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To: CMX—David Roberts
From: James E. Hartling, Urban Partners
Subject:  Preliminary Transfer of Development Rights Analysis, Berkeley Township, NJ 

This memo presents a preliminary analysis of the proposed Transfer of Development Rights (TDR) program for Berkeley Township, Ocean County, NJ. The currently proposed program generally seeks to transfer development rights from environmentally-sensitive and open space parcels—mostly in the western portion of the Township--to parcels located in more substantially developed areas that have been designated Town Centers and/or to other generally developed locations along and near U. S. Highway 9. 

In general the rights to be transferred would be (1) the rights to develop single-family homes on lots ranging in size from 15,000 SF to 3 acres on 549 parcels zoned R-150, R-400, and CR in the Sending Area and (2) the conversion to residential development rights of current rights to construct commercial space at densities of 0.3 FAR on 17 parcels in comparatively under-developed commercial areas zoned RHB in the Sending Area. 

Sending Area Rights

The proposed Sending Area includes 566 parcels with 231.31 acres of land in four zoning classifications. Three of these classifications including 549 parcels and 223.88 acres provide for residential development of up to 391.4 units:

$   150 parcels totaling 54.615 acres are in the CR Zone. Under current zoning, only two of these parcels are conforming lots, yielding 3 units of development. But the potential exists for lot consolidation, with a maximum buildout of 18.2 housing units;
$   190 parcels totaling 65.177 acres are in the R-400 Zone. Under current zoning, only twelve of these parcels are conforming lots, yielding 15 units of development. But the potential exists for lot consolidation, with a maximum buildout of 71 housing units;
$   209 parcels totaling 104.088 acres are in the R-150 Zone. Under current zoning, 95 of these parcels are conforming lots, yielding 220 units of development. But the potential exists for lot consolidation, with a maximum buildout of 302.2 housing units;

The RHB zoning classification includes 17 parcels and 7.43 acres and provides for development of up to 97,121 square feet of commercial space. For this TDR program, it is proposed that these commercially-zoned parcels be provided the right to transfer residential development potential to the Receiving Area at the ratio of one development credit per 15,000 SF of land. This alternative development credit program would result in 21.58 development credits being assigned to these 17 parcels. 
Taken together, these 566 parcels in the Sending Area would have an allocation of 413 development credits.
Receiving Area 

These development rights would be transferred to parcels in the Receiving Areas to support the residential component of mixed-use development in several contexts, as well as the expansion of a light industrial district. 

Town Center 1 Phase II

Berkeley is proposing the development of a Town Center along Route 9 at the gateway to the Township from Beachwood Borough. The proposed Town Center would occur in two phases, with Transfer of Development Rights allowing for greatly density on certain parcels in the second phase of development. TDR credits would provide for the development of an additional 192 residential units—150 high density units (townhomes or condominiums) and 42 additional units at medium density (duplexes).

Town Center 2

A second Town Center Receiving Area (Town Center 2) is proposed for development on vacant parcels surrounding an existing shopping center on the east side of Route 9 just south of the intersection with Korman Road. This Town Center 2 area will accommodate a high density node of 270 units (condominiums and/or townhomes) and a second node of 60 high quality duplexes. All of these units would require TDR.
Light Industrial Area

A third Receiving Area is an extension of a light industrial area along Hickory Lane, where 80 additional acres can be developed at a density of .15 FAR subject to TDR. One credit transfer would be required for each 20,000 SF of additional light industrial development.
Node C

A fourth Receiving Area is known as Node C and involves more intensive mixed use development of parcels along Route 9 in the vicinity of Harbor Inn Road totaling about 103 acres of developable land. The development program for this area includes 300 duplexes, 316 townhomes, and 147,000 SF of commercial space, After adjusting for by-right development, transfer of development rights would be required for approximately 54% of this development potential—roughly 162 duplexes, 170 townhomes, and 79,000 SF of commercial space.
Credit Value Relationships 

The cooling of the residential development market in the past few years has reduced the available information for accurately approximating land values for various residential types in Berkeley. We will need to complete more detailed analyses for the final REMA document to set these levels more precisely. However, for purposes of this preliminary analysis, we can focus on the relative value of land for alternative housing development types. This relative analysis will be sufficient for preliminary testing of the viability of the proposed TDR program.

Residential development in the Sending Area can be expected to result in larger, 2,000 to 2,500 SF homes selling in the $310,000 to $450,000 price range on lots of 15,000 SF to three acres. A few homes in this community have sold in recent years at higher price points ($600,000 to $900,000) but these are generally larger homes (2,500 to 3,500 SF) and often located with water views.

The proposed housing development types in the Receiving Area for which transfer of development rights is proposed all support land values at lower proportions of the value of these 15,000 SF to 3 acre lot developments:

· The proposed duplex homes would typically result in construction of 1,600 to 2,200 SF homes selling at $280,000 to $425,000. Land values for this type of development would typically be 55-60% of the value of a 15,000 SF to 3 acre lot for development of a larger single-family detached home.

· The proposed townhomes and condominiums would typically be in the 1,000 to 2,000 SF range and sell for $200,000 to $400,000. Land values for this type of development would typically be 30-35% of the value of a 15,000 SF to 3 acre lot for development of a larger single-family detached home.
· The land value associated with approximately 2,300 SF of new in-line retail is generally equivalent to the land value for a 15,000 SF to 3 acre lot for development of a larger single-family detached home.
To summarize, the credit value relationships:

In the Sending Area, the objective is to transfer the right to develop 413 residential large lots.
In the Town Center 1 Phase II and Town Center 2 portions of the Receiving Area, the objective is to purchase development rights from the Sending Area to construct 102 duplexes and 420 townhomes and/or condominium units in addition to current development rights on these parcels.  Using the relationships discussed above, each duplex unit supports land value of 55-60% of the value of a residential large lot and each townhome and/or condominium supports land value of 30-35% of the value of a residential large lot. These 572 units of Town Center 1 Phase 2 and Town Center 2 Receiving Area TDR housing collectively support land value equivalent to 180 to 210 units of residential large lot development.
In the Light Industrial Area, the objective is to develop approximately 80 acres of light industrial buildings for a total of approximately 540,000 SF of space. Using the relationships discussed above, each 20,000 SF of space supports land value equivalent to one residential large lot and this 540,000 SF of TDR-based incremental development should be sufficient to support the transfer of a 27 development credits.

In the Node C portion of the Receiving Area, the objective is to purchase development rights from the Sending Area to construct approximately 162 duplexes, 170 townhomes, and 79,000 SF of retail space in addition to current development rights on these parcels.  Using the relationships discussed above, each duplex unit supports land value of 55-60% of the value of a residential large lot, each townhome land value of 30-35% of the value of a residential large lot, and each 2,300 SF of retail space supports land value equivalent to one large residential lot. This proposed TDR-based increment of development, therefore, would support land value equivalent to 175 to 190 units of residential large lot development.

Taken together, the four components of the Receiving Area generate surplus land value equivalent to 382 to 427 units of residential large lot development. The objective in the Sending Area is to transfer development rights from property valued at equivalent to 413 residential large lots.
Viability of the TDR Program

Based on projected demand for 382 to 427 development credits and an anticipated supply of 413 credits, there appears to be sufficient economic demand for development credits from the Receiving Area to retire the proposed transferable development rights.
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