000
R4 RESIDENCE
One-Family Dwellings 40 1 5) 30 25 13 00

Adl other permitied uses *
{Same as R-3 Remidrater)

HC HIGHWAY BUSINESS

Highway Commercial
Municipal Bldgs.. #te. 64 15 4 25 0] "4
Temparars Bldes,

Special Ind. Developments 104} 15 0 2 35 na

D
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CITY OF ESTELL MANOR

ATLANTIC COUNTY MW llll?
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Benjamin F. Richards, Jr.
City Engineer
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MULLICA TOWNSHIP, ATIANTIC COUNTY

Study and Evaluation

In the analysis of Mullica Township in Atlantic County, the following pertinent

*

facts and conclusions were derived:

The study periocd encompassed all sales from January 1, 1978 to the end of
1979. There were approximately 75 sales which occurred in the study period.
COf these 75 sales over the two year period, approximately 207 were sales of
property of 2 acres or less. The majority of these sales are scattered
throughout the township and were acquired as potential building sites. The
remaining sales ranged in size from 5 acres up to the largest tract, which
was 80t acres, with the major segment of the sﬁles in the 5 acre classifi-

‘cation.

In studying all sales in accordance with your request to determine and assess
the relationship between sales prices and assessed value, the study reveals
that there is an extreme range in the ratios from a low of 17% assessment of
actual sales price to a high of 2207 with all variables between. Therefore,
in conclusion, I cannot see any pattern of assessed value to actual market

value ag indicated by the sales,

In analyzing the sales, I find many variables and the only clear demand pattern
appears to be in lots under two acres which have demand as building sites and
intense market activity in the area of Weekstown Road (Tax Maps 31 and 32),
which may be indicative of a new potential growth area. This sector is

divided into 5 acre parcels and there appears to be a good »it of assemblage

activity. The market reveals that the maior demand in this community is in



>

the 1 to 10 acre classification with very slight demand, as reflected by
market sales, for 10-50 acre tracts. TFollowing in this report are samples
of typical sales and their characteristics for cateéories of 2 acres or less,
10-50 acres and 50-100 acres. All other possible categories have not been
considered as there 1s no market to study. .

With regard to the impact of specified variables, 'the community as a whole
has neo public water or sewer in which to document a conclusion, but as has
been evidenced in other communities, the impact of water and sewer tends to
increase market demand. Further, as reflected in the zoning ordinance, area
and yard requirements following ;nstallation of pﬁblic water and sewer
indicate higher density due to the fact that the zoning permits less land

area and lot frontage, which in turn would .permit a much higher lot yield

out of any given acre.

In studying all sales with regard to size of holdings, it is clearly
indicated in each zoning area that._the smaller parcels demand more on a
per unit basis whether it be square foot or per acre than do the larger

parcels, all other factors being equal.

In studying the environmental characteristics of the sales and road accessi-
bility of the sales, the majority of the sales have been on paved roads,
although there are exceptions to this with some being on dirt roads., The
impact that can be considered is that there is more of a demand when there
are paved roads available for any given site and the value difference is
approximately 407 less for sites fronting on dirt roads, all other factors
being equal. The strongest impact on any particular parcel of land would be
between land which is landlocked versus land on a paved roai or a dirt road

affording access.



In an analysis of the zoning of Mullica Township which is partially
includéd in this rep;rt, wé find that in R-M and R-S zones, there are
similar permitted uses but variable lot area and lot frontage requirements.
Therefore, when considering larger tracts, the zoning impact would be
predicated on the actual let yield of any given site; the higher the yield,
the higher the indicated per acre value. There is further a permitted
planned residential development in the R-S§ district. This, in turn would
tend to make property located in this district for any parcel meeting the
minimum requirement of 50 acres more desirable as a developer would have
less road improvement and auxili%yy costs than the minimum requirements set
forth under the standard segment of the zoning and further would be able to
increase the density yield by 25% over and above that permitted by the zoning.
The majority of the township is zoned R-M and R-S5 and has extensive areas

of lands having severe limitations as to soil conditions for development

as well as areas delineated as flood prone.

With regard to the questions as to type of owner and property turnover,
from discussions with grantees, it appears that the majority of the smaller
parcels were purchased by individuals for potential personal use. The
turnover of sales does not appear excessive but in the areas discussed
previously, there does appear to be some assemblage activity by developers

who have acquired land during the study period.

Located within Mullica Township is a portion of Green 3ank State Forest

and Great Swanp.



CONCLUSION *

It is impossible to derive estimates of average acquisition costs per acre

for any portions of the community zomned CH, CW, CR and I, as there were no

sales in the study period of this type of land to reach a valid concludion.
The predominant activity has been in the RS residentizl low density and the

BM, residential moderate zones.

In studying all sales and taking into consideration the extreme variables
in the parcels from 1-10 acres with the predominant portion of those being
upland on both paved and dirt roqu,‘the estimate of average acquisition
costs is $2,500 per acre. In cogsidering the larger tracts, 10-50 acres,
and those parcels in upland, some mixture of flood prone and being on paved
or dirt roads, the average indicated value per acre is $2,000. Analysis of
sales of larger size falling within the 50-100 acre cat;gory, being a

mizture of upland and flood prone land, the indicated average per acre value

—

is $500 depending on the ratio of upland to flood proﬁe lane in any given

site.

Based on this study, there are insufficient sales in Mullica Township of over
100 acres to consider an average cost per acre. Therefore, any of these
large tracts to be evaluated would require the research of sales in other
communities of similar size, similar location, similar location, reasonably
similar zoning and proximity to growth patterms. It is further extremely
difficult to average out a community of this type on a per acre basis as
where there is activity and assemblage, some of the prices due to the need
or, so-called "key” piece, that are being paid are in excess of prices paid

one block away.

I have submitted a sampling of sales typical of each categor: where’

available followine in this renor:.



COMPARABLE SALE NO. -1
] County: Atlantic Municipality: Mullica
Deed Date: 6/29/78 Book: 13247 - Page: 29
- Grantor: Joseph J. & Gloriaz §. Scaffidu
f Grantee: Rex & Kathy Chasey
Consideration:  §13,500. Assessments: Tand: §6,200. Total: $6,200.
Assessment Ratiec: 45 937
Location of Sale: Elwood-Weekstown Road .
Block: 262 - Lot: 34 Tax Map: 23
Land Description:
Area: 13,22% acres Zoning: R~M
Shape: Irregular
i Frontage: 300t feet
Utilities: Wo public sewer or water .
Type of Road: Paved
Reflects an Indicated Unit Value Per Acre of: $1,0ZI-

Environmental Characteristics: Uplgnd

LW ]
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COMPARABLE SALE XNO. M-35

County:  Atlantic Municipality:  myllica
Deed Date: 7/28/78 Book: 13754 - Page: 1318
Grantor: Fela Hertzberg
Grantee: Mjke & Maria L. Gorah
Consideration:  $8,000. Assessments: TLapd: $8,000. Total:
Assessment Ratio: 100%
Location of Sale: Northwesterly side of Heidelberg Avenue
Block: 739 -~ Lot: 1232-2 Tax Map: 43
Land Description:

Area: 10 acres Zoning: R-M

Shape: Rectangular

Frontage: 376+ feet

Utiliedies:

Type of Road: payed

-

Reflects an Indicated Unit Value Per Acre of:

Environmental Characteristics:

No public sewer or water

$800.

Upland

$8,000.



- COMPARABLE SALE NOQ. M-10

Countyv: Atlantig Municipality: Myllica
_ Deed Date: 8/29/78 Book: 3268 Page: 40
. Grantor: Paul Puliia & Marjorie, h/w et al
Grantee: Giuseppe Tarantinoe & Franco
—
Consideration: $58,000. Assessments: bLand: $21,400 Total:
Assessment Ratio: 36.90%
Location of Sale: White Horse Pike ‘
Block: 178 ' Lot: 1 ' Tax Map: 13
Land Description: _
Area:  10.75% acres Zoning: (C-H
Shape: Rectangular
Frontage: 1,143 feet
Utilities: No public sewer or water

Type of Road: payed -

Reflects an Indicated Unit Value Per Acre of: $5,395.

Environmental Characteristics: Upland

$21,400.



COMPARABLE SALE NO. M-17

County: Atlantic Municipality: Mullica
Deed Date: ~ 9/2/78 Book: 3276 " Page: 275

Grantor: Leslie & Marie Templeton
Grantee: Anthony J. Berenato

Consideration: $39,500. Assessments: Land: 516,100. Total: $16,100. *

Assessment Ratio: 40.76%

Location of Sale: Northeasterly side of Vail Avenue

Bloek: 40 - Lot: 68 Tax Map: 12
40 69-70 '
lLand Descriprion:
Area: 79* acres Zoning: R-y

Shape: Irregular
Frontage: 1,476% feet
Utilities: None

Type of Road: Paper street

Reflects an Indicated Unit Value Per Acre of: $500.

Environmental Characteristics: Upland, partial flood prone, low wetlands



COMPARABLE SALE NO. M-19

County:  Atlantic Municipality: Mullica

Deed Date: 9/10/78 Book: 3277 ’ Page: 14

Crantor: TFrank A, Greek, Jr.

Grantee: Claire Titus

Consideration:  $9,000. Assessments: Land: §7,000. Total: $7,000.
Assessment Ratio: 77.78%

Location of Sale: Northerly side of Seventh Avenue

Block: 595 ' - Lot: 978, 988 Tax Map: 31

Land Description:
Area:  10% acres . Zoning: R-§

Shape: Rectangular
Frontage: 500t feet

Utilities: No public water or sewer .

Type of Road:  pgyed

Reflects an Indicated Unit Value Per Acre of: $1,000.

Environmental Characteristics: Uplahd



COMPARABLE SALE NO. M~22
County: Atlantic Municipality: Mullica
Deed Date: 10/10/78 Book: 13281 Page: 289

Grantor: ¥arl Riek & Rita, et al

Girantee: Hgu-Chong Yeh, et al

Consideration: 4§34 000, Assessments: Land: $9,800 Total: $9,800.
Assessment Ratio:  28.82%

Location of Sale: Southwesterly side of Indian Cabin Road

Block: 714 Lot: 1382-1 Tax Map: 41

l.and Description:
Area: 14.37* acres Zoning: R-M

Shape: Irregular
Frontage: 1,200t feet
Utilities: No public sewer or water ,

Type of Road: Paved

Beflects an Indicated Unit Value Per Acre of: $2,366.

Environmental Characteristics: Upland

rr o~



COMPARABLE SALE NO.  y_oy
County: atrlanpric Municipality: Mullica
Deed Date: 10/12/78 Book: 3286 Page: 95
Grantor: Ceil Zahn ,
Grantee: Morris Dolinko & Ruth M., h/w .
Consideration: $12,500. Assessments: Land: $4,100. Total:
Assessment Ratio: 32.8%
Location of Sale: Northeasterly side of Vail Avenue
Block: 40 = Lot: 65 Tax Map: 12
Land Description:

Area: 25* acres Zoning: BR-M

Shape: Rectangular

Frontage: 435t feet

Utilities: ©No public sewer or water

Type of Road:

Reflects an Indicated Unit Value Per Acre of:

Environmental Characteristics:

Paper street T

$500.

Upland, portion possibly flood prone.

M-11

$4,100.
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COMPARABLE SALE NO. M=28

Ceount: Atlantic Municipalicy: Mullica

Deed Date: 11/16/78 Beook: 3295 i Page: 137
Granter: Raymond R. Cassidy, et al

GCrantee: Richard Murray & Margaret, h/w

Consideration: $6,400. Assessments: Land: §$7,5300. Total:
Assessment Ratio: 117.19%

Location of Sale:r Southerly side of Sailor Boy Road

Block: &0 ' “ Lot: 39 Tax Map:_l&

Land Description:
Area:  25% acres

Shape: Rectangular

Frontage: 726% feet

“tilities: “No public sewer or water

Type of Road: Dirt

Reflects an Indicated Unit Value Per Acre of: $256.

Environmental Characteristics: Upland, rear flood prone.

Zoning: R-M and R-5

$7,500.



COMPARABLE SALE NO.  w_ap

Countv: Atlantic - Municipality: Mullica

Deed Date: 11/30/78 Book: 3298 ! Page: 62

Grantor: Frank A. Greek, Jr.
Grantee: Marston A. Mischlick & Sally, h/w

Consideration: $15,000. Assessments: Land: $4,500. Total: $4,500.
Assessment Ratio: 30%

Location of Sale: Northwesterly side of Fifth Avenue

Block: 603 - " Lot: 852,862,872 Tax Map; 31

Land Description:
Area: 15% acres Zoning: R-S

Shape: Rectangular

Frontage: 750%* feet

Urilities: No public sewer or water .
T~

- Type of Road: pire

Reflects an Indicated Unit Value Per Acre of: $1,000.

Environmental Characteristics: Upland, partial flood prone.
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COMPARABLE SALE %O. M-31

Countv: Arlantic Municipality: Mallica

Deed Date: 10/18/78 Book: 3239 Page: 276

Grantor: Victor & Emily Tort

Grantee: John Mandrona

{onsideration: $10, 000, Assessments: Land: $7,500. Total:

Assessment Ratio: 75%

Location of Sale: Northerly side of Third Avenue

Block: 842 ' _Lot: 212-216 Tax Map: 46

l.and Description:
Area: 25+ acres Zoning: R-S

Shape: Rectangular
Frontage: 1,250 feet
Utilities: None

Type of Road: Dirt

Reflects an Indicated Unit Value Per Acre of: $400.

Environmental Characteristies: Upland, partial flood prone

57,500.



COMPARABLE SALZ NO. M-38

County: Atlantic ' Municipality: Mullica
Deed Datre: 12/21/78 Book: 3304 ) Page: 126

Grantor: Augusta Weeks Cale

Grantee: Nelson F. & Marguerite F. Gager

Consideration: $45,000. Assessments: Land: $14,400. Total: $14,400.
Assessment Ratio: 32%

Location of Sale: Easterly side of Pleasant Mills Road

Block: 691 ' 7 Lot: 33 Tax Map: 38

Land Description:
Aresa: 26t acres Zoning: R-8

Shape: Irregular
Frontage: 600% feet and 400% feeat
Utilities: No public sewer or water

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: $1,731.

Environmental Characteristics: Uplahd



COMPARABLE SALE NO. M=49

County: Atlantic Municipality: Mullica

Deed Date: 1/18/79 Book: 3315 Page: 334

Grantor: Frank A. Greek & Mary Lou

i;rantee: A&lfred E. Fontanella & Joan M.

Gonsideration: $10,000. Assessments:

Assessment Ratio:

jocation of Sale: Easterly side of Fifty and Westerly side of Sixth

" Block: 597 ' “ Lot: 1011-1012 Tax Map: 31

Land Description:
Area: 10+ acres Zoning: R-S

Shape: Rectangular
Frontage: 300% feet
Utilities: None

Type of Road: Dirt

Reflects an Indicated Unit Value Per Acre of: $1,000.

Environmental Characteristices: Uplénd, partial flood prone.

L S



COMPARABLE SALS NO.  v_54

Countv: Atlantic Municipality: Mullica
NDeed Date: 2/1/79 . Book: 3322 Page: 270

Grantor: Greater Jersey Land Corp.

Grantee: Lam Bros Dev. Corp.

Consideration:  $37,600. Assessments:Land: $2,900. each, Total: $11,600.
Assessment Ratic! 30.85%

Location of Sale: Northerly side of Fourth Avenue, Southerly side of Fourth Aveue

Block: 415 . - Lot: 734 & 744 Tax Map: 133
616 7353 & 745
Land Description:
Atrea: 20% acres Zoning: R-S

Shape: Rectangular
Frontage: 600 feet
Utilities: No public sewer or water

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: $1,880.

Environmental Characteristiecs: Part upland, part flood prome.
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COMPARABLE SALE XNO, M-55

Countv: Atlantic Municipalicy: Mullica
Deed Date: 2/1/79 Book: 3322 Page:

Grantor: Mullica River Estates, Inc.
Grantee: Lam Bros. Dev. Corp.

Consideration: §75,200. Assessments: Land: $23,600.

Assessment Ratio: 31.38%

Location of Sale: Southerly side of New Jersey Avenue and Fourth, Northerly side

of New Jersey Avenue and Fourth

Block: 616 . ' " Lot: 805,815,825 Tax Map:
606 834,844,854 ,833

Land Description: 15 824
Area: 40+ acres " Zoning: R-8

Shape: Rectangular
Frontage: 1,200t feet
Utilities: ¥o public sewer or water

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: $1,880 P/A

Environmental Characteristics: Part upland, part flood prone

267

31 & 32

¥-158



COMPARABLE SALE NO.  M-56

County: Atlantic Municipality: Mullica
Deed Date: 2/1/79 Book: 3322 . Page: 279

Grantor: Sweetwater Estates, Inc.
Grantee: Lam Bros. Dev. Corp.

Consideration: $94,000. Assessments: Land: $36,000. Total:

Assessment Ratio: 38.29%

Location of Sale: Southerly side of Fifth Avenue and Northerly and scutherly side

of Fourth Avenue

Block: 615 ‘ " Lot:773,783,793,784, TAx Map: 32
616 755,765,785,795
Land Description:
Area: 55t acres . Zoning: R-S

Shape:  Rectangular
Frontage: 1,650+ feet
Utilitdes: N public sewer or water

Type of Road: payag

Reflects an Indicated Unit Value Per Acre of: $1,709.

Environmental Characteristics: WNon-contiguous, part upland, part flood prone.

$36,000.
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COMPARASLE SALE WO.__ w_p1

Coumntyv: Arlantic Municipality:

Need NDate: 2/20/79 Book: 13333

frantor: Hildegard & Richard Clark

Grantee: Gary R. & Mary L. Nelson, et al

Consideration: $50, 000. Assessments:

Assessment Ratio: 407

Mullica

Land:

' Page:

$20,000.

Location of Sale: Southwesterly side of Indian Cabin Road

8lock: 196 lot: 1-C

Land Description:

Area: 80t acres Zoning:

Shape: Irregular
Frontags:
Utilities: No public sewer or water

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of:

$625.

Tax Map:

R-M

Environmental Characteristics: Upland, part flood prone.

174

19



COMPARABLE SALE YO. Mg,

Counly: Atlantic Municipality: Mullica
Deed Date: 2/20/79 Ruok: 3333 Page: 171

Grantor: Revisions-Und-Trevhand Geselischaft Winterhur, a Swiss Corp.

frantece: Gary R. Nelson, et als

Consideration:  $50,000. Assessments: Land: $20,000,

Assessment Ratio: 407

Location of Sale: Indian Cabin Road

Block: 196 - - Lot: 1-B Tax Map: 19

Land Description:
Area: 80% acres Zoning: R-M

Shape: Irregular

Frontage:

Utilities: No public sewer or water

Type of Road: paved —

Reflects an Indicated Unit Value Per Acre of: l362§.

Environmental Characteristics: Upland, part flood promne
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4 Yote 16: PLUNMNED RESIDZWTIAL DIVELOPMENT

1. Furposas

EL_:] Ths provisions ¢f this asrtiele are enactsd in ordsr thet the
’ purposas of the ordinance to be furthersd in an era of increas-
- '] ing urbznization and of growing damand for heousing ,
> g : , to ensurs that the provisions of this ordinance
<

which are concerned in part with the uniform treatment of Grall-
ing typs, bulk, densgity &nd open space Within easch zoning dis-
rict, shall not be zpplied to the improvement of land by other
than lot by lot davelepment in a manner tﬁat. would distort the
cbjectives of this ordinance; to encourzge innovations in resi-
dential development and renewal so thst the growing dsmand for
housing may be mst by greater variety in, design.and layout of
dwellings and by conservstion and more efficlent use of open
space sncillary to said dwellings; so th;t greater cpportunitiss
for better housing and recreation may extend to all 'cit:‘..zans and
rosidents of this Township; and in order to encoursge & mors
efficient use of land end of public services aﬁd to reflect
changes in the technology of land dsvelopmant so that econcmies
secured may ensura to the benefit of thosa who need hemes; andg,
in aid of thess purposes, to provide a procedure Which cen relate
the design and layout of z;asidantial dsvelopne.nt to the particular
site and the particular demand for housing existing at the time
of develorment in s manner consistent with the praservation of
the propartr values within existing residentizl ares, and to en-

sure thst the increased flexibility of regulations over land
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strative standards and procedures as shall
encourage the disposition of pronosals for land

developnent without undue delay. Furthernmore, it f
should be clearly understood that fundamental to any

of the actions, intentions, or purposes set farth

|
herein, any development shall not be detrimental teo thﬁ

environment of the Township. I

2. Conditions for Planned Residential Developnent '
»
The following are prereguisite conditions for '
consideration of a Planned Residential Development: '
[ |
“ a. Any tract of land so developed shall be in cne .
_ ownership, or in case of multiple ownership of the "
tract, it shall be developed according to a single :
plan with commeon authority and common responsibkbilicy
P. In order to qualify as a Planned Residential -
Development, development shall provide for a :
minimum of fifty (50) acres. L
: .
c. 2All of the tract must lie within one or more of
the Residential Districts, in the Township. i
d. A Planned Residential Development must be :
acconmodated by an Environmental Impact Statement. ,
3. Use Regulations !
’
The .uses permitted in a Planned Residential Development ,
shall be limited to: !
2. Single family, detached dwelling units.
b. In Planned Residential Developnrents for.fifty {5)
acres or more, commercial facilities as are necessar
. to serve the residents of a Planned Residential
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RPevelopnent in their daily needs may be nrovided.

R

Buildings desizmed or intened to b2 used,‘in pary or in
whole, for commnarcisl pur-

poses shzll not be consiructed prior to the ccnstruction
and coampletion of st lasst seventy-five (75) percent of tha
&welling urits proposed in the plzn, or s minimum of one
hundred (100) units, whichever is less.

Open spzce sabt zsids under the provisions of this Article
vhich mzy be used in whole or in part in amy of the follow-
ing weys, or any manner similar thereto:

1) Boating =nd fishing |

2) Golf Course .

3) FHiking end horsebeck riding

L)} Parks ‘
5) Play fields
6) Playgrounds
7) Picnic aress
8) Skating rinks
9) Swirming pool -
10) Tennis courts

11} Woodland

12) Lekes

L. Density
Tne follewing standsrds shall govern the density of dwelling units
on the land within a Planned Residertizl Development.

&. A plen may provide for = greater rumber cof dwelling units

par scre than would be permitted by the Township zoning

ol



rezulations otherwiss applicztle to the site. The

meximum density computed over the entirs Planned Pesi~

]

, dentiel Development may be increased up to twanty-five (2
percent over the serxisting density permitvied wilhin the zoning

district, exeluding zreas set 2s5ids for commercisl uses.

1
The Board in determining the ressonable-

ness of the zforamentioned incresss in the authorized dwell- 1

N
ing units per zcre, shall recognize that this increzse in densit:

shall bs justified by additionzl privalte amenities and

'
by incressed efficiency in public services to be achisved by *
the zmount, location and proposed use of Common Open Spzce l
and the locstion, design and type of dwelling units. The .
erd shall, in its determinsticn, also congidsr thai the
physicel cherscteristics of the site msy mzks the increased
densities zppropriste in the particulzr location.

b. In the Flanned Residential Development, at leest forty (LO) -
parcent of the totzl land in the tract shzll be sel asids as 4

open spsce for the uss and benefit of the residents of the

Townships or residsnts of the project depending upen the de- »

cision of the Township to accept' the open specte as public

lznd or let it reméin in privste control.

¢. In the csse of 2z Plznned Residential Development proposed to *

)

be'developed over ¢ pericd of years a varistion in each sec-

p—
-

tion to be dsveloped from dersity use established for the !

entire Flaznned Residential Developmsnit mey be permitted.

S R
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b, grezter concentrztion of density of lznd use within scme

sections exreriancing develorment nmzy bte 2lloded whether it

be earlier or later in the dsvelopmeni {hen others. The approval
of such graster concentrauion of density of land

use for ezch section to be developed shell be offsst by =

smeller conc.entretion i:n eny completad prior stags or an

spproprizts regervation of comnon open spacs on remzining

land by 2 grant of ezsemsnt or by conveaznt in fevor of the

municipality, provided thet such reservation &s far es

practiceble, defer the precissz locziion of common open space

until an epplicstion for final zpproval be filed, so that

flexibility of developmsnt, which is ths objective of this

Articls, can be mzintained.

Standzrds for Develormant

The following standards shall govern the design of Plenned
Residential Dgvelopment:

Site Considerztions - Intent
1) The finished topograp-‘ny of the-si'ce ahzll adeguately
facilitate the proposed developmant without excessive
earth moving, iree clesrance .and dasiruction of natural
Turzl amenities. Natursl features such as lakes, sirsams
end woodsd ereas shall be preserved and incorporated into
the final landsceping of the dsvelopmant whaerever possible
end desirzble. The espplicent shall demonstrate the mezns
whereby traes a2nd other naturel fezturss shall be protected

during consiruction.
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{3)

{4)

b. Housina Sitesg

{1}
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The lozation of such tre

w

s ant other narural .

featuraes nmust hHe consi

I
a7

ered whern planning the

onen space location of buildings, underground

services, walks, paved areas and finished '
grade levels.

Seeding, sodding and other oplanting shall be !
applied teo stabilize topseil on steep sloges

and to enhance the appearance of open areas. .
Where adequate surface drainage is not possible
by grading alone, a supplementary drainage
system approved by the Township Engineer will !
be reguiread,

The provisions of $Site Plan Review and Design -
Standards incorporated as part of this section.
Single family houses shall be arranged so as to
rrovide for individual lots fer each unit.
Sufficient yard areas shall be set aside and
designated on the-plan for each type of houéing,
so that on an average throughout the development
novstructure ;hall he closer than twenty~-five {25)
ft. to the property line. The maximum net
residential density for single family detached
housing areas shall not exceed that pernitted in
the respective zoning district, except hovever,
for an increase in density which may be permitted

in item 4a cf this note.

The acreage set aside for Common Open Space,
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8)

9)

10)

11)

Eoutes fo

H

vehicular and pedestrian access
and parking areas shall be convenient without
creating nuisances or detracting privacy.

The following reqguirements shall apply:

a) No structure shall be within thirty (30)

ft. of the curb of access rocads or parking

areas.

b} No structure shall be erected within
twenty-five £t, of the property line unless
otherwise specified herein.

c) There shall be a minimum of £ifty (50) ft.
betweenhany wall c0ntainin§ ten {10) percent
or more of principal windows in iiving areas
and any other such wall.

a) In‘oréer to promote good design and site
orientation of dwellings and structure,
fhe Planning Board may vary the terms of
these requirements after careful review
and justification.

All structures shall be a minimum of fifty {(50)

ft. from property lines of the development, cr\

from zoning district boundaries within the

-

limits of a property toc be developed as a Planned
Residential Development.

It is the intention of this subparagraph to
encourage good gquality development by taking into
consideration the appe%rance of all elevations

and layouts of buildings and external spaces



and materials used therein.

6. Oped Enace

a. Areas set aside for open space shall be
»

suitable for the designated purpose and in

any event shall be consistent with
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Scudv and Evaluation

In the analvsis of Upper Township in Cape !ay County, the following pertinent

facts and conclusions were derived:

The study period encompassed all sales from January 1, 1977 to the end of
1979. There were approximately 100 sales which occurred in the study period.
Of these 100 sales over the three year period, slightly more than 507 were
sales of property of legs than one acre. The majority of these were in the
growth area of the municipality and were acquired as potential building sites.
The remaining sales ranged in size from one acre up to the largest tract,
which was 81% acres. The sales were located in various zones having varied

permitted uses and minimum lot area and other requirements.

In studying all sales in accordance with your request to determine and assess
the relationship between sales prices and assessed value, the study reveals
that there is an extreme range in the ratios from a low of 5% assessment of
actual sales price to a high of 169% witQ all variables hetween. Therefore,
in conclusion, I cannot see any pattarn of assessed value to actual market

value as indicated by the sales.

In analyzing the sales, I find many variables and the only clear demand pattern
appears to be in lots under one acre which have demand as building sites. The
market reveals that the major demand in this community is in the 1 to 19 acre
classification with very slight demand, as reflected by market sales, for any
acreage over 10 acres. Following in this report are samples of typical sales
and their characteristics for catezories of 1-3 acres, 3-17 acres, 10-50 acres

and 50-100 acres. All other possihle categories have not been considered as

there is no market to study,
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With regard to the impact of specified variables, the community as a whole

has no public water or sewer in which to document a conclusion, but as has

heen evidenced in other communities, the impact of water and sewer tends to

increase marksrt demand.

Further, as reflected in the zoning ordinance, area

and yard requirements following installation of public water and sewer

indicate higher density due to the fact that the zoning permits less land

area and lot fronmtage, which in turn would permit a much higher lot yield

out of any given acre.

In studying all sales with regard to size of holdings, it is clearly

indicated in each zoning area that the smaller parcels demand more om a

per unit basis whether it be square foot or per acre than do the larger

parcels, all other factors being equal.

In studying the environmental characteristice of the sales and road accessi-

bility of the smaller parcels, the majority of the sales have been on paved

roads, although there are exceptions to this with some being on dirt roads.

The only impact that can be considered 1s that there is more of a demand

when there are paved roads available for-any given site, but the price per

unit differential between the two is slight. The only definite impact on

any particular parcel of land would normally be between land which is

landlocked versus land on a paved road or a dirt road affoerding access.

In an analysis of the zoning of Upper Township, which is included in this

report, we find tAat in R-1, R-2 and the A-R zones, there are the same

pernmitted uses but variable lot area and lot frontage requirements. Therefore,

when considering larger tracts, the zoning impact would be predicated on the

actual lot yield of any given site; the higher the yield, the higher the

indicated per acre value.

There is further a permitted cluster development

*r
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in the BR-1 district. This, in turn would tend to make propertv located in
this district for any parcel meeting the minimum requirement of 50 acres
more desirable as a developer would have less road improvement and auxiliary
costs than the minimum requirements set forth under the standard segment of

the zoning.

A large segment of the Township of Upper is presently zoned C-Conservation
as well as a large segment of the township is located in a district designated
Flood Hazard or Flood High Hazard as noted in the flocd hazard map attached

hereto.

With regard to the questions as to type of owner and property turnover, from
discussions with grantees, it appears that the majority of the smaller
parcels were purchased by individuals for potential personal use. The
turnover of sales does not appear excessive nor does it appear that there are

any major developers who have acquired land during the study period.

Located within Upper Township 1s Belleplain State Forest and a large
segment held by the New Jersey NDepartment of Conservaticn and Economic

Development for fish and game properties.

CONCLUSION

It is impossible to derive estimates of average acquisition costs per acre

for any portions of the community zoned C - Conservation, CC -~ Community
Commercial, HC - Highﬁay Commercial, NC - Meighborhood Commercial, U - Utility
or ¥ - Mining as there were no sales in the study pericd c¢f this type of

land. Therefore, the per acre average costs will be estimated for those

properties located in the R-1, R-2, A-R and R zones only,

-
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In the final analvsis of sales, due to the manv variables, it iz the opinion
of this gppraiser that parcels located within or in immediate proximity to
intensive growth areas of 1-3 acres in zones R-1 and R-2 on paved roads and
suitable for development by virtue of their physical characteristics would
tend to have an indicated unit value of $11,570) per acre average. Sales
from 3-10 acres located in more rural areas on paved roads suitable for
development by virtue of their physical characteristics in the R-1 and R-2
zones would tend to have an indicated value of $3,500 per acre average.
Sales located in low wetlands with limited development potential of 1-10
acres appear to have an average indicated unit value per acre of $2,200.
Larger tracts of land from 10-50 acres located in zones R-1, R-2 and A-R
would tend to have an average indicated value per acre of $2,000 for those
on paved roads and suitable for development. In land areas of 50 acres and
over on paved roads, but poor low wetlands would tend to fall in the range
of from $300 to $400 per acre depending on their size and location. Based
on the study, there are insufficient sales in Upper Towunship itself to
consider an average cost of tracts of 100 acres or more by direct comparison
within the township. Therefore, any of ;hese large tracts to be evaluated l
would require the research of sales in other communities of similar size,
similar location, reasonably similar zoning and proximity to growth

patterns.

I have submitted a sampling of sales typical of each category where

available following in this report.



COYPARABLE SALE NO. U=5

County: Cape May
Deed Date: 7/7/78

Grantor: Earl C. & Emily DeCray

firantee: Charles L. Battersby

Consideration: §15,000.
Assessment Ratio: 45,.33%

lLocatian of Sale: Northerly side

Block: 322.01

T.and Description:
Area: 1t acre

Shape: Rectangular
Frontage: 3100+ feet
Utilities: §o public wa
T7oe of Road:

Paved

2eflects an Indicated Unit Value

Environmental Characteristics:

Municipality: Upper

Book: 1407 Page: 837

Assessments: Land: $6,800.

of Bresley Point Road

Lot: 18.04 Tax Map:

Zoning: Rr-?2

ter or sewer

Per Acre of: $15,000,

Upland

Total:

21

U=



COMPARABLE SALE NO. -7

Deed Date: 7710/78 Book:  q4p7 Page:

frantor: Oliver & Doris M. Deakyne

firantee: Henry DeCinque Jr. & Justime Carocl DeCinque

Consideration: $8,000. Assessments: 1and:  $6,200.
Assessment Ratio: 77.5%

Location of Sale: Southerly side of Woodbine Avenue

t

Block: 39 - Lot: 3. p9 Tax Map:
Land Description:

Area: 2,97+ acres Zoning: A-R

Shape: Irregular

Frontage: 50t feet

Utilities: WNo public sewer or water

Tvpe of Road: pgyed

eflects an Indicated Unit Value Per Acre of: 82,694,

Fnavironmental Characteristics: Upland

517

Total:

15

$6,200.

u-é



COMPARABLE SALE NO. 1=-11

County: Cape Map Municipality: Upper
Deed Date: 8/17/78 Book: 1410 Page:

Grantor: Henry & Justine Carol DeCinque, Jr.

Grantee: Philip E. & Rebecca E. Betz

Consideration: $5,900. Assessments: Iand: $4,200.
Assessnent Ratio: 71.19%

Location of Sale: Westerly side of Woodbine Avenue

Block: 39 , Lot: 3.04 Tax Map:

Land Description:
Area: 1% acre Zoning: A-R

Shape: Rectangular
Frontage: 100* feet
Utilities: No public sewer or water

Type of Recad: pgved

Reflects an Indicated Unit Value Per Acre of: $5,900.

Environmental Characteristics: ypland

202

Total:

15

$4,200.

u-7



COMPARABLE SALE NO.  1.17

County: Cape May Municipality: Upper
Deed Date: 9/13/78 Book: 1411 Page: 361

Grantor: Clarence & Ratherine DeVaul
Grantee: DeVaul, LaRusso, Inc.

Consideration: $7,500. Asgssessments:! Land: $5,000. Total: $5,000.

Assessment Ratio: kg.66%

location of Sale: WNortherly side of Peach Orchard Road

1

Block: 225.04 . Lot: 8 Tax Map: 38

l.and Description:
Area: 21,000 Sq. Ft. Zoning: R-1

Shape: Rectangular '
Frontage: 100 feet
Utilities: No public sewer or water

Type of Road: paved

2eflects an Indicated Unit Value Per Acre of: $15,682.

Environmental Characteristics: ypland



COMPARABLE SALE NO. U-24

Countyv: Cape May Municipality: Upper
Deed Date: 10/3/78 Book: 1412 Page:

Grantor: Robert E. & Jayne H. Guntner
Grantee: Raymond L. & Marilyn A. Poling

fonsideration: $20, 000, Assessments: $9,300.

Assessment Ratio: 46,57

Location of Sale: Northwesterly side of New Road

Block: 435,05 : Lot: 24.01 Tax Map:

Land Description:
Area: 3.7 acres Zoning: R-2

Shape: Triangular

1155

30

Frontage: 300+ feet on railroad r.o.w., approximately 25 ft

Utilities: No public sewer or water

Type of Road: pPpaved

taflects an Indicated Unit Value Per Acre of: $5,405.

Environmental Characteristics: Upland

. on New Rpad

U-¢



COMPARABLE SALE NO._  U-27

County: (Cape May Municipality: Upper
Deed Date: 10/20/78 Book: 1414 Page:

firantor: Howard W. Collingwoed & Harriet
Grantee: Erna C. Lloyd

Consideration: $6,500. Assessments: $11,000.

Assessment Ratio: 169.23%

Location of Sale: Westerly side of Route S50

Block: 225.01 . Lot: 13 " Tax Map:

Land Description:
Area: 3% acres Zoning: R-C

Shape: Irregular

Frontage: 385% feet

Utilities: No public sewer or water
Type of Road:

Paved

Reflects an Indicated Unit Value Per Acre of: $2,167.

Environmental Characteristies: psyland

61

37



COMPARABLE SALE NO. 17=25

County: Cape May Municipality: Upper
Deed Date: 11/30/78 Book: 1416 Page:

Grantor: David Ehrlick, single

frantee: Edward H. & Violet M. Powell
Consideration: $8,500. Assessments: $5,800.
Assessment Ratio: 68,232

Location of Sale: Easterly side of Woodbine Avenue

Block: 138 - Lot: 5,04 Tax Map:

Land Description:
Area: 2.41 acres Zoning: A-R

Shape: Trapezoid
Frontage: 100+ feet
Ctilities: No public sewer or water

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: $3,327.

Environmental Characteristies: Upland

1149

15

U-11



COMPARABLE SALE NO. 11-36

T Countv: Cape May Municipality: Upper
Deed Date: 12/4/78 Book: 1417 Page: 685
K Grantor: Edward & Verona T. Broxton, h/w
Crantee: Garriscn Hunter, IIT
. Consideration: $73,76l1. Assessments: Land: $40,100.
b Imp. 4,700.
' Assessment Ratio: 59.13% Total $44,800.

iz Location of Sale: Southerly side of Mill Road

- Block: 38 , Lot: 24-1, 24-3 Tax Map: 9
|

Land Description: .
Area: 81.55 acres Zoniag: A-R

. Shape: Very irregular
[ Frontage: 413t feet

Utilities: no public sewer or water

e

i Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: $329.

Environmental Characteristics: yetland



COMPARABLE SALE NO. .37

County: Cape May Municipality: Upper
Deed Date: 12/11/78 Book: 1418 Page: 482
Grantor: Wm., Pikolychy
Grantee: Robert P. Weber
Consideration: $7,500. Assessments: $5, 000,
Assessment Ratilo: 66.66%
Location of Sale: Southerly side of Steelmantown Road
Block: 19 . Lot: 10.03 Tax Map: g
Land Description:
Area: 1,0l6* acres Zoning: R-1
Shape: Irregular
Frontage: 264t feet
Urilities: No public sewer or water
Type of Road: paved
Re%iects an Indicated Unit Value Per Acre of: $7,382,

Environmental Characteristics: Upland



COMPAPABLE SALE XNO. U-&4

Countv: Cape May Municipality: Upper

Deed Date: 1/31/79 Book: 1420 Page:

Crantor: Bernard & Anna T. Germanio

firantee: Lynwood €. & Irma J. Smith

Consideration: §12,500. Assessments: $6,000.
Assessment Ratio: 48%

Location of Sale: Westerly side of Woodbine Road

Block: 13 ; Lot 3.03 " Tax Map:

l.and Description:
Area: 6.3 acres Zoning: R-1

Shape: Irregular
Frontage: 549+ feet

Utiliries: No public sewer or water

Type of Road: paved

Beflects an Indicated Unit Value Per Acre of: 51,984,

Environmental Characteristics: part low wetland

1196



COMPARABLE SALE XNQ. U~-81

County: Cape May Municipality: Upper
Deed Date: 1/25/77 Book: 1373 Page:

Crantor: 1Ira Scott Johnson, Jr., & Catherime Ake Johnson, h/w
Grantee: Frederick M. & Dorothy R. Armand, h/w

Consideration: $23,450. Assessments: $2,400.
Assessment Ratio: 10.23%

Location of Sale: County Road #10

Block: 221 . Lot: 4 Tax Map:

Land Degcription:
Area: 9+ acres Zoning: R-1

Shape: Trapezoid
Frontage: §£50% feet

Utilities: No public sewer or water

Type of Road: Paveﬁ

Beflects an Indicated Unit Value Per Acre of: $2,606.

Environmental Characteristics: Upland

783

33



COMPARABLE SALE NO. U-84

County: Cape May Municipality: Uppex
Deed Date: 2/10/77 Baok: 1374
firantor: Bernard & Anna T. Germanio, h/w
rantee: Robert W. & Sandra M. Schweibing, h/w
Consideration: $7,500. Assessments: $9,000.
Aszsessment Ratio: 120%
Location of Sale: County Road #10 .
Block: 221 ) Lot: 7,09
Land Description:
Area: 1,364 acres Zoning: R-1
Shape: Irregular
Frontage: 100% feet
Utilities: No public sewer or water
Type of Road: Qiled stone
Reflects an Indicated Unit Value Per Acre of: $5,499.

Environmental Characteristies: Upland

Page;

417



COMPARABLE SALE NO. 171-88

County: (Cape May Municipality: Upper

Deed Date: 2/23/77 Book: 1374 Page:

firantor: Esher M. Lewellen

Grantce: TFoundations & Structures, Ine.
+

Consideration: $28,0040. Assessments: §$3,950.
Assessment Ratio: 14.11%
Location of Sale: Interior land
ll
Block: 38 . Lot: 53 Tax Map:
40 2
l.and Description:
Area: 30% acres Zoning: R-1
A-R

Shape: Irregular

Frontage: WNone - landlocked, on railroad right of way

Utilities: YNomne
Type of Road: None

Reflects an Indicated Unit Value Per Acre of: $333.

Environmental Characteristics: Low wet swampland

1198

15
16

U-17



COMPARABLE SALE NO. U-89

County: Cape May Municipality: Upper
_ Deed Date: 2/14/77 Book: 1375 : Page:

Grantor: Roslyn Altman, David & Mitzi Einstein, h/w, et al
Grantee: James H. & Norma J. Schellinger, h/w

Consideration: $5,000. Assessments: 3]1,700.
Aszessment Ratio: 34%

Location of Sale: Mill Road

Block: 38 : Lot: 30 Tax Map:

i.and Description:
Area: 5.8% acres Zoning: A-R

Shape: Rectangular
Frontage: 140% feet
Utilities: No public sewer or water

Type of Road: psyad

Beflects an Indicated Unit Value Per Acre of: $342.

Environmental Characteristics: Low land

20



COMPARABLE SALE NO. U-93

County: Cape May I Municipality: Upper
Deed Date: 3/2/77 Book: 1375 Page:

Grantor: Emmette J. & Audrey S. Williams, h/w

Grantee: Rohert A. & June C. Rittenhouse, h/w

Consideration: $12,000. Assessments: §3 800,
Assessment Ratile: 131,677

Location of Sale: Northwesterly side of New Road

Block: 487 . Leot: 10 Tax Map:

l.and Description:
Area: 3, 5% acres Zoning: R-1

Shape: Rectangular
Frontage: 170+ feet
Utll ities: None

Type of Road: pirt

Reflects an Indicated Unit Value Per Acre of: $§3,429,

Environmental Characteristics: Upland

360

38

U-19



COMPARABLE SALE XNO. U-94

Countv: Cape May Municipality: Upper
Dead Date: 3/3/77 Book: 1375 Page:

frantor: Hareold W. & Harriet W, Collingwood, h/w
Grantee: Philip M. Riordan & Dinah C. Clarkson

Consideration: §8,000, Assessments: $6,300.

Assessment Ratio: 78.,75%

Locatinn of Sale: Westerly side of Route 50

Block: 157 ; Lot: 7 Tax Map:

l.and Description:
Area: 3,19 Acres {(Deed) Zoning: R-1

Shape: Triangular
Frontage: 400 feet

Ytilities: ¥No public sewer or water

Type of Road: payed

“eflects an Indicated Unit Value Per Acre of: $2,508.

Environmental Characteristics: Upland

537

T



COMPARABLE SALE NO.  1j~95

Countv: Cape May Municipality: Upper
Deed Date: 3/16/77 Book!: 1375 Page: 1130

firantor: Henry & Justine Carol DeCinque

Grantee: Daniel G. & Lori Zarzycki, h/w

Consideration: $4,550. Assessments: $Z,000,
Assessment Ratio: 43.96%

Location of Sale: Southerly side of Steelmantown Road

Block: 19 - Lot: 7C Tax Map: 8

l.and Description:
Area: 1.213 acres Zoning: R-1

Shape: Rectangular '
Frontage: 100+ faet
Utilities: No public sewer or water

Type of Road: Paved

Reflects an Indicated Unit Value Per Acre of: $3,751.

Environmental Characteristics: Upland

L & . ]



COMPARABLE SALE NO.  U-102

County: Cape May

‘Deed Date: 3/8/77

Srantar: Wm. Alexander & Carcl H.

Grantee: Ann D, Azeez

Consideration: $17,000.
Assessment Ratio: 90%

Location of Sale: Seashore Road

Block: 484.01

Land Description:
Area:

11,11+ Acres
Shape:
Frontage: 360% feet
Utilities: None

Type of Road:

3651

Environmental Characteristics:

Municipality: Upper
Book: 1376 Page:
Lell, h/w
Assessments: $15,300.
1
Lot: 1 Tax Map

Zoning: R-2

Reasonably rectangular

Paper street

lects an Indicated Unit Value Per Acre of: $1,530.

Upland

936

29

U-22



SECTION 400

DISTRICT REGULATIONS

401 No building shall hereafter be used, erected, altered, converted, enlarged, added to, mov
or reduced either wholly or in part; nor shall any land be designed, used or physically altered for
purpose or in any manner except in conformity with this Ordinarce. Where a lot is formed from |
of a lot already occupled by a building, such subdivision shall be cffected in such 3 manner as not

. Impair any of the requircments of this Ordinance with respect to the existing building and all vard

other apen space in connection therewith, and so that all resulting lots have adequate dimensions ¢
sistent with the requirements of the zoning district in which they are located, and so that all lots }
frontage on a street,

402 "AR" AGRICULTURE AND VERY LOW DENSITY SINGLE-FAMILY RESIDENTIAL
"R-1" LOW DENSITY SINGLE-FAMILY RESIDENTIAL
"R-2" MODERATE DENSITY SINGLE-FAMILY RESIDENTIAL

A, Purpose ;

The purpose of the "AR" district is to preserve the rural and agricultural characteri
tics prevailing in the Township. Rclatively large lots are required in the "AR™ districts due to th
limitng physical characteristics of the areas. Several of the “AR" districts allow campgrounds a
special exception uses., These zones are indicated on the Zoning Map.

The purpose of the "R-1" and "R-2" districts is to provide for the continuance of sin;
family home construction, Both of the districts are located in arcas which are relatively unen¢: m
by limiting physical characteristics., As such, the minimum lot sizes are the smallest when the s
and adequate operation of on-site sewage disposal and water supply is considered. The reconun
density is approximnatelv 1.5 dwelling unirs per acre without public water or sewerage systems,
majority of the vesidential land is included within this district, the "R-1", The "R-2" districi pix
for development at approximately two units per acre. While the density is greater than the "R-1"
area is substantially smaller, Lot sizes can he reduced if public water and/or public sewerage s
tems are available, Additionally, Cluster Single-Family Residential Developments are permitted
the "R-1" district when public water and/or scwage facilities are available in order to accommode
pressures for growth while fostering properly coordinated open spaces and recreational areas, th
preservation of flood plain and woaded areas and an optimum street network within the utilitarian
rationale of an overall development design.

B. Principal! Permitted Uses on the Land and in Buildings

1, Farms.
2. Detached dwelling unuts,

3. Two-family dwelling units are permitted in the AR, "R-1" and "R-2" district:
The followi g arca and vard requirements, as shownon the tahie in Section 402 E,, shall be enlar
{ilty (30) percent:
Principal Butlding Mimmems
Lot arca
Lot frontage
Side yard {each)

3. Public plavgrounds, carcervatior areas, parks and public purposc uses.

13



5. (Churches apd cemeteries,
6. Golf courses,

7. Public and private day schools of elemenrary and/or high school grade nor oper-
ated for profit.

T 8. Improved campgrounds in those areas of the township so designated on the Zoning
Mzap as Condltional Uses. (See Section 604 for standards. )

3

9.  Public utility uses as Condltional Uses. (See Section 604 for addirional standards.
10, Detached garages with a maximum height restriction of twenty {207) feet.

11, Two (2) family dwellings shall be allowed on lots when the lot is one hundred (100%)
-~ percent larger than the minimum lot area established for said district.

—
i

i
! C.  Accessory Uses Permitted

1. Private residential swimming pools (see Section 312 for standards).
l ) 2, Private residentiai tool sheds not to exceed ten {10) feet in height.
3. Travel trailers and campers to be parked or stored only. Their dimensions shall
L not be counted in determining total building coverage, and they shall not be used for temporary or
. permanent living quarters while situated on a lot.
4. Off-street parking and private garages (see Section 507).
3. Signs (see Section 510),
' 6. Fences and walls (see Section 503).
7. Residential agriculture ("AR™ and "R-1" districts only).
8. Hogne occupations.

g, One (1) horse shall be allowed on each residential lot which has in addition to the mini-
mum area established by this Zoning Ordinance for said lot, an additional 30,000 square feet in area and
! additjional horses shall be allowed on one tract at the ration of one (1) additional horse for each additional
20,000 square feet of residential lot area. The provisions of this section shall require the owner of the pro-
perty to submit a site plan to the Planning Board {or approval.
;; D, Maximum Building Height
- No building shall exceed thirty-five (35) feet in height and 2.5 storles, except that
churches shall not exceed flfty-flve (55) feet in height and except further as allowed in Section 603,

i E. Area and Yard Requirements With Public Water
Without Public Water and/or
: and/or Sewerage Systems Sewerage Systems
i -
[+ ] . @A o o o
& 2 | B 2 | E
T - 3 T 9 ok T3
g5 RE | Bf |z, || 3E | 3
A @ k2 - 2 o 2 3
35 24 fil=) o M = ERa) 20
£ =, = =g 6 = . =
U= o — %] E\‘ 3 L+ W [T
. . = a8 2 3 E = L s
Prmcipal Butldi.ng < CG.]J [~ él e L2 8 3 Y
Mintmum : : : “ o el e
Lot area 120, 000 sq ft| 30, 000 sq fr[20, 0G0 sq fr{60, 000 sq ft |50 ac|2Q, 000 sq ft {10, 000 sq ft
Lot fruntage 200 1407 120 200" 604G 120° 100"
Lot width 200° 140’ 120° 200 600" 120" 1007
Lot depth 300’ 175° 1200 200" 1000 120' 75’
Side yard (each) 30" 25" | i 50' 200° 20° 15°
Front yard 700 50 40 S0 200° 40° { 3s'

- . B o



With Public Water
“izhoar Public Water and/or
- and/cr Sewerage Systems Sewerage Systems
& & ) S &0
= £ = = =
T 3z Ty - .| TE T3
= e - = ) 2 2
2 < & = AL =g ¢ & E 5 &
32 35 = ¢T | 2| 8 5
£ & £ . £, £ 2 & = . = .
T o o - ) u s, F
S e = 5 E = 87 a
Accessory Building o < T S = © o O & oo
. Distance to side line 50 15° 10 15° 50 0 10°
Distance to rear line 30" 15' 10’ 15’ 50° 107 10’
. Distance to other building 20’ 15 127 20 20° 12 12’
Maximum
Building coverage of
- principal building 10% 109, 125 10% 1% 12% 15%
- Building coverage of
accessory building(s) 2%, 5% 5% 2% |.05% 5% 5%
LD -
F. Grogs Floor Area
1. Single-family derached dwellings 1,000 square fcet
2, Two-family dwellings:
(iross minimum 1, 6(X) square feet
Minimum each dwelling unit 650 square feet
G,  Cluster Single-Family Residential Developments in the "R-1" District
See Section 602 of this Ordinance.
: H.  Flag Lot Subdivision Developments
: See Section 605 of this Ordinance,
- 403 "RR" RESORT RESIDENTIAL
A, Purposc

- B.

The purpose of the "RR" district is tn provide for the continuance of single- and nwo-

family year-round and seascnal! dwelling units on the barrier beach community of Strathmere. i is
intended that any development will take place in accordance wirth the requirements specified under
the Flood Hazard District in recognition of the precarious environmental situation,

Principal Permitted Uses on the Land and in Buildings

L. Detached dwelling unirs.

2. Two-family dwelling units,
3. Public playgrourds, conservation arcas, parks and public purpose uses.
4, Churches,
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~d orivare Z2ay schouls of elementary and/or high school gracde not oper-

[t8)

v ated o~ profit,

. Bocat yarcs, martnas and vacht basins tncluding such ancillary services as hoat-
; ing repalrs and the sale of motor beat fuel.

7. Pubiic utility uses as Conditiona{ Uses, (See Section 604 for additional srandards. )
8. Detached garages with a maximum hewght restriction of twenty {20') feet.
: 9, Two family dwellings shall be alluwed on lots in this district when the lot is one hundred

{100%) percent larger than the mimmum lot area established for this distriet.

C.  Accessory Uses Permitted

I, Private residential tool shaeds nor to exceed ten (10} feer in height.

2, Travel trailers and campers to he parked or stored only, Thelr dimensions shall
not be counted In determining total building coverage, and they shall not be used for tempory or per-
manent llving quarters while situated on the lot,

3, Qff-street parking and private garages (see Section 507).
4, Signs {(see Section 310).

3, Fences and walls (see Section 513).

6. Home occcupations.

7. Boat mooring slps, carwalks, piers, docks, landings or observation decks. Such
structures shall be built on pilings, and the width of the structure shall not exceed twice the clearance
between the structure and the surface of the Wetlands (as defined and mapped under the Wetlands Act
© a9l 1970 = N, ]. 5. A, 13:9A-1 et seq. ). These uses will necessitate N. J. Departinent of Eavironmental.
Protection approval far 2 Type "A" permit pursuant to the Wetlands Act of 1970 (N, ], 5. A, 13:9A-1
st seq. ). The structures shall meet applicable side yard and building coverage requirements of this
Ordinance. (Rear yard requirements do not apply.) -

‘: D.  Maximurn Building Height
' No building shall exceed thlrty-five (33) feet in height and 2.5 stories except that
churches shall not exceed fifty-flve (55) feet In height and except further as allowed in Section 603.

o
e Q
i E. Area and Yard Regmremenfs 3 % E :c:"n E
; S = T=6
;' Mo c o5
] g4 e85
Principal Building
Mintmum
Lot area 4,000 sq ft 6,000sqft
Lot frontage 40° 50°
lot width 40’ 50°
[.ot depth 100! 1O
Side yard {each) 6" 8
Front yard 13’ 15
Rear yard 3o’ 30

15
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Accessory Building
Minimum
Distance to side line &' 8'
Distance to rear line 10 10
Distance to other building 10° 1o’
Maximum
Building coverage of
principat building 25% 205,
Building coverage of
accessory building(s) 5% 5%
F. sross Floor Area

1. Single-family detached dwellings 1, 000 square feet
2. Two-family dwellings:
Gross minimum 1, 600 square feet
Minimum each dwelling unit 650 square feet

‘ 404 "NC"™ NEIGHBORHOOD COMMERCIAL

"RC" RESORT COMMERCIAL
"HC” HIGHWAY COMMERCIAL
"CC” COMMUNITY COMMERCIAL

A, Purpose
The purpose of the "NC"and "R "districts is to provide locations within the township
where relatively small retail and service establishments may be located ro provide for the conveninn
needs of the immediately surrounding residential areas, There are six {(6) such areas designated in
the township, one each near the respective communities of Strathmere. Beesley's Point, Marmora,
Seaville, Polermo and Tuckahoe.

The purpose of the "HC" district is to provide commercial uses along State Routes 9,
50 and 49, and Roosevelt Boulevard in the Township which provide services to the general traveling
public and which have a service radius generally wider than the immediate neighborhood., The pro-
visions ore designed to curtail the evolution of strlp commercial patterns while permitting controlle
commercial growth,

The purpose of the "CC™ District is to recognize the need in the Township for diversi-
fied commercial arvus providing a wide range of community services, In addition to retail and ser-
vice enterarises, the “CC"” District also permirs lahorarnries and wholesale distribution centers aiu
warehouses, The zane locations arc dusigned to take advantage of excellent road accessibility pro-
vided along Foute 9.

In all of the commerclal districts, it is intended that certain site plan details prevail 1
enhunce the appearance and ensure and adequate circularion plan.  The adcition of mnre buildings iy
these disrricts should be desipned so thar cach building does nor have trs own access point{s)to the
highwav(s); thar building appcarances awd signs are compatible; and that parking fucilities are inicr-
related and capable of common usage, where advisable,
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406 "C" CONSERVATION

A, Purpnse
The purpase of the "C7 disrrict is to control development on thnse lands in the Town-*

ship which are affecred by extreme physiographic impediments which include arcas of swamp, tida}
marsh ana fand located within the Flood [lhzard Arca. The uses allowed may he subjuct to approve
by the New Jursey Department of Environmental Pratection under provisions of the Werlands Act ’
N. ]. S, A, 13:97-1 et seq. )} and the Coastal Foacilitics Review Act (N, ], S. A, 13:9-1 er seq. b

Other areas in the Township desipnared in the "C district inglude srate forest and wildlife lands,
The uses tlar are purmitted include low density sincle-familv home construction and agricultural

angd recreational uses,

)
A
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B.  Principal Permitted Uses on the Land and in Bulldings

1, Farms,
2, Detached dwelling units.
3. Public playgrounds, conservation areas, parks and publlc purpose uses.

4, Marinas and boat yards and boat mooring basins including such anclilary services
as boating repair and the sale of motor beat fuel. These uses will be subject to New Jersey Depart-
ment of Environmental Protection approval.

5. Primltive campgrounds as Conditlonal Uses (see Section 604 for standards).

6. Detached garages with a maximum height restriction of twenty (20°) feet.

C. Accessory Uses Permitted

1. Private residential tool sheds not to exceed ten (10) feet in height.

2, Travel trailers and campers to be parked or srored only. Their dimensions shall
nee be counted In determining total building coverage, and they shall not be used for temporary Or per-
manent living quarters whilg situated on a lot,

3, Off-street parking and private garages (see Section 507).

4, Signs (see Section 510),

5. Fences and walls (see Section 303).

6. Residential agriculture,

7. Boat mooring slips, catwalks, piers, docks, landings or observation decks. Such
structures shall not exceed twice the clearance between the structure and the surface of the Wetlands

- {as defined and mapped under the Wetlands Act of 1970 ~ N, . 5. A, 13:9A-1 et seq. ). These uses

will necessitate New Jersey Department of Environmental Protection approval for a Type "A" per-
mit pursuant to the Wetlands Act of 1970 (N, ], S. A, 13:9A-1 et seq.). The structures shall meet
applicable side yard and building coverage requirements of this Ordinance. (Rear yard requirements
do pot apply. ) )

D. Maximum Building Height
No building shall.exceed thirty-five (33) feet in height and 2.5 stories except as allowed
in Section 603,

E. Area and Yard Requirements
The following area and yard requirements shall pertain to all permitted uses within the
"C"” Conservation district:

25



Principal Building

Minirrum

Lot area . S ace
Lot frontage 400’
Lot width 100"
Lot depth 400°
Side yard (each) SO’
Front yard 70°
Rear yard 70°

Accessory Building

Minimum
Nistance to side linc 40
Distance to rear line 40'
Distance to other building 20'
Maximmum
fuilding ¢coverage of
principal building 105
Building cnverage of )
accessory building(s) 5%

F. Gross Floor Area
The minimum gross floor area for single-family detached dwellings shall be 1, 1N}

square feet,

407 “FH" FLOOD HAZARD AND "FHH” F1.OOD HIGH HAZARD

A, Purposc

In the past half century, Upper Township has heen severcly affecied by major storms
and hurricanes — in 1933, 1944, 1930, 1933, 19680 and 19h2. ‘The 1942 storm was the mnsr exirem»
and moast devastating, chiefly because ir was combincd with high spring tides. A description of the
destruction in "Flood Plain Information, Tidul Lands of Cape May County, New Jersev™ prepared
bv the Corps of Engineers, U. 5. Army, Philadelphia, Pennsylvania District, June 1905, inclndes
almost complete disappearance of heaches and barrier islands and tntal economic loss of ecommun-
ities. The floods resulted in a loss of life and properry; creared heolth and safery hazards; disrume
commerce and government services; required extranrdinary public expenditures for fload prorectio
and relief: and impaired the tax base, all of which adversely affected the public healrh, saferv and
general welfare,

it is the purpose of this disrrict to minimize those npes of losses and hazards by re-
quiring that uses vulnerahle mn flonds or ernsion, including favilities which scerve such uses, be pro
tected against floed and eraosion damage at the rime of initial construction o1 major repair or alrera
tion,

L]

B. Methnd Uscd to Analvze and Deterymine Flood llazard Areas

1. The Flood tlazard arcas of I'pper Townskip were determined through a Ulend n-
surance Study conducted hy rhe Department of the Army, Thilodelphia Disrricr, Corps of Pnginzers,
Friladelphia, Pennsvivania, at the roepicst of rhe Foderal lnworance Administration, U 8, Depars-
ment of Housing and Urban Development, The source of auihnrity br the study is the Navonal Floag
Insurance Act of 1968 as amended, -



2. Standard hydrologic and hydraulic methnds were used o dellncate the areas
flooded by starms having a recurrence interval of 10, 30, 100 and 300 vears, The 100-year flood
has been adopted by the Federal [nsurance Administration as the base flocd for Insurance purposes.
The "FH" Flood Hazard and "FHH" Flood High Hazard districts shown on the Upper Township Zon-
Ing Map are areas inundated by the 100-year flood.

C. Definitions

L. "FH" Fiood Hazard District: Areas inundated by the 100-year flood to an eleva-
tion of nine feet above mean sea level.

2. “"FHH" Flood ligh tlazard District; Aveas inundated by the 100-year flood to an
elevation of 10 feet above mean sea level. This district has additional hazards due to the velocity
of wind and wave driven flood waters. Areas of the "FHH" district are restricted to the community
of Strathmere, east of Commonwealth Avenue, as shown on the Zoning Map,

D.  Principal and Accessory Uses Permitted on the Land aad in the Buildings
The uses permitted in the "FH" and "FHH" districts are prescribed in Section 400. Thé
"FH" and "FHH" district regulations are supplementary to the regulations contalned elsewhere in
this Ordinance.

E, Construction_Standards

i, "FH" District

a. Residential: All mew construction or alteration (see definition for altera-
tion in Section 200) of residential structures shall have the lowest floor (including any basement) ele-
vated above nine feet mean sea level,

b, Non-Residential: All new construction or alteration shall have the lowest
floor (including basement) elevated above nine feet mean sea level rogether with attendant utility and,
sanltary facilictes to be flood proofed up to nine feet mean sea level.

2, "FHH" District )
The following regulations apply to all principal and accessory buildings In the “FHH"

Districe,

a. All new construction or alterations shall be elevated on piles so that the low-
est floor level is above 10 feet mean sea level and is securely anchored 1o such piles,

b. Basements are prohibited. The space hetween the fowest floor and the
ground shall not be enclosed or shall be designed with "breakaway panels, " as permitted by the
Federal Insurance Administration., (Contact Upper Township Censtruction Official. )

F. Flood-Proafing Measures
The following flood-proofing measures shall be required of all new construction and
alterations within the "FH" and "FHH" districts,

1 Anchorage to resist flotation and lateral movement,

28
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2, Constructicn 5f sea:ed warar supply and waste treatment systems so as to prev
the entrance of flood waters,

3. Installation of vaives ot cortrols on sanitary and storm drains which will perm
the drains to be closed to prevent back-up of sewage and storm waters into the buildings or structure

4. Locatlon of all elecerical equipment, circults and Installed electrical appliance.
in 2 manner which wlll assure they are nof subject to flooding and to provide protection from inund -
tion by the regulatary flood.

5. Location of any structural storage facllities for chemlicals, explosives, houyant
materlals, flammable liqulds or other toxic materials which could be hazardous to puhlic health,
safety and welfare in 2 manner which will assure that the facilities are situated and flood-proofed t-
prevent flotation of storage containers or damage to storage contatners which could result in the e:
cape of toxic materials Into flood waters,

G. Admiristration and Enforcement

It shall be the duty of the Construction QOfficial of the Township of Upper to administer
and enforce the provisions of this Section, 407, of the Ordinance pursuant to the procedures outline”’
In Section 900 of this Ordinance. Where necessary, the Construciion Official may transmit one (1)
copy of the information described in Section 1100to a designated engineer or other exper: person or
agency for technical assistance In evaluating the proposed project,

H.  Interpretation of District Boundary

Where interpretation is needed as to the sxact locatinn of the houndaries of the "FIi" and
"FHH" districts as shown on the Zoning Map, the Board of Adjustment shall make the necessary in-
terpretation. Where there appears to be a conflict between a ma' ped boundary on the Zoning Map aud
the Official Flood Insurance Rate Map prepared by the Federal Insurance Administration, the Fedez-!
Insurance Rate Map shall prevall,

L Warning and Disclaimer of Liability

The degree of flood and erosion protection required by this Ordinance is constdered
reasonable for regulatory purposes and i{s based on scientific methods of study. Larger floods may
occur. This Ordinance does not imply that areas outside the Flood Hazard and Flcod High Hazard
districts' boundaries or land uses permitted within such districts will be free from floading or
flood damages. This Ordinance shall not create liability on the parr of Upper Township or any offi-
cer or employee thereof for any flood damages that result frem reliance on this Ordinance or any -
administrative declsion lawfully made thereunder.

- J— A
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The preparaticon of this document was
financed in part through a planning
grant from the National Park Service,
Department of Intericor, under the
provisions of the Land and Water
Conservation Fund Act of 1865(Public
Law 88-578, as amended).





