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CASE STUDY MATERTALS ON PINELANDS GROWTH FACTORS

INTRODUCTION

The attached materials present the reculis of interviews and
backzround study into current and anticipated development and land

use trends in Tive selected Pinelands nmnicipalities:

Galloway Township in Atlantic County

Harmmonkon Township in Atlantic Gounty

Manchester Towmship in Cecean County

Tabernacle Township in Burlington Countby

Waterford Towmship in Camden County
As the case studies make-clear, each of these communities is in a
different position in terms of both present characteristics and
future development, Manchester Township has caperdenced explosive
growth durding recent years, perhaps mbre s0 than any other runici~
pality in New Jersey, largsly as a result of retirement commmity
devalopment. The ﬁharacter of the development, in turn, has led
te many of the specifiec problems and concerns %hat the municipality
faces today. Gallowey Township, on the other hand, although it
has not yet growm significantly, faces irmediate and massive pres—
sures from the residentizl demands generated by casino development
in Atlantic City.

None of the other three rumicipalities have experienced, or
axpect, growth on a scale cf a Maﬁchester oy a Galloway. Zach one,

however, has expsrienced a level of change during recent years that



has been mors than enough to raise questions ahout the future of

the comrmmity, and its ability to maintain its traditional character.
The materials presented here include a mixture of objective,

factual, and subjective perspectives con the issues of growth and

chaenge in these five cormmumities. They should be useful in adding

insights and specificity to the broader statistical material on

development presented in other reports to the Pinelands Commission.



GALLOWAY TOWNSHIP

Until recently Galloway was a rural towmshin whesa residents
were either farmers or baymen. The baymen lived east of Houte @
iﬁ the towns of 3mithville, Leeds Point, and Oceanville. The far-
mers, who were of German descent, inhabited the western ssction
and the commmities of Viemme, Cologne and Germania.

The declining productivity of the bay gnd the inersasing dif.
ficulties of smalil scale farm;ng resultad in sirong leoczl opposition
to development. Development or suburpanizabtion, it was believed,
would bring new people who would not tolerate the poor scheool and
lack of standard suburban amenities such as.public trash pilckup.
This increased demand would inecrease taxes, and above all else,
Galloway residents did not want <o pay additional taxes. The op-

- position to any and all development was successful until Stockton
State College came o the township teﬁ years ago. The natives knew
that the college would increzse the demand for housing, but they
2lso realized that the college would provide some desperately nesad-
ed employment. (The total employment at Stockton is now abous
630, )

As predicted, the college did bring new p=ople ta the area,
pfovide employment for many natives, and cause a numoer of new
houses to be built (Pamona Oaks and many of the new houses in the
grid section just east of Pamona are examples of this), and it also
had a great impact on local politics. Traditionally, the ideolosgy

of the township had been very econservative and very Republican. The
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neveomers were of a somevhat mors liberal persuasion, They liked
the countrf aura and they wanted better schools; therefore, they
needed a voice in local politics.

The early battles between the natives and the newcomers were
fierce., Although this has diminished, there is still some uneasi-
ness—the last school board eleection was bitter. Much of the hos~
tility seesms to have lessened when a common enemy appeared. The
enemy was the threat of massive development generated by Atlantie
City and casino gambling. Developers and land speculators were
quick to see that Galloway is eclgse vo Atlantic City, has reason—
ably good sgils and parcels of land in convenient sizes, The
threat of development was an ideal way to bring the commmity to-
gether; not only did it serve as a common enemy, but the factor
(Atlantic City's renaissance) that generated it also lessened the
economic gulf between the {wo groups,. The Planming Board, led by
a Stockion professor, seems to have become the coalition group,
with planning the great mediating philosophy and homogenizing hope
for the future. As has been the case with other unifying philo-
sophies, it appears to have distorted the perceptions of its follow—
erd. The belief in plamning is so fervent that both new and old
resident; assume that it will, in the future, preserve the charac;
ter of the township, while vastly increasing the population density
and amount of open space. This velief may also be responsibvle for
preventing residents from ceeing existing land use patterms.

Everyone in Galloway talks of development that will occour in

the eastern part of the township (east of the Parkway); increased
L



population density in that area is seen as a trade-off that will
¥eep the western region in agriculiure.

Although this veriation of the old throw-scraps—to-the-wolf
routine seems logical, a windshield survey reveals that the western
region has already succombed to considerazble developmental pressure.
The moritorium may have allowed the pace, bﬁt thers is evidence of
recently-built housing, There are alsc a number of establishad
commercial land uses, for example, a truck depot for Atlantic City
Eleectric Company.

The future of Gallowzy Township cannot be-predicted with much
hope of acecuracy at this time. The residents seem to be greatly
‘undefestimating the amount of growth pressure being generated by
Atlantic City and their belief in planning appears to bordsr on
religicus fanaticism, However, it is certain that the population
of Galloway will increase and that the character of the township
will change. The amount of growth and change will be establishecd,
in Jazrge part, by the plan that is adapted by the FPinelands Comris-
gion, The capacity of the sewage treatment plant and the price of
land will also be determinants, Even the planning board, with its
less than realistic views, may play a significant role by convine-

ing developers that it iz eazler to do business elzewhere,



INTERVIEW 1: ENVIRONM=NTALIST

The first interview respondent 1s a professor at Stockton
State College, an envirommental activist, and an eight year resi~
dent of the Township. He noted that Galloway Tovmship has two
main sections., The wastern sectlon, which accounts for Swo-~thirds
of the towmship, is largely agricultural, The eastern third is
suburbanized.

The western section is controlled by German farmers. The
dordnant form of agricul®bure is raw crops——poltatoes, corn and to-
matoes—-ith some blueberriss., These farmers are congervative and
Republican and they take an active interest in local politics;
geveral serve on the townmship Council. Theré is an active 4-H
club, a Grange, a volunteer fire company, and several local hunting
clubs.

The towns within this section aré not - distinct—Pomona, Cologne
and Geymania tend to run into one ancther. The farm support service
area is found along the White Horse Pike (this area services farms
within an area larger than Galloway), These are the only services
available in the western section. There was an attempt at one time
to estzblish 2 shopping center in Pomona; this was unsuccessiul.
Residents shop at Zgg Harbor or through Sears.

There is one suburbanized region in the part of the western
sectioﬁ along the Garden Gtate Parkway-~—this area ineludes Pomona
Oaks and Pinehurst., Pomona Osks is inhabited by Stockton people,

while Pinehurst is the home of lower middle class Piney types whe



practice traditional Piney occupations with some reliance on part—
time construction and maintenanca jobs, Pinehwrst does have a civie
association. This suburbanized region may be facing additional de-
velopment pressure—a new high school is beins built southeast of
Stockton State College and a sewerage line is planmed for Roube 30,
With the exception of this already somewhat suburbanized area, he
sees little chance for development in the entire western section
of Galloway Township. He sites the lack of services within the
region and the unwillingness of residents to change their life
style as the reascns for this view. Additionally, he sees the
eastem part of the township as being much more attractive to de-
velopers,

The eastern thiréd of the township has two distinet elements.
Cne of these, Absecon Highlands, can be categorized as mixed subur-
ban or suburbanizing. Some Pineys aqd Baymen as well ags the usuel
suburban types 1iv§ here. The area just north of ibsecon (Pitney
Road)} is quickly suburbanizing. There is a small commercial center
at the intersection of leeds and Pitney Reads that has an active
civie association whieh is pushing for additional commercial dem
velopment. The currently erpty arez north of ILesds Road to Route
9 will be sewered and will probaply be developed quiekly, Smith-
ville, to the north, is alresady the scene of major development.
Local residents feel thal the high density development going on at
Smithville will reduce development pressures in the other areas of
the township. The other section éf tﬁe eastern region of Galloway

Township, places like Cemanville and Leeds Point along Route §, is



likely to revain its character. This area has large lot housing
and hed traditionally been the home of Baymen.

During the past ten vears, the changes in land use have been
mastly limited te ingreased suburbanization in the eastern section.
This trend is seen s contvinuing with residents trading off the
eastern section for development in order to retain agriculture in
the western section. The most drastic change in the area during
the past decade has not been in land use, btut in local polities.

- Newer residents, characterized as Stockton types, have begun to

take control from the older conservative farﬁers. ‘This new group

is well organized (they have been successful in obtaining seats on
the school board and were responsible for getting the bond issue

for a new high school passed) and moderate. This group seems to be
responsible for the eastern-section-to-developers-if-western-section-
remaing-in-agriculture trade-off strategy. The ability of Galloway
Township to resist growth preésure from Avlantic City will be deter-
mined, at least in part, by the politiecal alliances these two groups
are able %o forge. Although there seems to be general agreement on
cbjectives, he noted that "there is a good deal of bittermess betﬁeen
the two groups at present." The conservative group seems to be

"angry at losing contraol."



INTERVIEYW 2: COMMUNITY ACTIVIST

The second respondent is a 30ish wife, mother of two daughters,
and planning student, currently working as a plamming intern in
Cape May County. She was raised in Philadelphia and lived ﬁn Long
Island before coming to Galloway. Her husband taught physies at
Stockton State College until recently, when ha left to becomz a
partner in a new energy consulting firm. She likes Gelloway and
szyrs that it is like "going ten yesrs back in 4tine." The variety
of people within the commmmity and ite small size are the reasons
she gives for describing the commmnity as "wholesome." - She es-
pecially likes the fact that the eclerks in the Shop-Rite in Absecon
know her by name, |

When she moved to Gailoway, the natives were wvehamently opposed
to new development, fearing that new residents would demand greater
services from the mmicipality, thus.raising taxes, However, the
Atlantic City renaissance has had major impacts on the thinking in
" Gallovay, The most important impact is mere and higher paying Jjobs.
It is not unusual for a carpenter or bricklayer, who used to worry
about getting his family through the winter, to work 15 hour shifts
in Atlantic City. The sscond most important impact is the increase
in property values., She maintains that property values have inecreased
approximately 51,000 per month during the past several years. This
observation is based on the experience she has had in the housz she
now occcuples, a modest one-story three badroom rancher, which they

bought four years ago for 27,000, and recently scold for 355,000,



Another change in the towvmship results from the professional
people enplored at Stockton. Althoucgh there was consideraale hos-
tility when professors and their family first moved into the area,
the professors have now managed To assume positions in the local
powar structure. This is most evident in the composition of the
school and planning boards. These impacts and changes have altered
the older atiitude toward development. The township now feels that
develeopment is desirable as long as it is Y"controlled" and "ration-
al," There are two reasons for this new philcsophy: +the older
regidents no longer fear increased taxes and the new residents seam
to have been successful in indoetrinating the natives to the glories
of planning,

Although she is one of the disciples of planning, she seems
to have no method for controlling dévelopment,‘nor a clear picture
of the impacts that will resuli from increased density. Like the
first interviewee, she feels that the development of the eastern
section of the township (east of the Parkway) will remove the pres-—
sures from the western region. CAFRA, which has Jjurisdiction over
the eastern secticn, is viewed as a powerful and effective ally.
Yet she is aware that Matt Hudson is btuying land west of the Park-
way, as well as proposing development and wining and dining locals
at the Smithville Imn, in order to gain their support. She also
knows that several farmers in the westerm area are considering the
sale of their land, I{ appears that a rather romantic notion of
planning has clouded her ability to view the current situaticn in

Galloway realistically or pradiect future conditions.



INTERVIEY 3: LONG-TIFE COMMUNITY RESIDENT

The third respondent is a 50ish retired Navy man, a Council~
man and memver of the planning beoard of Gallowzay Township who takes
an active interest in all that goes on in the area. Not only was
he borm and brought up in Galloway, his Ffamily has given their name
to many local landmarks., Unlike the other people I interviewed,
he is not asscciated with Stockton College, and when asked to talk
about the towmship, he spoke exclusively of the easterm section,
even though he now lives in Pomona. However, he is also an advocate
of planning and controlled growth.

He desceribes the people of the tounship as being of "all +types.”
During the past 40 years, many of the local resicdents have bheen
-forced ocut of their traditional occupation as bayman and have taken
up a variety of trades and occupations. Ths establishment of the
wildlife refuge is seen as the cause of bay peliution and the de-
eline of shellfish. However, he mainbains that "the refuge is a
beautiful place and I love it," The war brought greater prosperity
to the area and later NAPAC and Stockton 3tate College hrought a
Inumber of new pecple.

He estimated that, currently, 35% of Galloway's population is
employed by the Federal or State government, 40% are privately em—
ployed and that the remainder of the population is retired. He also
guessed that there are 3500 homes in the 95 square mile township,
with 90% of the houses occupiad by their cwners and 15% are owned

outright. Two years apgo most homes sold for between $30,000 and



$40,000; now the average price is more than 5100,000. Leeds main-

63

tains that the price of land has increased even rore dramatically,
with as much as a threefold increase in one year's time, However,
he fegls that land specwlation east of the Parkway is over, since
land hés tegome so expensive that it mast be developed., The 3
square mile area that the 7,000 unit Smithville development is
slzted to cccupy was acquired in the 1940's and 50's by a Mrs. Nojes;
she geld it to ABC who, in turm, scld it to Cadillac-Fairview.

Arong other developments being plamned for the area is the 100 unit,
350 acres known as Reeds Bay; Matt Hudson {(Atlantic City Develcoment
Corp.) is considering a 14,000 unit development north of Smithville;
and someone else is plamning a 2000 unit, 500 acre develcooment in
the same general area.

He feels that these vroposed developments will sztisfy the need
for housing in the area, and that mere housing is not economically
feasible. He points out that 80% of the people employed by the
casinos in Aflantic City will not be able to afford a mortgage over
740,000, He also cites the sewage treatment plant as a limiting
factor. Although the plant will have a capacity of 40 million gai—
lons, 28 million gallons of that iz already utilized,

He enjoys his Jjob as a local politician; he feels that the town~
ship's plan is an "outstanding decument,”" which will save the towm-—
ship from the negative effect of "uncontrslled zrowth" becazuse it ig
"fiexible," "controlled" and will result in "sood growth patterns®
and "mors open space.” He feels that many bullders underrate the

expertise of the local planning board., Like the other raspondents,



he feels that the future inerease in population will not chanze the

basic character of the area,



TOWN CF HAWMOMTOM

This report is a profile cof the Towm of Hammonton based on
five case-—gtudy interviews and some supplementary data. Information
gathered during the interviews is synthesized on Figure 5 and sup—
plsmented by Figures 1 through 4. The purpose of these interviews
was to obtain a crqss—section of local opinions and assessments

concerning the commmnity as they relate to the following topics

2. population

3. economic base

4, commmity character

5, development activities

6. land values and speculation

7. agriculture

These were informal interviews rather than structured, question
and answer sessions, during which the interviewses were encouraged
to present opinions and perceptions in addition to hard facts. The
roles of the individuals, who were interviewed early in 1980 are as
follows:y

1. regident; planner

2. 7resident; teacher; meuber of the local environmental commission

%, resident; farmer
L, emploved in town; lawyer; former town and country official

5. 7resident; local farm—-related businessman; member of various
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local county and gtate farm and non-farm—-related advisary
groups.,

Hammonton lies in the northwest cormer of Atlantic County,
bordered by Shamong and Washington Townships (Burlington County)
to the north, Folsom Boro to the south, Mullica Township and a small
portion of Hamilton Township te the east, and Waterford and Winslow
Tovmships (Camden County) to the west (Figure 1). Hammonton is
served by regio;al transportation connections., U.S. Route 30 and
the Atlantiec City Expressway are major arterisl and limited access
highways respectively, and provide east-west service, U.5, Route
206 and State Route 54 tozether provide north-south serviece. In
addition, Hammonion contains a railrnad station along the line which
operates between Atlantic City and the easternmost termimus of the
Lindenwold Line, |

The Town of Hammonton is partially served by water snd sewers
as shown on Figure 2. The wastewaler treatment plant is a second-
ary treatment plant and has a design capacity of 1.6 mzd of which
approximately 1.0 mgd currently is utilized.

Hammonton had a zoning ordinance in 1945. A comprehansive
plan was prepared in 1967-1968 and a new zoning ordinance adopted
in 1969. Most recently, a new master plan was completed in 1978-
1979 and a zoning ordinance adopted on 24 September 1979 (Fiz. 3).

The following seections coincide with the previously listed
seven topics. Although agriculture is part of both land use and
econémic bage, 1t has been discussed separately, given its inmpor-

taneca to ‘the Lowm.



1. Land Use

Zoth field obgervations and the case study intervisws indicate
that the Town of Harmonton primar;ly is a low-density residential
and agriculiural commmity with scattered light industry and two
strip-commercial/business areas. In addition, roughly 2 third of
the northern portion of the town lies within the Wharton State
Forest (Figure 4). For discussion purposes, the town can be divided
inta five parts:

1, the more densely-setiled town center;

2. ‘a strip-cormercial corridor, U,S. Roube 303

3, agricultural lands neorth of Roube 303

b, agriculturzl lands soubh of the town ceﬁter, and

5. the Wharton State Forest

The town center, shown as the dark areas on Figures 4 and 5,
ig the oldest and most densely settle@ part of the town. It is a
mized-use area comprised primarily of one and two~family homes with
a few garden apartments, a strip-commercial CZD rurming roughly N-35
along Twelfth Street, and some secattered light indusitrizl uses,
Mach of the recent residential development in Hammonton emanatesl
from the towm center (Figure 5).

The tovm's second significant commercial ares lies within a
corridor adjacent to both sides of Route 30 (Figures 4 & 5). This
iz a growing, strip-commercial area comprised primarily of highway-
oriented businesses such as shoppinglcenters, fast food outlets,
automobile dealerships, ete, Growth can he characterized as an

infilling of vacant buildahle land fronting on Route 30.



The third division of the town is an azricultural area which
lies betweerl Route 30 and north to the boundsries of wharton Siate
Forest (Figure 5). DBecause agriculture will be discussed in rore
detail later in this réport, it will suffice to say that this avea
is comprise& of active orchard, vezevtable and blueberry fawme rang-
ing in size from 200 to 20C acres,

Another major agricultural area liss hetween the tovn center
and south to the muniecipal boundary (Fig. 5). dgriculture in this -
arez 1s almost entirely vegetable farming., 4 sispnificantly distin-
puaishing eharacteristic betwsen the agricultural arca and tha one
nerth of Route 30 is the fact that scattered rural residential de-
velooment exists along roads in the southerﬁ area while the northemn
area ig almost entirely agricuitural., The characteristies of this
development will be discussed in the subsequenti section on Develop—
ment Activities.

Finally, nearly a third of the northern portion of the towm
lies within the Wharton 3tate Forest which also coinecides with the
Pinelands Cormission's "Preservation Area" boundary (Fig. 5). This
area is undevelored excent for some blueberyry farming and associated

rural residential uses,

2. Population
According to the Census, Hammonton's 1970 population was 11,464

persens, an increase of 16.3% from 1960. The estimated 1977 popu~
laticn is 12,075 which is a 5,3% increase since 1970. The 1870 to
1977 average ammal rate of growth is 0.3% or roughly one-half of

the 1950 %o 1970 rate of 1.67.



finding. As indicated, thsre were a total of 22 industrial firms
operatinrg in Hammontcn., Cf these, nine fell within the 2-digit,

SIC category of "dpmarel and Other Finished Products". liore signi-
ficantly, total employment for the 22 fiyms was 2,820 employees.
There were 1,803 emnloyees work;ng in the nine garmet, industry firms
which accounted for H4% of the total number of industrial employees.
If the 300 employees working at Whitehall Labs is deducted from the
total number of tovm employees, garment industry employment repre—
sented 753 of Harmonton's total industrial erployment,

Only one of the interviewees believed ‘that comrmtation west te
jobs in the Philadeiphia and Sguthern New Jersey area is a pattemn
for Harmmonton residents. This same person also thought that the
town is an attractive bedroom commmnity for employees of Atlantic
County Commmnity College and Stockton State College. None of the
interviewses indicated that they were aware of any new casino-
operéting enmplovees locating in Hammonton although the town has
supplied construction worksrs., However, all of the people believed
that Hammonton would become a bedroom commmmity for Aflantic City
in the future. )

There was a eonsensus among all of the agricultural-related
intarviewrees that if farming remained healthy in Hammenton, casino
Jobs would not attraet a siznificant number of farm operators or
their offspring., However, one interviewee indicated that these

Jjobs may attract key farm workers such as foremen,



4, Cormmmity Character

™e case study interviewsss were asked to deseribe the charac-

ter of

which,

the commmnity. "Commnity character" is a nebulous concept

in this, instance, was used to identify any distinctive

Qualities that the interviewees percelved Hammontcon te have. The

interviewees' responsszs are listed below,

AlY of the interviswzes felt that Hammonton was a pleasant
cormumity in which to live and mosi have extensive long-term
family ties to the commmnity.

Most of the interviewees characterized Hammonton as a small,
ologe~knit community where residents know each other and
outsiders find it difficult to be abscrbed.

None of the interviewees had any percepticn of increased
erime over the last two decades.

{nz person felt that the quality of life had deteriorated
over the last 20 years as a result of the town's growth.
This detericration was characterized as being manifested
in the pollution of Hammonton's Lake caused by urban run-
Qff from recent development and in increased level and
complexity of public services required, such as municipal
trash colleetion, a full~time building inspector, and the
econstruction of public recreation Tacilities.

The town's predominately Italian-Catholic populaticn was
characterized by one interviewee as belng conservative,
family oriented, and anti-urban and which welcomes industry
but not low income housing. 4Although there has been encugh
controlled expansion in public services so that they have

~not been strained as a result of past growth, the populance

was desecribed as not being prepared for any new, significant

ture growth. This latter comnent was made in light of
future growth pressures generated by Atlantic City casino
development.

Anocther interviewse indicated that although Hammonton has

a strong agriculiural base, the town iz noit a "grange-type”
community with such characteristics as children being in-
volved in either the Future Parmers of America organization
or enrolled in agriculture vocatiocnal classes. Rather, the
town wag characterized as a corrmunity of businessmen whether
they are farmers or not. The only exception is the agricul-~
tural arca north of Route 30 which is comprised of more
traditional farming families,



According to one interviewer, no official mmieipal population
projections exist, However, the county runicipal utilities author-
ity projected that Hemmonton would érow to 20,000 to 22,000 persons
by the year 2000 and the county projected a population of 15,000
persons for the same year.

A11 of the intérviewees attributed population increase primar—
ily to net natural increase 2s irmmigration was not considered to be
a factor. The only exception is a major iﬁmigration which occurred
during the mid-1960's as a result of the opening of Whitehall Labora-
tories, a pharmaceutical preparations firm, The interviewers charac-—
terized the population of Hammonton as predominately Italian-Catho-
lic. One interviewer indicated that a recent Presbyterian Church
survey found that there has been a recent inerease. in the Hispanie

populaticon, but that there are few Blacks living in the town.

3. Leonomie Base

For purposes of the interviews, econcmic base was Qefined as
the answers to auestions concerning where resident's of Harmonton
work and what employment opportunities exist within the towm. 4.
second question addressed the impacts of Atlantice City casino gam—-
bling on this economic base. ALl of the interviewers were in zgree-
ment that agriculture and local industry, particularly clothing
manufacturing, are the two main economic activities indigenous to
Hammonton. This is in addition to Whitchall Lans, and retail trade
and other businesses common to many towns.

A review of a 1974 county industrial directory confirms this



- Finally, one interviewee indicated that until very recently,
all new construction within the town has heen pronosed and/
or built by locally-knowm builders and developesrs. There
now are outside developers (e.g. Canadian) who are expres—
sing intersst in the commmity and this has made some resi-
dents feel "uneasy",

This section of the case study analysis describes the inter-
viewees! perceptions of vast, present, and future developmsnt ac-
tivities within Hammonton. This topic addressss the towm's growih——
where and what kind over time.

Tnere hawve been two types of residential growth in Eammonton
since the 1950's and which contimue today. PFirst, new residential
development, both smallrsubdivisions and individﬁal lot infilling
has occurred in and emanates from the-more densely settle towﬁ
center, This growth generally runs in a east and west direction
(Figure 5) as extensions and hookups are made to the mmnieipal sewer
and water systems (Figure 3). Except for a few garden apartment
corplexes built since the latter 1960*ts, all of this residentizl
development has been éingle-family homes.

The second type of residential development is small builder—
type construction of one to three houses on individuzlly purchased
lots that were previously subdivided. A4s shown on Figure 4, these
homes are scatfered along many of the roads outside of the Ltowm
center. In addition, farming continues behind many of these resi-~
dences,

One intsrviowes indicated that due %o the éonservative, ne—

growth attitude of the town, 1ittle change from this pattern is



»

anticipated. To date, developers with major subdivisions have bean
procedurally "delayed to death', This has resulied in a reluctance
Dy developers to propose suech projects in Harmonton. According to
aniother intsrviewee, a second issue concerning future residential
development is the gquestion of wastewater management., Although
the existing wastewater treatment plant currently has an excess
gapacity of 0.6 MGD and meets its NPOES permit discharge standard
of secondary treatment as designed, the NJ DEP has propesed up-—
grading the receiving stream standard which would reguire advanced
treatment at the Hammonton plant, To date, this issue has not
been resolved.

New commercizal development largely has.cccurred in the Route
30 ecorridor and is expected to continue. No new industrizl develop—
rent has oeccurred or is expected to occur until the wastewater man-—~
agement question is resolved, Neither the Planned Industrdial nor
the Plamned Industrial-~Planned Regional Commercial areas shbwn on

the zoning map are gserved by mmicipal sewers.

”~

o. Land Valuss and 3peculation

Although all of the interviewees indicated that_laﬁd values
have appreeiated during the last two decades ancd particularly since
1970, none were awars of any major land speculation by outsiders
within the town, One interviewee did indicate however, that farmers
recently have been purchasing land at prices which appear toc bs un-—
geoncmical for farming except possibly for the current high cash

return on two crops--blusherries and peaches,



(ne interviswee indicatad that 30 to 40 years ago, the price
of land averaged 3510 per acre, By the late 1990's, this price in-
creased to $H100. Another interviewee indicated that the price of
land was $500 per acre during the mid 1960's and which now ranges
from $2000 to $3000 per aere, This significant sppreciation was
said to cccur during the early 1970's as fazrmers became aware of
growth pressures and inereasing land valuss in peripherial areas

such as Winslow Junetion.

T+ Agriculture
Because of the import%nce of agriculture for Hammonton, a

separate section of this report is devoted to farming. There was
a consensus of answers amongz the interviewses knowledgeable about
farming and therefore the following is a corposite narrative, which
describes past, present, and the anticipated future of agriculture
in the town. )

though the number of farms has declined during the last 20
years, the zcreage wnder cultivation has remained about the same.
A previous section on Land Use dindicated that there are two main
agricultural areas within Hammonton: first, the area roughly north
of the town center betwesen Rouvte 30 and the Vharton State Forrest

boundary; and second, the farmland south of the town center. PFarm-

ing in the northern area is comprised of three principal types

Pl

i.e. blueberries, orchard fruit and vegetables)} while vezetable
farming predominates in the scuthern area. The importance of this

istinetion will become anparesnt in the following paragraphs.

*



Although there have been many crop eycles since World War II,
vegetables and frults have been the mainstay. Up until approximately
10 years ago, vegetable farming predominated. Since then, there
has been a shift te tree Truit and blueberry farming as well as
vegetablea cultivated on larrer farms., This shift is best charac-—
terized as the change from labor intensive farming praciices to
mechanization., Three factors accounted for this shift:

~ a change in market demand and resulting profits

- & change in the natural cyele which resulted in more
frost and freezes, and disease affecting cervain crops;

— a change in state regulations, which mandated a shift
in payment from piece work to a minimum wage.

The resulting mechanization caused the need for greater acre-
age per farm in order to maintain economies of scale required by
mechanization.

At present, farming in Hammonton is conéidered strong as many
of the marginal farms were absorbed by the more successful cne dur-
ing the transition., In addition, the profitability of blueberries
and tree fruits has been a sufficient incentive to k=zep farmers!
offspring in agriculture, This in turn has reinforced the strength
of farming in Hammonton.

The future of farming iz anticipated at the present time as
good, However, two factors are noted:

- agriculture as it is practiced today is more vulnerabhle

to failure as a result of the increased aspecizlization
of crops; and

- new development threatens the as of yet unresolved issue

of the "right to farm (i.e. conflicts between farmers and
adjacent landownars over nuisances resulting from farming:}”,



As previously noted, scattered residential development has
ocanrred along roads outsids of the town center. This has occeurred
in the southermn farm area to Tthe sxtent that this area is now zoned
for more intensive use, This is in contrast .ic the Rural Residen-
tial zoning classification assigned to the northern agricultural
arez (Pigure 2), Given the predominance of weaker vegetable farme

ing in this area, its fubure as fermland is questionable.
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FIANCEESTER TCWHSHIP

Manchester Tovmship is one of the mosv repidly developing
mmicipalities in the state. From 1950 to 1970, *the population
grew from 3779 to 7550; by 1977, the population was sotimatad at
20,704, Furt;er, rom 1970 o 19782, ths Towmship issued 97?0
building permits, Retirement Comrmnities have by far dominated
development in lanchester. For example, the 1970 population was
38.13 eged 45 and over. loreover, of the 10,543 cccupied year-
round dwelling uvnits in 1972, 5,578 were in the Township's Retire-
ment Commmmities {R.C.).

As indicated above, the great majority of development in Han-
chester occurred in the past two decades, frior to 1962, when
Cedar Glen City,'the Tirst R.C., was constructed, the Township
consisted of scattered detached zingle-family homes. This develop—
ment was primarily centered in 2 areas of Manchester; the Whitingse
Roosevelt City area in the Towmship's western section, and the Ridge=-
way—Pine Lake Park area in the Township's eastern seetion. The
Tovm of Wniting dates back to the 19th Century; Pine Lake Park and
Roosevelt City are old ( pre 1930) paper subdivisions that have
only bezun to develop significantly in recent years. The older
residents of the Township were described by one intervisiee as
genarally working people, with some self-employed. The so-~czlled
old-timers have not historically been very well off sconomically.

In the early 1960'5, the Tovmship government established a

policy of zetivaely encouraging R.C. development, larzsly in order
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to keep the municipal ta:r rate dowm. Between 1062 and 198k, 2
relatively small K.C.': were conctructed, logated in the south-
and north—eagtern sections of the Towmshin, BHetween 19635 and the
garly 1970%'s, the large Crestwoed Village anc Leisurs Tzehnolozy
R.C.'s were constructed. Following the Tovnship!s historic Ja-
velcpment pattern, Crestwood Village is logated in the Whitings-
Roosevélt City area and the Laisure Tachnology developments are
located in the Pine lake Park-Ridgeway vicinitr. The locations of
these R.C.'s followed the recormendations of tho Tomahip!s Hzster
Plans, Both the 1981 and 19€7 Plans suggested thz’ doveloprments
should econcentrate in these two areas. The third phasc 0f R.C.
developmsﬁt, beginning epproximately in 1975, consists of the ex—
pansion of Crestwood Village and the leisure Technology develop=-
ments, As previously indicated, the R.C. develonment has been mas-—
sive. Since 1962, over 3500 dwelling units have been built that
house over 1£,000 people.

Other development in the Townzhip has followad the R.C.'s.
Lured by the low tax rate (for.examp}e, the rate dropped fraom S2.94%
per $100 in 1975 to $1.53 in 1976) a2 veristy of relatively small
gingle~farily developments were constructed in the 19?0'5: coneen—
trated primerdily in the Pine Lake Park and Tcosevelt City subdivisions.

Pine Lake Park, located east of Roubte 37, is a2 larze sutdivision of
25" by 100" lots. According to one interviewese, it was zpproximate—
1y 4% developed in 1970; today it is approximately 103 deVelcn d on

100! by 100' lots (4 of the orizinal lots are reguired to build

wmider existing zoning)., Rooasvelt City iz 2 4 f0 5 zq. mile l-acre



lot subdivision; up Lo 1976, there were perhaps 10 homes in the

arsa, JSince that tims, approximetely 200-220 single-farmily houses

&)

have been built, i musber of other, smeller,

ingle-family subdi-
vizions have a2lzc Desn bullt in recent w2ars in the Pine Lake Pari-
Ridgeway section of tﬁe Tovmship.

Altnough there exists very little cormerceial developmént in
Manchester, thiz, too, hés Tollowed the [,C. patiern. Some com-

-

mereial Ffacilities exist to service the Crestiood Villeze develop-

ment; 2 small shopning center is alzo under eoncitruetion west of
Creatiood, Iost of the commsrceial developaent hag qccurred along
Rouwe 37 south of Roube 7C, in the eastern portion of the Township.
This development serves tlie single-family houses in the Pine Lake
P“““;?,drevav area as well asz the Leisure Technology developments.
Very little industrial development has occurred in Manchester
Township. The American Smelting and Refining Company {ASARCO) is
engaged in a surface wmining operation in the central portion of
the Township. This project, however, redurns the land to its ori-
oinal state after the arbractiom of ;1ne alsy the AZICO lande will,
therefore, eventually be available for development, A magnesium -
mill ig loecated in the Por'th—-c entral section of the Township, in
addition to a nunber of small industrial CONCEINS. Finally, a
gand and gfavel wining and landfill operaticon iz located in the

2astorn~most portieon of the Township.

Dspite the develonmant activity deseribed above, most of the

Tovmohdn's Lendn are ewrrontly unmdevelopad.  Aceordineg to a 1875
lansl uce analysis prepared Dy Bugene Qross dococlates, anchester'o



Planning Consultant, the Township was 907 undeveloped at the time
of the analysis, The analysis indicated that 5337 of the Tovmship
was vacant privately-ownaed land and 379 was vacant state-and-federal
land, The public lands zre included in the Lebanon State'Forest
and Fort Dix Reservation in the Township's western portion {west
of Roosevelt City)}, and the Lakehurst Maval Air Station in the
northern section of the Township. The primary private land-ovners
are Crestwood Village, which owms land north and east of that R.C.
mnder the Sunny Pine Contr. Cofp.; Lzisure Technology, wirich owns
land north of Crestwood Village and southwest of the current
Leisure Tech developments; and ASARCO, which ouns 2 massive tract
that ineludes the entire central portion of‘the Towmship. The
ASARCO tract stretches from Crestwood's eastern border to Route 37
~and from the Towmship's southern border to north of Route 70.

This development pattern has led to the following current land
use scheme, described briefly and gen;rally: West of the Roossvelt
City subdivision and north of Roubte 70 is largely undeveloped,
falling within Lebanon State Forest, Fort Dix, and the Lakehurst
Naval Alr Station. The Reoosavelt City—ihiting area contains the-
Crestwood Village R.C. as well as a mumber of single-family dwellings
and a few commereial establishments. The large central portion of
the Tovmship iz essentizally vacant and owned by ASARCO, ASARCO is
currently mining a relatively asmall piece of land within this tract.
The easterm portion of the Township (Ridgsway-Pine Lake Park) contains
the majority of the Tovmchip's development. Iocated here are the

Leisure Technology R.C.'s, Pine Lake Park, a number of smaller singlew~



family subdivisions, the new high schoel and municipal cornplex, and
o
most of Manchaster's commercizl development, East of

cF

nis ares,
along the Township's easternmost border, one finds the landfill and
sand and gravel operations; north of this area is the location of
the small industrial area that includes the magnesium mill.

The tremendous level of Retirement Corrwnity develcopment has
not occurred without problems for the Township, despite its obvious
tax rate benefits. Two interviewees stressed that problems already
sxisted betireen the H.C. residents and the younger famdlies with
children who have been purchasing the single-family dwellings. One
of the prime concerns of the R.C.'residents, who corprise over 70%
of the population, is a low tax rate; indeed, the tax rate is one
of the Township's R.C.T¢ main attractions. In contrast, the young-
er families desire a full range of municipal services, the provision
of which would require considerable mumnicipal expenditures. The
Towvmship recently constructed a new high school., A new middle
school was, however, voted dowm twice in early 1980, larzely as a
result of senior citizen opposition, This conflict can be expect-
ed to continue in the future. As a corcllary to this, the same
o intervicwees expressed concern over the possibilities for the
development of a cohesive community among thess diverse ssgmenss
of Manchester's population.

Two interviewees alsc expressed concern gver lanchesterts
"overdevelopment." In contrast, the Townchip Administrator stated
that the Township will definitely continue with it~ present poliey

of large zeala Deitirement Cormmnity develaprment, He felt that the



extent of the Tovmshin'z uliimate development would ineluds 211
af the lands wdthin 2 line drawm alonz the western border of the
Roosevelt City subdivision, Raute 70, and the Towmshinte eastévn
and southern boundariss. This would inelude 21l of the AZARCO
lands, and wonld accomodate a population of 40-50,000, He shated
that the Towmship would continue its present poliey of & R,C,
dwelling uwnits to 1 single~family dwelling wnit, The presence of
large vacant tracts owned by the R,C. develcpesrs would support his
pradiction that the R.C, development would continue to dominate the
Tormship'e developrment.

In addition to the R.C.'s, a mumber of other developments have
been proposed in Manchester. These are detéiled in Interview 1,
velow, The iImportant point to note is that development proposals
in recent years have vegun to pusih west and novrth either very claose
to or into the Conmdssion's jurisdietional area. It seeus that the
Commissionfs presence has chilled this, Ve are wsure as to whether
this is an over-rcaction on the part of the market, or the response
that the Commission can expect to continue, Further, in this con-
nection, development activity in Roosevelt City has declined in ths
last year or two. One interviewas attributzd tais to uncertainty
concerning the Corrdseion's development policry. It is again diffi-
eult to judge the extent to which this development prezsure will
revive.

The detailed information on which this brief narrative is baszed

iz offered in the following write—ups of the thres intesrviews conducted



in conjunction with this case study, relevant information extracted
fron Manchesbter Towmshin's 1961, 1967, and 1980 Mester Plans, statis—
tical data on the Township, and large scale maps illustrating zoning,

land ovmership patterns, and land transaction activity.



INTERVIEY 1: TOWNSHIP ENVIROMMITAL OFFICER

The first interview wes with the Towmconin Zavirommentel GfTicer.,
He is 28 years ¢ld, and has been 2 resident of ianchester for 7
years, since his parents moved Irom Mevark to Crectimod Villaze,
As Township Invironmental Officer, ke revievs development and sub-
division plans from an anvironmenizl peripeetive. He has worked
for Manchester from the winter of '73 to the present time, end is
the Tovmsaip!s representative on the Finslands Comedioszion Liayor's

Council.

1. 7Types of Pesonle in Manchesier

He identified 3 district soeial groups: 1) what he termed
"old~timers", 2) senior eitizens, and 3) yowger middle—income
fardlies with children.

The old timers have lived in lManchester from belore the Re-
tirement Commmnity boom. Many can treace their residence back to
the 188015 or so. These are genserally working people. Many work
for the Towmship and County road deparitments, and sore apre self-
erployed, Historically, and this remains itrue today, this iz not

an econcrilically well~off group of pesopla. Up to the 1S40%'s, the

teilroad was the mein economie factor in lianchester., Many residents
worked for the railroad, and many others worked in occupations re-
latec to the PR's presence: woodrdlls and small fzetories that
logated in Manchacsher herszuse of the reilrnad. There has never bean

any sirnificant busineszs aetivivy in town. The majority of the



residents cormmuse out to work. This is trae of old~timers as well
as the youngor faxnily head:o,
The youngsy rd dle-incorme families are a more recent develop-
ment—nostly lursd Uy ths low tax rate. The volume of these families
is inerecasing, nubt 15 not gzaining on the Jeniors because of the
Tovnanipts ratio of ¥ Retirement Commuh,ty @w_lling units to 1 SR
Cw2lling wvmit., Moast of there peopls out—cogmaie o a wide area,
Trenton, New Brunswicl, MNewarl and even tlew York., 3Based on his
o

mowledge of the towmship welfare departrent's activitiesz, he in-

dicater that there erndsts verr 1itile uvneopleormant in Ianchester.

2., Trend in Reoti@ement Commmity Develonmant

-

¥
[}

= described the sequence of Retirement Cormmnity develooment.
For ease in referring to the attached mar, The nares of esach develop~

ment have been eirecled in red,

-

The first phasze of R.C, development consistad of 2 smell come-
mmnitisa., QCedar Glen City, located in the extreme southeasterm cor—

ner of the runicipality (cuadrant D-15), was developed begirming

around 1962 by Paul West. Cedar Glen West, located in the north-

eastern seetion of towm (quadrant. A-18) was begun around 1964 by

the zams developar and is approximately the same size as Cedar Glen

0]

Citr.

The second phass, which began arcund 1965, brought the large
R.C.16 to Mancheoter, Creztwood Villagz hezon at a density of 4-5
du/acre, and with very well-construeted shructures. v density,

acequate cpacing tetween struecturss, and Solid construction were



vere the rarketing strategies used by Crzsuwood. However, according

to the interviswee, 1
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¥ denssy and more
ticky-tacky, Lo thz peint where T hiting Villers, the last section
constfucted, features 16 feet between siructures. Craestuwood is lo-
cated just wezt of the Towmship's midpcint {see quadrant E-~7 on the

in the eastern portion of towm

[P

map}. Leisure Village West, locate
(map quadrant C-14), was Demun afier the develcpment of Leizure City
in Dover Towmship. In contrast to Cresiwood, which is predoudinantly
co-operative, Leicure lfest is a condominiwm developmant. Cedar
Glen Lakew, located just weet of COrestwood Village (map quadrant
D-5 & 6) is the final aspect of this sscond phase

The final phase consists of the expanszion of Crectiwood Village
to the South east and west and the development of leisure Knoll,
located to the north of leisure West (map nuadrant C-13 & 14). This
phase began around 1976,

Hiz sense is that the K.C. marke% iz on a dowmswing, Ehis is
indicated by uhelTownship's action in January 1980 to lower the mini-
mum age frem 52 to 48. This is also evidence of the Township's con-

timued commitiment to R.C. devaloopment, for tax rate purposes, which

he indiecated was a very strong commitiment.

3. Qurrent land Use

This discussion is keyed to the attached map, which the inter-
viewee filled in in detazil zoncerning current land use. The blaek,
plue, and green markings were put on the map by him. Black lines

refer to exisfting land uce, blue lines connote proposed future



development (described in the newt section), and the green line is
the Pineland's przgarvebion line., This ssciion deseribes the man
movins from west to ea2st.

&, The western portion of the tomm iz publically-ovmed open

space—conprized of Lebanon Jtate Forest and the Fort Dix Roservation,.

rre

Within this area is an old section of town known as ¢ither Wheatlana
or Pasadena (zee men quadrant G-2)}. This containg a few scatbered
single family homes thab date back before the 1040'gy

B. The-Roosevelt City area (map quadrants P thru G and 5
through 7} i3 a 4=5 square mile l-zcre subdivision that was sub-
divided initially in 1907. This area has no sewersz. Up to 1975,
thers were approximately 10 hemcs built here, The past 5 years have
witneszed muﬁh greater development in this area, all single—famiiy
detached on l-acre lots.

The southeasterm section of Roo§eve1t City, called Fox Hollow,
developed by Rob Searborough and at 10 du's/block, ineludes approx-
imately 150-1450 homes. ' Wimmewood at Whiting, located on the westemm
edze of Roacevelt City, ineludes 25 homes. The devaloper began ad-
vertising in 1978, and was not able to move the homes, which are
selling in the 50's. The develomer is now getting oubt of Manchester.

imterview, Jjust north of Yinnewgod at Whiting, is similar to

1]

Uinnewood. Te develoner was active around the samz tirme as Finne-
waod's, and had a very cimilar e:perience, including getting out of
tanchester. The remaindder of Hoosgvelt City consists of single lot

omiers concirusting homes For perconal use or omell builders doing

a zmall volure of emmuotiuetion Ffor recale, This 3

1]

oscourriny



ability of paved strezt:z., (We nobte that the Towmohin Tex fesezzon
3 3 . - s dme - Fan
advised ug that the Towmship spert a grest dzzl of Jtabke/Falerel

funds in the past few years on strset paving in Hoosevelt City,
we drove the subdivision, and found a nunter of paved strestc with
very few homes on them.)

He incdicated that the Pincland's loratorium has really %illed
development interest in Roosevzlt Clty, 2 situation that be balieves

will likely persist for 10 yearz or s0. For the next 2~-3 years

-

he szee:z sporadie single lot censtrucetion; what will
t+ iz provlematic. An upswing in bwilding way oecur, but he

believes it will e an environmentally sensitive ons, due te the
Commzssmon's presence and the proximity of the arez to The interior
core of the Pinelesnds. The Structural llanagemant Corporstion owns
a great deal of land in Roogevelt City. Leacy Townchip is discour-
aging development of that part of Hoosevelt City within its berders
because of the absence of ;oads.

C. HMNorth of Hoosevelldt City and west of Crecuwood Villaze 1is
the vhiting area (see map cuadreantc E-5, D5 “hrough 2, and C-G).
This area conbains z crlell number of scattered single-Tandl: homas.

The original Town of Whiting (quwadvant D~ & 7) dates back to the

l:]

late 19th century. As the map indicates, thare were a numoer of
subdivisions in this area, subdivided in the 70'e, that were negver
cdeveloped.

D, The area 2f the Tomohip ﬁutlined in blaek (rouzhly including

-

- r - . B . e b -
map masdrants D=7 4 8, T tn 8, and F=7 %o 10} ic Crestwood Village.



This includes the DPine Rifge Mobile Home Park, which is a part of
the Orestwood nrojecs. Hest of Crestwood Villase {(guadrent D-5)

is the Zedsr Glen Lakes Hetirement Commmditr,

E, The area outlined in black in the north~centiral porticn
of the Township (quadranst 32 & 4} is knowm as Beckervilla. As the
map indicates, tnds 1s an older section of Hanchester, a plage of
residence of "old—timers", It conbtains zpproximately 10 scatiersd
hemes, small plot farms, and is 2 lower income area. (Note that
we drove this area, and found the hemes to be in poor condition
and gererally quite small,)

F, The large area in the centrzl portion of the Toumship
(from quadrant 3-8 to C-11 to B-12 o E~10) is owned Ly ASARCO, the
American Smelting and Refining Company. ASARCO is extracting a
basic paint compound, =and utilizes a process that rastores the lénd
to its natural state. According to him, ASIRCQO does a good job at
restoration. Als=o, according to him, except for this land, the only
remaining truly open space in Manchester (Jjust in ecological system)
iz the land that falls within the Pinelands boundary,

G. Just east of the ASARCO lands is Route 37. This area con-
tains some strip cormercial development, the town hall and hizh
school, and two small single-fardly subdivisions {Jumiit Park, sub-
divided in 1959 and Savarmah Agres, subdivided in 1950). At the
southern end of Roubte 37 is a gmall meobile home parlk,

H, Horth of the Route 37 area are the Leisure Tech, develop-

ments.  fccording to him, Leizure planas €0 expand souwth to RoutelT.



I. Zast of Route 37 is Pinz Leke Parl:, cubdivided besinndines
- ] o i

in 1910, The criginal lots are 285 2 100, and existing zoning re-

quiras & lots to build, This is a2 single-family subdivision, Ten

years ago, it was approximately 43 developed; nmost of the existing
developrment has ocourred within =he past 10 yzars, The entire tract
is spot SP homes; he made no estimation of the mumber of dwelling
units that exist at present. (Note thet ws drove through this arsa,
and found z wide variety of structure tTimes—ranzging from bunselow—
trpe to ranecher o more recent split levsl and 2-story. The homes
are truly scattered throughout the subdivision,)
J. To the east of Pine Laks Park runs Ridgaway Road, vhich

gortaing a number of seatiered zingle-farmily homesz, Like Pine lake

vt

ark, this a lov-incore area.
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K. North of Ridszeway Rozd (see quadrant 3~15) iz the Jidgeway

L“'l

Area., Thig is a fally deVGWOnﬂa gingle~family area on = acre lots.

.

L. South of Ridgeway is the location of a2 sand and gravel
i -

peration (see quadrant C-15). ‘Mhen the mining is corpleted

E.
15
63
s

this area is intendsd o e uced az a sanitary landfill, In fact,

There is a second sand and gravel cperetion in the Tovmship's er—
treme north-castern cormer.

4. Horth of ths Leisure Tech. developnments (guadrant 3-13)

iz 2n industrial area., This containsg a number of =mall factories

and a larger magesimm refining plant, The magnesium plant generates
a cubstantial velumne of noise, vhich iz 2fIreting the proposed west-

ward expansion of ILeisure Inoll. 2Acecrdins to him, the Towmship has



made thic erpansion contingent on Leisure Tech's minimizing the

noise irpaet of the mainesium nlant,

K. The arca in the north-central portion of the Township
generally encireled by the Pineland's preservation line as far west
as Beckerville (quadrant 2-8) is & heavy noise inpact area from the
Lakehurst Maval iir 3tavion. This iz substantizlly limiting the
development potential of this area,

0. The Tort Dix bombing fislds also have a large noise impact
on tha area of the Towmship north of Cedar Glen Lakes tolthe Tovm--
ship's northern boundary. {mp quadrants D through 4-5 & 6). This
also has had a limiting affect on development; for exampls, the
Toymship denied the exbension of Cedar Glen Lakes north of Route

70 because of the adverse impacts of this ncise,

L., Proposed Dovelomments

He named the proposed developments of which he was specifically
avare, 'The ensuing list referz to the mumbered areas eireled in

blue on the map.

1. Pas-lac Corp. - 1972 - 3 homes proposed on 10 acres
in a hi-impact noise area.

2, KOA - type Campprround -~ 197G ~ 50 acre trait.

%, Trtencion of Cedar Glen - 1978 « may be defunet due to
noise impact.

4, SF homes on l-acgre lots - feasibility hurt because of
noise irpact,

5. Wamdcke at Manchester Hetirement Commnity, R.0.C. Corp.
1978 - 79.

6. Another KOA~type cammrround — 1977 - proposed by Crestwood




Village, Ipc., extends into liooddand Twp; probkably will
not be nursuzd due to loecation in Finslands; never »nre
sented baiore Planning Board,

7. Carmaround nronesad on 24,6 seres - 1972 -~ Fire lanss were
construeted around the perimeter of zite, a l=acre nond
was dug, and the preoject was not finished.

8. Villaze € - Crestwood Villass

9, Leisure Knoll Zxtencion ~ running into diffioulty dus to

nolze igpacts,

5. PFarming in Maneciwester

Thera has never heen any simmificant farxming <us to the poor
quality of the soils. He estimsted that =% ils height, lesz than
1 sguare mile of land was actively farmed. st of this ocourred
on small farms and farming plots in the Ridéeway and Deckervilie
areas. ‘There are currently some small farms in the Ridgeway arsa
that predate WWIT, Farming is <one by the landowmers, and has not

served as a stable source of income; the farmers subsisted at best.

6., Problems in Manchester

He was very hesitant to speak on this subjeet. The one pro-
hlem that he did identily was that the Pinelonds moratorium could
possibly affect Retirement Community development, Ilowing dowm
this developnent, 1i{ single-family construction contﬂnund would
eprode the ratio of senior units %o single-fardily units, which would

have repercussions on the mmnieipal tax xate,

7. HManchester in the Future

ALl simmificant develonment in Manchsgter has occurred in the

- — T - - N 4 a. - - e o T . )
=led gl Hr o:xmeoets thens recont trancs to eomtinue, o zoo
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oot of the short-term developuient occurring east of the Borowh

[ P - e - il - — ]

of Lakemwrat {eazt of muad lins 11).
TEE . T 43 -~ = ) - - 3
P vigw Lo Shat the development of this arez will be govesrmed

or eristing zoning (sez attachsd zoning wan) and, further, that it

q 1 Fo - ] I o - 2 g w— P B 4 I -
will be f211y dovzloned. The ormhasis w211 convinmuzs on Ratirgmant

Cormmunity devclopment, partizularly on larcs tracts, ke expootc
that #ll lance zoned R~A will sventually becoms ssiior davelonment
{¥ate that R.A, permite Rebirermead Commmitice az 2 econditioral use, )
Jithin tha nent 10 years, he expeets  lanchoster to lose ita
miral character, in the sense that there will no longer be a pateh
of woods every other parcel of land., He expecits the Towmship to

be characterized by almost exclusively i_?*Tp‘..“f;)VEd land '!:,ha*'g is of

reloevance Lor tax purposesz, the Townchip'z prime developrental motive.



INTERVIDY 2:  RUPTRSIUTD COLIAROTY A GIERAL COLMUWITY ACTIVIAT

LV PN - | TP R 3 er op Famyra T mm ~ = . KN
The interviewes Lac Tesn actively involved in cdevesloprent
-~ -
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izsues in the Towumshin for 2 numter of years., Iler involvamsnis

» - Al 1 [P - T I T Y LI B - -y g - — - [ S "
rave Included Retvirencnt Corznmiy Jdevslopzmant, general commmaiey

LN

Corzamitics, where ehe rfas resided Tor approiimately 5 years.

Beceause L <id ot have adeguave maps for the inteorview, we clid
notv endeavor o depict antiing grephieslly, nather, cur conversa—
tion was of a more general nature; she provided me with backsround
about the Township and ite development.

In deseribing the manmieipality, she identified three major
categories of the population: Ilong-time recsidents, residents of the
Retirement Corrmunities, and younger families with children. Ten or

[

fiftesn years ago, the Towmship was almost entirely populated with
what she terﬁed told-timers.t These familiss are long—tine resi-
dents of Manchester, many of them are now older people, 2nd they
are primsrily blue-coller, and Countbty worksrs. Many are employees
of Tome River Chemical, according to her, Her belief waz that =
faur were self-erploved within the cormunity, but that meost comrmated
to work ocutside Manchester but within Ceean County., This is a very
stable zroup., Thaey have lived in tovm for over 20 years, and some
for rmich longer—2 or 3 generaticns.

The 3enicr Citizen commmity, which comprises 7953 of the Towm-

ship's population, has gteadily and rapidly built up sines the middle



of the 1940'z, Thiz portion of the Tormship's population moved
in in conjunciion with the development of the Towmzhin's largs
Retircient Commwnitiss., “he thought thet 75-80% of the Seniors

S

are Irom Horth Jorse"land MNzw Yorl City (Essex, Bergen, Union
Countize and the Boroughs of Staten Island and Brooklyn), wiih
the remaining 20-257% migrating from 3outhern NJ, and the Trenton
and Philadelphia areazs. This is also a stable comrumity; when a
familyr moves inte a Netirement Community it yarely relocates. She
ectinzted thaf a1 averaze of 106 units per year are rezold in
Crastipod Village, cdue to the mortality of residents,

“he thinks that the current dowmowing in the Detirenznt Come
vy'g marketlis a2 temporary occurrence, and does not indicate a

-

ecline in demend for senior civizen housing of this type. Her
view iz that many seniors are heving difficulty selling their homes
due to the tighﬁne;s of The mortgage market; once this situation
changes, she believes that the Retirement Corrmmity morizet vill
bounce baclk strongly and continue =zt a healthy lsvel for many years.
. 71

The younger farpgliss with children is a fairly recsnt develop-

ment, occurring in the past 5 rears or so, 2nd nossibly less, Viee
H - . H &=
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tuallr all of this develonment is cccurring at th

sy ends of the Towmship, in old paper subdivigions knowm as Roose-
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velt City and Pine Lake Park, respectively. Relative to th

Citivzens, this iz a small zesmont of the nomalation, and ha
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as feveloners have cpot developed in these subdivisions., According

co her, virtuolly none of these individuals are ermploryed in lMenchestor.

Her visvr i thot noct are middle drneome famflics with sehool age o



-

so0m to he school aze children. She had 1ittls notion of the ing
of worl thay do or wiwre tholy goryute to woriz, They have been draun
to Maneghzster by the lor tax rete made nesxibla by the large Retire~

ment Comrumity ratablecs,
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nings are fairly homogeneous, and
interact very little in the Towmship, which has led tec the situation
of three largely separate groupings within the commmity.

She views the Township as veset with 2 mrjor problens, both
resuliing from the Townchin's development over the past ten raars,
The Tirsv is her concern that ilnchester is developing too rapidly
for the Township ‘o accomodate and service adeguately. For example,
she indicated that thera ig 2 clear shortagé of health services in
the area for the Cendor Citizens, from ambulance services to hospital
heds, She also feels that the rozds are bseoming inereasingly con-
gested, and that in some of the Retirement Comrmmities drainage pro--
biéms are significant, The alsc indicated that the Tovmship is now
experiencing inadecuate school space for the children who have irmi-
grated in recent years. |

The second major problem is the conflicting interests between
the Zeniors and the more recent younger families, Generally, the
vounger families want the Tovmchip to provide a full range of muni-
¢ipal services, something that the 3eniors are against because of
the impact on the local tax rate. The Senicors do not feel they
should have to finance thessz serViees; since the Retirement Commmni-
ti2z are aself-contzined and provide all their cwm services. This

ccnlliet ~F intepcey hac eryotallized into a major polarization ovnr



school construction. & now Hizh School was constructed approximate—

1y 2 yaars aga, with the general supnort of the 3znior Citizen com-

[

mmity. (Indeed, no loeald referenda stands a chance of passage
without their support.) Howevar, 2 proposed new Middle 3chool was
already defeated once, and a second referendum is scheduled for
2-2-830, She velieves that the school will probably be voted down
a second time, as a result of the sentiments of the Senior Citizens.
Thic is a major issue In the Township, and clearly illustrates the
split in the commmnity. She believes that the split is getting
graduzlly worge, as nore aznd nore yvoung families move into Menchester.
Froo the-perspectiVe of the residents of the Retirement Com—
munities, this is a serious concern. A main reason they relocated
to Manchester was the low tax rate. 4a&dditional provision of mmni-
cipal services threatens to inerease the réte. The Seniors are
begimming to feel that they have been misled. They feel that they
may have been lured to the Township to provide a reliable and solid
tax base that could serve as the foundation for tihie Township's con-
imied development~—which could cause the tax rate to increasse.

3he was hesitant to speculats about the fubure of Manchesher

&2

o did, however, express serious concern about what she termed the

-

suburbanization of Manchester., Zhe fears that the Township will
continue to allow develoﬁment to take place to the sxtent that i
will becore overdeveloped. 35he is concerned with noise, congestion,
pollution, a rising tax rate, and a general spoiling of the area,

An azarmle is the propozssd Warwicke at Manchester dstirzment Cor=

ramityy, which would be lacatnd in the Towmship's wrgeternmast pertion,



andg would be tha westernmost dovaleoprent In Manchesster. Shs showed

we a news c¢lipping that includsd o cuobts from Jozsph Portash tn

the effect that "We want that dsvelopment.” This was siated hefore

the Plamming Board had even reviswed the propoczd planc,
She views the Pinslands Cormicsion az the last hepe to bring

order and reason to Manchestar's davazlopment., Althouzh I diseern
in her views a bit of the attitude that shz wanits to close ths
doors now that she has finally moved out into the aountry anid has
escaped the congestion and expance of sunurbia, hs» ohservations
and judgzmente ares accuretes 2nd sound and seem fto be largely

objective.,



ITERVISY 3 TOWNSHIP ADMINIZTRATOR

The Townzhip Admiaistrator indicated that the Townshinp will
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aly continue with its present policy of large zeals FEetire-
rient Commmity developmen<. e Zeel:z theit the Retirement Commmdi-
tizz are crucizl bo what e bterted a balanced growth plan in the

rement Compnnity develop-
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ownship, According
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off, the Tovmship would be Toreed into more inten~

cive devalépment of Pine Lelze Park, which would likely oecour as
single fondly detached homes on 100 x 10C f¢. lots. He ztatad that
the Tormship would continue with its present policy of approximate-
1y & R.C. dwelling units for every single family unit construeted.
In this connection I note that he related that last yzar's ratioc
of E.C.'s to SPF''s in building permits issued was betwsen 9 & 10 to 1,
He indicated that hig view of the Towmship's ultiméte popula-
tion, that represented by "full" devélopment, would reach 40-50,000
people. He felt that the extent of the Township's wltimete develop-
ment would inelude all of the lands within a line drawn along the
western border of the Roosevelt City subdivision, Route 70, and the
Towmship's eastern and southern boundarizs., This is a tremendous
moons of land, which represents the entire southeastern portion of
the municipality. The lands weat of Rooszavelt City are included
within the Pinelands jurdisdiction and are mostly puhliecly owned,
falling within Lebarnon 3tate Forsst and the Fort Dix Reservation,
The lands north of Route 70 are severely limited in dzvalopment

potential because of noize from the Lakehurst Neval fir 3tation.



The arez of the Towmiship that he sees as includad in fubure
development includes the large pare=l of land currantly
and owned oy ASARCO, Anerdican fmelving and Refining Company.

SARCO is irplementing a 30-yezr program which began in 1972, for
extracting rescurces from the land thet restores ths land tc its
oeriginal state, In aspvroximately 1982, 1000 aerss will have besn
restored, with the balance of the parcel being available for devel-~
cpment arcund the turn of the century. The avaeilability of this
land will malke possibls the eventual joining of the Retirement
Comrrnitise in the eastern and western portions of the Township,
Ieisure Tech projects in the sazt and Crestwood Villaze in the west.
Mozt of this land is within CAFRA's jurisdicetion.

He ztated that the Township has taken positions against the
conztruction of the nroposed Davenport Interceptor and in favor of
the Ridgeway Zranch Interceptor. Davenport would end near the
Keswrick Grove facility in the South'Ceqtral portion of Manchaster,
and Ridgeway would terminate near the Lakshurst Naval Air 3tation.
His reasoning is that Davenport is not needed for Manchesper's fu—
ture devzlopment; the Retirement Communities provide adequate pack-
age planisz., DPurther, this Intercepuer would open a great deal of
open land in DBerkeley Township to develepment. Ridgeway is needed
+o service the ﬁore intensive development in the Township's eastern
portion, including Pine Lake Park, and to corrsct existing water

quality problems in Pine Lake and related streams that result from

[al

akehurst laval fdr Station diseuarrses and the septic tanks in the

-

anctorm norhinn af th~ Tovmashin,




Regarding the Pinelands Commission's activitics, he stated

a

that the Pomehin would strorziy resist asressive nmirlic acauiszi- .

He viewed Manchasgter's main problem as a social one——ths blend-
ing of the different age groups within the mmiecipality into 2 come-
mwnity, He also felt That the preponderance of senior citizens

-,

siding in Retirement Commmitiezss migsht cause problews in tarms

i £ 131
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of preoviding adequatz rmnicipal services o the reat of the Townshin,

although he failed to elaborats on this point,



Townshipls 7 Master Plans (dated 1081, 1967, and 1080) and the Masztsr

£

Plan Updating Program Report nrepared for the 19720 Plon (dated iApr
D £ g I I R

1974 to Apr 1976) thet is relevant to the Manchestzsr Towship Case

<t

Study.

1641 Master Plan — prepared by Comrunitry Plannine Associates, Inc.

The Plan recommends that Youburban developrent® should take

nlzees in the v—Pine Lake Park end vhitings-Roosevelt City

areas of the Township Suburban development is defined as single-
family detached development on 10,000-20,007 sq. ft. lota. The
Plan further indicates that developrient shoﬁld firast cecur in the
Ridgeway-Pine Lake Park area.

Coneerning developrent in the Towmship, generally, the Plan

states:

There is a great need in lManchester Tovmship to sncourage
development which will, at least, yield surficient taxes
to pay for the costs they incur., (p.%)}

Concerning development in the Roossevelt City~whitings area, .
the Plan includes the following statements:

« o sGevelopment should not be snccuraged in the Vhitings-
Roaosevelt City avea until or wless industrial developmant
begins to occur in this area at a scale sufficisnt to help
%ay gor the costs of the local residential develcpment,
pll

The future developrment of this...area of Manchester Twnp.
will be dependent upon industrial development...until
such growth occurs, this area should be maintained in
its precent rural condition. (p.13)



The Plan also nropeoses an industrial parl
of the Toymship, located north of Roubte 70 and

in the zasitern ssction

azat of Route 37.

Tt should be noted that the deeument inecludes no land use data.

1947 kMaster Plan - prepared

] vy Orozs Ascoelates

Current Land Use: The Plan ceontains the following cuvrrent

land use information (based on a 1285 survey):

State and Federal ocuned 18,705 ac.
Developable land 33,047 ac.
Total develoned land{10% .of 3,400 ac. {approx)
develnpabls)
Industrial developed land (223) 748 ac. {(aporox)
Agrieultural " no {52%) 1,788 ac, (zpprox
Residential n v (16%) 5L ac. (approx)
Cormercial " v { 29) 58 ac. {approx)

The Plan notss that included in the agriculturzl land gateggry
are several large cranberry bogs.

Developrment Pattern: The Plan containg the folloving descrip-

\

tion of Manchester's development pattern: DMost development is lo-

cated in the esastern 1/3 of the Township, primarily aleong Routes
571 and 37, Development consists of several major subdivisions

and Pine Lake Park, whisch is modestly developed in a random patiern.
Ineluded in the easztern portion of the Townzhip ars several "Erailer
<

parks" and a Senior Citizen project, as well asz 2 lapge mining oper—

ations adjacent to tha Dover Township line.

followsa: Developmsnt
cmell zroups of homes,
on Roube 539 south of “Whibting,.

Jity has not develonsd to any significant extent.



2 suopurban comters, lceated in the Ridgeiav-Pine Lake Parl: area

and the “hitings-teosevelt Cily area. This iz eonzisbent with the

Concerning Retiremant Commmmity devoloopment, $he Flan includes
the Tollowing statment:

In order w0 encowrage Jendor Citlizen developme=nt, but alzo
keep it in balance with the gntire growbh patterm of the _
comrunity, the three areazs /of current ssnior develcpmen@f
have been moderately <xpandes on the azter Plan to allow
for future growth., &Since mach of larehescer Towmshin ic
still undeveloped, indizerindnate location of future Senior
Citizen develomments ecould interfarg writh the osverall de-
velopment plan and place this use in disvroporcionate
perspective with the other four residentisl usez, It is
alse important that a normal population composition be
mainvained since a commnity suell as Manchaster with 2
tremendous growth potential, needs a major percentage of
its populaticn in the active labor forece. (».10)

Concerning industrial development, the Plan reflects the
AZARCO land holdings and designates an industrial area in the wegt—~
ern portion of the Township, which "...is related to the westerm

suburban development concept and should provide the necessary edono-—



Master Plan Undating Progran Report, iordil 1078 5 ipril 1976 -
prenarad Dy Oroos Associziss
Current Lond Uzs:
1775 land Use sinalysis
Developad Developed % of Total Avea

Regidential (SF) 950 ac. 19.33 2.0%
Rasidential (zenior) 1188 ac. 23. 4% 2,b%
Hezidential(trailers) T3 ac. 1,45 0,19
Resicdential (I'7) 22 ac. R 0.0%
Comrzereial 20 ag. 1.1%
Industrial -
—~General Industrial 205 ac. Loo3 G453
~Mining 1693 ac. 33.95 335
Sub—total 1298 aec, 27.0% 3.7%
Public
~Quasi-public 333 ac. 6.5% 0.6%
~Tovmship B4 ac. 10.7% 1.1%
Total developed area 5131 aca. 100.0% 10.0%
State & Federal 19,751 ac. 37 %
Vagant-privats 27,790 ac. 53 3
Total vacant 47,541 ac, 90 %
Total land area 52,672 ac., 100 %

The following comparative land use data is pressnited, conparing
the 12G4 and 1975 land use surveys:

-Senior Citizen development: 1964 - 14 ae,; 1975 - 1200 ac,

~3ingle-family developrient: 1264 - 472 ac.; 1375 - 990 ac,

(most of this development occurred in the Pine Lake Park
area and the area north of Steiner Road)
-unicipal properdy: 1064 ~ 119 ac,; 1975 - 54E ac.

The report indlcates that "...the area south of 70 will becoms

& Tovmnship Park...” (p.G) It also srojects that

=
whn

111 be 12,000 te 19,000 pervons {p.1%).

1980 population



m = . -
1930 Master Plan - prenaped ov Tross Aszociasthes
The Plan'z ceoondt atjeetivo iad

svelopmeni patiern

szent oeourying pri-
mav"llwr in thu greater JMiting erea and tha genoral area ts-
tween Route 571 and the Toeimship line. ( p.11)

The Plar contains The same land use takle that anngared in
the Updating Program Report (p. 3, Infraj.

In contrast to the Updating Program Deport, the Flan indicates
that in 1975, 1600 acres contained 3enior Citizen develooment, The
bazis for this Tigure is not citad,

The Plan indicates that fros 1255 to 1975, 2000 acres were
develonsd, Dizcouniing State and redsral holdings, the Plan iﬁdi—
cates that 25,280 acres (4832) ars vacant and developable.

Consistent with the 1987 Plzn, the 1680 Plan indicates that
"ee.the area south of 70 1 become a Towmship nark and recrsational
facility." (».5) .

The Plan contains the folloving popnlation projections:

Lo A.j.g‘l

190 22,000 28,000

1985 33,000 33,000

1990 ~45 000 L8, GO0

Ths
hara:

T

-l

The

consiszt of a contimuation of

senior citizen growth is
of approved
citizen projech

in wears to comc., CAMRA

i =g )

tha growth of

controls such as the preze

would limit

valopment trends for

section and projects.
depensing on market condition and "ales

J-

ifanchazter Tovmshi
the present pattu_". 2
for certain nsn90131l: “1uh corvl

resulations and the new Pinclands
rvation arez may also be factors that
ceanior eitizen proljects. \



Ag mentioned, the corrmanity has also witnegsed single family
residantial ~crowth and it is most Likxsly that this will con-
Tinuz Lo 1 4 projseis

o A eonpletion of apnroves azoehions an
ang new zpnlication. This 1All, hcuever, depend very much of
the econbtinmad growkh of an industrial Pm“l nyean tase in
Ocean County and the ilmmediate rezion. The fimpaet of off-
shore o0il is an unlmowvm faetor at this time, however, con-
sidering the moderatse housing prices in anchacteor any im—
pact on Ocean County from oil discoveries woulsd alao affeat
the Manchester housing market.

One area the® has s2en Little zrowth to the nresent time is
the copnercisl gactor, Sipca commercial growth usuelly Tol-
lows a vopulation Influx, it is cuibde likely that comereial

development will ocecur in the commmity over the next several
vearz," {(oH0.7-3)

~



Manchester Tovmshin statigties

———

The fellovdAnz is a cospilation of relevant statistical data

on Manchester Towmship.

Manchester Tovmshin Ponulation 1930-1G77

1930 1850 1950 1560 1870 1576 1277

1009 918 1755 3779 7550 15,583 20,705

1970 aged 65 and gver Population

2877 persons, 38.1 % of %otal munieipal population
' .7 % of total Couniy 65 and over population

1978 Oceupied year—-round dwelling units

10,543

1970 Total Families by Typa of Tncome

Hage and Non—~farm ’ Farm éoc.Sec. or Public
Salary self-ermloyed Retirement Assistance
1260 136 0 1473 111

Pear Capita Income

19697 19757 19750
52857 S339 34788

A3
Cthers

1530

Source: Ocean County Division of Plamning, Ocean County Statisties




Building Permits, 1970-1973

1970 1971 1972 1973 1974 1973 1876 1977 1978 Total
Total 30 Sz 1850 1621 539 A74 1488 1279 1287 9730
SF G2 214 BB/E 499 225 17T G666 769 954 3520
2 Fam 376 304 882  7HO 206 234 5TA 328 333 3977
Bell 192 112 236 312 g4 240 181 149 0 1506
B+ o 32 T8 70 24 23 &7 33 0 327

Soures:

Mew Jersey Department of
Alan Mallach Associates

Commmunity Affairs, commiled oy

Retirement Commmunities

Develoonent Units Population

Cedar Glen Homes 564 900

Cedar Glen ILakes 1,234 2,300

Cedar (Glen ‘West 826 1,472

Crestwood Village 5,150 9,187

Leisure Knoll 100 180

Leisure Village West 800 1,450

Pine Ridze at Crestwood TGO 1,050

Development Remaining approved Ceeupied  Unoecupied
site plans Units Units

Cedar Glen Homes o} 56l 0

Cedar Glen Lakes 0 1,238 0

Cedar Glen VYest 0 8226 C

Crestwoord Village 2,300 5,15G 0

Leisure Knoll 250 100 0

Leisure Village est 100 800 0

Pine Ridge at Crestwood 250 700 g

Total / 2,900 3,578

Source: Ocean County Division of Planning, QOgean Coundty Jtadistics

Vacant or wooded land

2eenrdinzg to thae Ceean County 208 a
Lan' Use Inventory, Manchester

oy fualitry Plannins Projeat

ih

S
™m haa 24,525 vacant or mooded aereo,



Ratahle Mmieinalite- 1077 ssszusel Value
1. Crestwood Tillazs tznchaster 102,514,300
Coon's 1 to B
2. Toms River Chemi Dotrer 2,072,300
3. Ocean County Lzil Dover 33,658,700
L, Cedar Glen lekes Manchssten 21,227,600
&, Greaat Adventure Jackeon 20,730,400
€. Cedar Glen Hest Menchester 18,329,000
7. JCP & L Qwater Crsalk Lacarr 12,073,720
8. Cedar Glen Homes lanchecter 8,037,000

Manchester Total (approx) - $153,007,000

(Mote that the only residential ratables are the Retir
Cowmmities in Manchester Tovmship, that Manchestsr ha:
fal
M

f‘J
.-Jr_.

t-.J

the 8 on this list, and that thiz list doss not ref
Leisure Technology developments, which have apparent
vet developed sufficiently)

Bource: Qcean County Division of Plammming, Ocean County Statistics




Tl PATD POR TIIRIELGTIR POUNTHID

1582 3285 e 100 {a% 1077 of value)
1553 2.08 par 3100

1554 2,25 per $1.00

19€5 2,70 L

156 2.5 "

1287 2.5¢ "

1952 2,04 t

1y ::‘ Za 93 n

1976 1.53 "
1577 1.76 "
1973 1.55 L

1679 1.96 n

Source: UNanchester Towmship Administratorts Office



TABERNACLE TOWNSHIP

The case study of Tahermacle Towvmship contains, initially,
an ovarview and a2 summary of interviews held with knowledgeable
individuals., Background material on land use, zoning, and related
matters, is appended to the case study, As with the Manchester
case study, a series of large scale maps iliustrative of develop-—
ment activities and land use patterns in the Townshin accompanies

this case study, and is available for review,

Tabernacle Township is primarily a rural mmicipality. The
principle land uses are residential and residential agricultural.
The agriculture of the pundcipality is what\the interviewees called
truck farms—produce and cranberry farms.

As far as Lypes of people who reside in Tabernacle, there is
a distinction between the native born.and these who have migrated
to the Township. The native borm people, for the most part, have
a lower income than the non-native residents. People who moved
inte the Towmship live in the new developments and are in the
middle-income group. They were described as professicnal people
vho possibly work for corporations leocated elsevwhere.

The native population of Tabernacle has been fairly stable.
Those that were farmers have generally remained so. Outwzrd mo-
bility of native bqm residents is primarily restrieted to the
youniger people who leave Tabernacle once they grow UG,

There is very little employment in the Township. WMost people

who are zmployed in the Townzhip worlk for zither the Township, one
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of the two local markets or the other small specialty chops locatad
along Route 205. There are several banks in the Township. The
other working residents work from as far away as Philadelphia and
Moorsgtorm. Same work at Fort Dix and a2 few in Trenton. There

are many state workers and county road department workers. (This
is based on the number of State cars leaving and entering the
Township‘in the morning and evening, respectively.)

The character of the Township has remained rural in spite of
all ¢of the development that has occurred during the past decads.
About 10 years ago, Tabernacle began to feel the push for residen-
tial development., As a result, the towmship received numerous ap-—
plications for single family sub-divisions. Development continued
up until approximately one year ago when the Pinelands restriction
curtailed and virtually eliminated development. DMost of the sub-
divisions looked very mmuch alike. The minimim lot size for each
heouse is one acre, Most of the homes are two-story structures, a
few of which have basements.

The other differences in Tabermacle from five or ten ysars
ago and now is raflected in the types of peOpie and the economic
base. The peﬁple who moved to Tabernacle and purchased homes in
the developments are generally more affluent than the native borm
people. 4ccording to the interviews, they are white collar, pro-
fessicnal workers. In contrast, most of the native-born people
were described as either farmers or blue collar workers.

Farming still cececupies a prominent position in the 1ife style

and economy of the Towmship. Ab one time, cranberry farms, produce



farms and dairy farms vers all thriving., The dairy farms have all
ceased operation but the other farming industry is still thriving.
ALl indications are that the farming business will continue, How-
ever, one interviewee did admit that he woulddn't be surprised if
some of the farmers decided to sell their farms if they could get
the price they wanted for them.

The Township offers neo minicipal services other -than polics
protection. There is a volunteer fire company and a velunteer
rescue squad, The entire Township is sepdic with no plans for a
mmicival sewage treatment plant. There is no garbage or trash
pick up. A1l of the residents take their refuse to the one Town-
ship operated sanitary landfill,

Interestingly, none of the people intefviewed wanted to see
development resume at the pace it was going prior to enactment of
the Pinelands restrictions. They all seesmed to think thét even
without the Pinslands festrietions gréwth would not be as rapid
becanse of the high price of gasoline and the unavailability of

services and conveniences within the Township.



INTERVIEW 1: TOWNSHIP CLERK

The respondent has been the Clerk of Tabernacle Towmship for
the last thirty years. He is a native of Tabernacle Township,

According to him, the land uses cf the Towmship are residen—
tial and commercial. He did say that there is a retirement village
in the Township., There is no industry in the Towmship.

As for the types of people that live in Tabernacle, he said
that the native born residents have lower incomes than those who
have woved to Tebernacle as a result of the new developments. The
tend to be prima;ily middle income people. Most of the people liv-
ing inh the new developments moved to Tabernaele from Cherry Hill,
Willingboro and Philadelphia.

ihere is only & very.smallrﬁmme; of jobs available within
the township, Sirce Route 206 is fhe primary commercial zone in
the township, those who work in Taberﬁacle are employed by one of
the businesses along Route 206. Therefore, most of the people work
outgide of the township and commute as far away as Philadelphia and
Moorestotm. There are people who work a2t Fort Dix, a few in Tren-
ton {state workers), several for the county road department. He
didn't Mmow in what other arszas people worked.

Tabernacle is basically a rural township. There are several
produce farms along Medford Lakes—Chatworth Road. During the
summer, people go to the farms to pick fruwdt., HMany of the farms
used teo be dairy farms as well as produce farms, However, there

are no longer any dairy farms in operation. The econstruetion of



the residential developments has not destroyed the rural atmosphere
of the tovmship. Those arzas that are developed are surroundsd by
woorded areas s¢ that the rural, ocut deorsy type of character is
gtill present., He belisves that the produce farms will continue
as always but that the dairy farming is gonae for good. The farms
are ownsr-operated and will probably continue to be so,
He indicated that there arentt many plans for continued de-
velonrment in the Towmship because of the Pinelands restriction.
He dij say, however, that several of the existing residential Je-
velopments have not hean copmleted and that they will probably con—
tinue until the number of units originally plammed are constructed.
Those in question are:
i. The MeDowell property. It has two additional sections
to be constructed., It was planned for construction in
three stages.
2. The Secarsborough and Taylor property.

3, McCrazken's proverty. He has an application before the
Township to build on the fifty lots,

L, The Yates property still has a few vecant lots remaining.

The majority of the new developments were built during the last
ten years. He was not certain of specific dates for any of the de-
velcpments; he had only a general idea, He said that fthe pressure
for nsw construction began around the late 1920'z and resulted in
congstruetion during the =arly 1970's,

- Beales development of sixty homes, located on Patty Bowler
Road was built about three years ago.

- Medford Parms started during the deprezsion but was active
during the past ten rears. There are still approximately
fifty undeveloped lots whieh have already been approved for
davelopment,



IVTERVIET 2@ TABERHACLE TOWMNSEIP PLANNTNG 20ARD MEMBER

-

The interviewee described the mmmicipality as predominately
maral, The primary land uses in the Tovmship are residential,
agrienltural and limited commercial, Thers is very little emmloy-
ment in the Tovmehip making it necessary for most of the pecple
to work outsids of Tabermneacle, He did not lmow where people travel-—-
led to work. Those people that do work in Tabernacie are employed
oy onz of the btusinesses located on Route 206 which is the primary
cormareial zone in the Townsﬁiﬁ. There ars a couple of banks, a
grocary store, a gift shop, an auto body shop Jowned and cperated
by Maycr Grunga), and a few more specialty_type shops. He repeat—
edly deseribed the character of the Township as real friendly and
slow pacad.

Then asked to compare the Township now with five or ten years
ago, he said he couldn't compare it fb ten years ago because he
wasn't living there then. 4z for five years ago, he szid that
rueir of the zresa that has been developed was wooded area five years
ago. The development that is off of Oak Shade Road (Scarsborough}
and on Hew Street was not thers, There has been an infiux of
people a2s a result of the development. He indieated that the peo-
ple who moved tc Tabernacle as & result of the development must be
in the middle income group 1o be able to afford the prices of the
nzvw homes, He gald that the area of the Toumship where he lives
has seen a large number of new development since he moved to Taber—

nacle.



The land uses are stiil vrevhy mich the same. Residential and
agricultural are still the primary land uses, Farming is s5till a
very viable part of the Tovmship although the dairy farms are not
operating, Where they were located, the owners are now farming
produce.

The Farmland in the Township hasn't changed hands, He didn't
now of any farmland that had been sold., The owners of the fzrms
are the-ones doing the farming., He didn't expect to see any changes
in the ctatus of the‘farming conrmunity eithser in terms of operation

or ownership.



LIRVIEY 3 CARUBIRRY PARRER

According wo the respondent, Tabermacle was primarily a rural
township up until 1965. There was 2 large amount of residential

construction in the 1870's. He belisves that there arsz plans for
-

-

a considerable amount of additional residential construction,

Thaere are'practically no commercial oy industrizl properties
in the Towmship. The shonping azrea for the towmship is Medford or
Mount lolly, The primary land uses for the towmship 2re residen—
tial 2nd agrdicudltural,

Ee ecgtimated that there are 5 truck crop farmers in the town~
ship, He zaid that the number of farmers is small relative to the
arrount of ground., In addition to the 5 truck erop farms mentioned,
there are four or five lesser farms, alsc loczted in Tabernacle.
The location for these truck farms is Carraza Road adjacent to
Route 532. )

The farm land in Tebernacle Township hes not been sold for
development. There is one farm which hasz about 100 acres under
cultivation and wood lands which belong to 2 speculator. He
thiﬁks the Pinelands restrictions helped the farmers becauss some
of them who had large sczle expansicn ideas, have had to postpone
their plans,

Regidential construction is fairly spread out in the township,
Development areas—-woestern side of the township, eastern side of
tovmchip, some in the North sast corner, scuth to a certain peint

near the ‘harton gstate., 411 of it is siugle fardly homes on a



pinimmn of one acre lots,

Wew regidents cane Ffrom areas farther away than the surround—
ing ramicipalities. Some are from the northern shore, the Hew
Yorl arza and the fringe around Camden and Philadelphia,

The low and moderate priced houses are loecated in the north-
eagtern zection of the township. The more expensive houses are
located farther east. They are built on areas that were not bro—
ken up into lots early. The prices of the houses range from

%30,000 to $100,000,



TWNTERVIGS 4 REALTOD

Qver The last five or six years the neoplse who have moved o
Tabernacle Township have generally come from Philadelnhia, Cherry
Hill and ovher metropoliten areas., The peonls vho migrated o
Tabernacle tend vo he middle~income,

Up vntil a year ago, for the past 5 to 10 years, builders
were arcticus to tuy ground and sell it for residential construe-—
tion. [Hedford Farms wes constructed with between 200 to 300
houses on one aecre lobts. Since the Towmship is an aporoved area
for Farmers Homes Adminisiration mortgages it helped the influx
of people into Tabernacle Towmship, There hasn't heen any develop-
ment in the last year because of the Pinelands restriction. How-
ever, because of the restrictions, there has bheen a pretty good
resale market for existing houses. The new developments resulted
in an upgrading in the quality of houses in the Township which has |
resﬁlted in an improved scheol system.

The Township does not have a sewage treatment plant, A1l of
the propariies have septic S'stems; This has not been a major
factor in terms of houging choice or & deterent to prospective
tuyers hecause of the one acre zZoning, This firm receiveas ingui-
rigs from pegple who are interested in purchasing four to five
acre farms. Mozt of the peopls making the inqui;ies are interested
in the land for the tax advantage as opposed to wanting to have an
active farm,

The farms that have changed hands and become developments were



mostly wooded types. The tracts were subdivided, The selli.g price

for houses on Tabernacle is 340,000, 38C,000, $100,000 with an aver—

age of about 360,000,

Because of the Pinelands restrictionsz and the conbtinued high

price of gasoline, ha doesn't foresee a re—emergence of development

in Tabernacle Township. He thinks that people will be more inclined

towards areas in the central portion of the County.



Backsround InFormation

Tabernzole Tovmship oscupies an area of 47.6 zmuare miles in

the central

Y3
I3

aertion of Zurlington County, New Jersesy. The township
is vordered to the west by Hedford and Shamong Townships and o

the east by Yoodland Tovmship, The northern border adjoins South-
ampton Townghip while the southern boundary is bordered by Washe-
ington Township. Tabernacle Township ig located within 50 miles
gagt-north—east of Philadelphia and approximately 100 miles south
of MNew York City.

Tabernacle Township is predominately level, gently sloping
towvard the Atlantic Qcean, The highest point in Tabermacle is
Apple Pie Hi11 with an elevation of 205 feet above sea level, The
region surrounding the Roberts Branch of the Patsto River-marks
the lowest pecint with an elevéﬁion of approximately 50 feet above
sea level. The greater part of Tabermacle has little to no slope
with the exception of Apple Pie Hill and Cold Water Run, both with
slopes exceeding 10 percent. (From Twp. Environmental Rescurce

Inventory, 1979)

Master Plan, August 1975

In 1670, Tabernacle Township had 609 housing units. O0Of these,
578 or 94% were occupied. Thirty-one of the units were vacant, and
none of the units were seasoned., The median number of persons per
unit was 5.} while the renter occupancy was 3.2 per unit. The 1970
censns ghtatistices also indicate that thers were very few apartments

in the Township. There were 82 rental units or 13.5% of the total.



The prate of construction was steady up until 1960, The in-

0]

period was dramatic until mid 197C. Cver &4%

of the Township's population has moved into their present home

creass aftaer thi

since 1540,

Public Facilities
Public schools

No public library
Town Hall

Landfill QOperation

The Medford Parms Volunteer Firs Company and the Medlord Farms
Emargency Squad handles all the Township's emerzency nesds.

A1) other facilities are located outside of the Township.

No public water supply

Transvortation

The primary mode of transportatiénlis the private automobile.
Route 206 is the only State road directly serving Tabernacle. It
is the towm's primary transpertation link., Muture plans for this

route include duslization and realisnment projsct.

sxisting Land Uze

Based on 1974 tax records and on site iaspection, eleven vari~
ocus categories of land use were derived for the Township—The Allen-—
wood Mobile Home developrment located on Route 5%1 was the only ssc-~
tion in the Township elassified as high density. Medium density
résidenpial was desimnated to zingle family homes which had prouerty

r

- ~ ] g Y . s
raneing up o 00,000 smuars fest,  Jingle fardly homes with nropori:



limits esxceeding 60,000 square feet were classifisd as low density.
The Yo density residential a2lzg had & peak level of five zeres,
Therefeore, any ground surpassing five zeres in 2 single residential
use was classified as either vacant or agriculiure,

The Wharton Tract accounts for 28,58 percent of the Township
or 8,714.9 acres. OFf the remaining 21,774.7 acres, l.42 percent
or 43%.2 acres are in comeercial use and .06 percent or 13.21 acres
are in industrial use. Trere 1,511 acres or 4.96 percent of the
Tovmship in vesidential use. Cormercial uses account for 1.42
percent or 434.2 acres, and industrial use corprises the smallest
portion of the Township with only 18.21 acres or .0& percent,
Inztitutional az well as private and rinicipal open space account
for .91 pereent or 276.77 acres.

Thers are 9,150.3 aeres of ground in Tabernacle presently
being Farmed, The agricultural ground compriées the second largest
portion of undeveloped ground in the Township., The vacant ground
in the Township acecounts for 10,378,22 acres or 34,04 percent of
the Tovmship, Discounting the acreage from the tharton Tract as
potential zrowth or development, the agriculitural and vacant grouﬁd

account for £9.71 percent of the ground remaining in the Towmship.,

Pronosed Lend Usse

A study of the waterched and drainage patterns within the
Townchin shows that approximately 75 perceent of the Township lies
within or draing towards the Mfudlliea Watershed. The other 25 per-

cent lies within the Rancoecacs Waterzhed. Cince the Department of



Fnvironmental Protection (DEP) has placed severe restrictions on
sewaze systems which would drain inte the Mallica River Watershed,
most likely, any development which lies within this area will be
developed with & septic system.

The area west of Medford Lakes-Chatsworth Road has besn pro-
posed as the Agricultural zone, and the area to the east of Medford

Lakeg=Chatsworth Road has been proposed as the Pineland zone.

Zoningz Ordinance 1978-10

Zoning Districs

A=T dgricultural Residential I
A-TT Agricultural Residential TI
A-TII Agriouwitural Residential IIX
P-I Pinelands Residential I
P-II Pinelands Residential IT
MH Mobile Home

vC Village Commereial

C-1 Commercial I

C-II Commerecial II

sC Shopping Center Commercial
MI Mamifaeturing Industrial
AW-I Agricultural-ifoodland I
AW-IT Agricultural-Woodland IX

Cluster Development

The generation of these areas is brought about by permitiing
a reduction in lot sizes without inereasing the number of lots.

l. Cluster develonments may be approved in accordasnce with
the following standards:

a, All dwelling wnits shall be commected to approved
and functioning public water and sanitary sewer systems.

b, The minimum size tract shall be 25 acres,
¢. A minirmum of 25 percent of the tract shall be set

aside as open spaces, conservaticn areas, flaood
plainz, school sites, recreation areas or parke,



(o
.

A traet is an area of land comprised of one or mor
lovs adjacent to one another having sufficient dlmen—
sions and aves To make one parcel of land meeting the
reouirements of this chapter for the uvse intended.
The land area may be divided by one existing street
and gtill be considered cne tract provided at least
75 percent ¢f the street frontage 0F the smaller por—
tion (either in frontage or area) lleo opposite the
larger portion,

f

AT -~ Aoricultural Residential I

The purpose of this district is to encourage farming uses and

2

compatible single-Tamily residential uses of medium density lota.

]

(50,000 snuare feet) Permitted Principal Uses: [Farms and farm
oudldinga; SP homes; golf courses; muniecipal buildings; publie
parks and playgrounds; churches; slementary, intermediate and

secondary schools; and firehouses.

A\TY = Agrdiculitural Residential IT

The purpose of this distrist is to encourage farming uses
and compatible single-family uses. This district has fewer site
limitatidns, and therefore, can handle increased demsity. (43,560
square foot lots). Permitted Principal Usse: Farms and farm
buildings; single-Tamily homes; golf courses; mumicipal buildings}
public parks and playgrounds; churches; slementary, intermediate

and sscondary schools; and firehouses.

ATTIT = Agrieultural Residential ITT

The purpose of this district is to encourage farming uses and
corpatinle single-family use. Due to the present development found

within this district and character of the distriet, it can handle



an increzsed density., (43,580 square foot lotz).

The purpose of this district is So protect the Mullica River
watershed and the natural pinelands environment, encourage farming

gle-family use of low density lots. (80,000

.Ij’

use anpd comatible s
square feet), Permrited Principal Uses: Farme and fasm buildings;
single~family homes; golf courses; public parks and playgrounds;

chmureches; firehouses; and =schools.

PTT = Pinelands Residential IT

The purpcse of this district is to proteet the Mullice River
‘watershed and the naturz) pinelands environment, encourage farming
use and compatible single~family use, Thiq district has fewer soil
limitations and, therefore, can handle an inerease density. (43,560
souare foot lots). Permited Principal Uses: Farms and farm build-

ings; single—family homes; golf courses; public parks and playgrounds;

churches; firehouses and schools,

MA = Iokile Homes

The purpose of the Mobile Home District is to provide a'central—
ized arsa within the Township whersin Mobile Fome Parks can be sit-~
usted, t is intended that futurs mcbile home development will be
plammed and contrelled to provide proper aesthetic and desisn con-
sideravions ineluding ontimmum recreation and open space areas.

Permitited Principal Uses: Mobile Home Parks.



VO «— Villare Cormrercizl

The purpose of the Village Commercial District is to allow for
small areas vhroughout the Towmship where retail and service busgi-
nasses may ve located primarily for the convenience of the residents
in the impsdiate neighborhood. Each designated zone is-large e
nough to permit expansion of these convenience centers in antiei-
pation of continved population growth and increased demand for the
goods and servieces., It is intended that develovment in these areas
te designated to enhance and improve the centers by insuring that
an adeguate traffic circulation plan evolves so that each building

does not have iis own access point(s) to the highways.



WATERFORD TOUWIISHLP

This report is a profile of llaterford Tovmship, based on six
case—study interviews znd some supplementary data. Four intervisws
were with one person gnly, one with two and the last ixterview with
three persons. Information gathered durdng the intervisws is syn~

thesized on 2 and supplemented by Figures 1, 3, 4, 5, and &,

3
7
8

The purpose of these interviewsz is o c¢biain a eross-sszetion of
loczal opinions and assessments concerning the corrmmity as thsy
relate to the following topice over fime:
1, land use
. popule ttoﬁ
3, eaconomwic baze
4, commmity character
5. development activities
5, land values and speculation
7. agriculiurs
These wers informal interviews rather than structured, ques-
tion and arower sessions, during whish the interviewses vvere en-
courazed to present opinions and percemtionz in addéition to raxd
fagtc., The rolez of the interviewses are z2a followrs:
1. resident; local real ectate broker; member of the plenning
commission; and
resident; local builder
2. resident; member of thes loeal environmental cormission
2. non-resident: part-timg émployee of the tovmship

4, resident; towmship official
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S. resident and family; retired farwer

6. non-resident; lawyer: state offieial

Watarford Townouiip liss in the northwest carmer of Canden
County. It is bordered on e norih Dy Zveshan, Medfoxrd and Zhamong
Tovnchivs {Burlington County); Winslow Towmship and Chesilhursd
Borough to the south; the Tom of Hemmonton (Atlantie County) to

tha east{ and Nerlin Townzhip and Boroush on the west (Figure 1.

B

One majoy arterial highway, U.3. Route 20, provides east-west
cervice Lo the townzhip, Adthwugh the Fennosylvanies Deading lea-

g train ling rmunc througn the tovmship, there i no station

r-r-

&t present. Regional, 1ntewﬂurlclpa1 Dus zcrvice is available
along Route 303 aowewver, it hes been deserided by cone interviewes
as limdted and unreliable,

Exeluding the area within Wharton 3tate orest, Waterford can
be divided into four unincorporaited areas which corraspond to vol-
unbeer fire company cistricts Aico,‘Jackson, Louden, and Dunbar-
ton {Figurs 2), These arsa des ignztlon fomn the contexts for the
subzaquent section on Land Use.

Drainage has baen and remeins e major nroblem in the tormshin.

Imeh of tha developmants in Yaterford has cceurred either in ths

land with & high waier table., As & resuli, thers are many nel-
functioning on—site zewer systems as well as general drainage
problsnz., To date, Individual wells have teen the source of pot-

3ule water in the tormship, Inm eddition, Jaterfowd haz not haed 2

muniecipal wastewater syotem; howevsr, one recently has been congtructed



and is nearly ready for operaticn. It is a land application system
roviding advanced wastewater treoatmznt. The treatment plant has
a dezizn capacity of 750,000 gallons per day (gd).

Sewer service is anticipated to be provided in four sequential
stages. First, 450,000 gd initially is allctted to the Ateo area
(Figure_Z)primarily to alleviate the on-site problems., Three sub—
seqguent ammal increments of 100,000 gd each are to be provided
folloving W.J. DEP reviews in order to insure that the system is
operating properly. Present cdemand in the Atco area is estimated
at 300,000 o 320,000 gd. The utility authorilty has proposed to
uﬁilize'the exeess initial capacity vy extending serviez into
Louden (Figure 2). However, this issue was not resolved at the
time of the interviews. It should be noted that Louden, when com-
btined with Jackson, has experienced 90 to 95% of the towmship's
residential growth sinece the early 19?0'5.

Zoning recently has been updated by the Plgnning Commissicon.
Both the map and ovdinance are one page each and are included in
this report as Fizures 3 and 4, recpeciively. L cursory examina-
#ion of the zoming map indicates that it gensrally follows exdist-
ing land use patterms. According tn one intervieviee, mininwm lot

size deelined from one to cne-=hzlf acre in 1973, Thers iz current

F

alkx aboult restoring the one acre minimum, Finally, the towmship

irat adopted zeoning in 1953, This ordinance claszifisd the entire

[

Yownship as agriculture with the exeception of Ateo and the Route 30

znsd railynad sorridors,



1., Land Use
According to a township factsheet, Waterdford has a totgl land
area of 22,348 acres, of which a little over 60% (13,770 acres)

= £

lies within Wharton State Morest. Excepnt for 300 acres of muni-
cipazlly ouned land, the remaining towmship acreape is aporoximately
25% develoved.

Surmarizing many of the interviewees' commsnts, residential
development in the township has been erclusively single~family
homes with on~-s3itzs sewer systamz=, 4Ls previocusly mexntigned, many
of these systems are malfunctioning dus 4o drainaze problems, There
are two comercial areés——a CBD along Ateo Avenue in Ateo and a
corridor of strip-commercial rumming alceng Route 3G, This commercial
development is either scattered,  individual establishments or small,
neighborhood-type shopping areas, Larger copmmitby-type shopping
areas are located in Hammonton to the.east and the Berlins to the
weat. The township has only one industry—ithe national offices of
PREDCO,

48 menticned, the téwnship can bs divided into four develaped
arsas. The following is a description of land use in =ach basedl
on the interviews and f;eld ohgervations:

1. Afco: This area comprises the western part of the

township and is the oldest and most densely setitled of
the four. It is primerily residential with some farming
as shown on Figure 4. In addition, the towmship's CBD

and much of the Route 30 strip-commercial development



lies within Ateo. Considerable undeveloped land is

available within the Route 30 corridor,

2. Jackson: Jackson is located to the north of Atco, much
of which lies in the flood plain of the Mullica River.
Development in this area is mostly residentizal exeept
Tor the PREDCO site and the Ateo drag strip. A large

biuneberry farm lies in the flood plain,

=, Louden: This third area lies esast-northeast of Atco.

Meariy 211 develoopment in Louden is single-family resi-

cential, either as part of a major subdivision or small,
Ibuilder—type infilling. As previogsly noted, this has
heen the township's high growth area and will be dis-
cussed in greater detail in the section on Developrent

Aotivities.

4, Dumbarton: Dunbarton extends sast from Ateo and is the
least developed area of the township. In addition to
some scattered commercial establishments along major
roads and a few small subdivisions, land use in this
araea primarily iz a mdxture of rural, residential, and

agriculture,

2. Population

According to the Census, the popuwlation of Waterford grew from
2,997 persons in 1950 to 3,800 persons in 1960, or 27%. Population

growth decreased in the following decade to only 7% and increased



significantly {(44%) from 1970 (4,073 persons) to 1977 (5,843 persons).

ficant growth psriods—-1950 to 1960 and 1970 to 1277. Howavar,
the context of county growth, the 1670 to 1577 population
change is key.

From X950 to 1960, the overall county population grew from
300,743 persens to 392,035 perscns for & growsh rate of 303,
glightly higher than the townshin., The county's 1870 to 1977
rate was only 4% (456,291 4o L?4 0Q0), while Taterford's ponula-
ticn grew #4¥, The interviewees confirmed this finding by indi-
gating that the early 1970's marked a sisnificant change in the
tovmship's growth patterms. The subsecuenty . ce ct-on on Development
Activities characterizes this chanpe in mare detail,

According to one interviewee, aterford's population prior to
1950 primarily was comprised of Jews, Italians, Lithuanians, and
Ukrainians who, for the most part, vere enzaged in farming. 3ince
then, the economic base gradually shifted from zgriculiure to Jjobs
in Philadelphia and Southerm New Jersey to th:z west., The popula-
tion of the 1970's is characterized as farilies with husband and
wife both working, two to three children, and vwho moved Irom
Philadelphia and the acent, mors de*"e?" govtle parts of South-
ern Mew Jersey. One interviswee indicetzd that he psreeived no
chanze in this sterectme durirz the 1970's, whils ancther believed

that thers is now a "better class of p2ople" living in Waterford.

T
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3. [economia Base

For thz purmose of the intervistrs, economic hase was definad

as the answers to cuestilons concerning where towmship »asidants
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sgennd cuestion addwesszad the effects of Aflantic City's casine
gamiling on these patterns.

A1l of the interviewszes indicated that with the exception of
lceal =service jobs and the romaining agricultural activities, later-
fond Towmship is a bedroom coryprinity for Jjobs in Philadelphis—a
LWo—mimite drive, and Southern Few Jersey. One interviewes also
indiecated that a fow residents corrmie fo Newr York Civy.

Although there wers varying estimates (i.e., 3 to 20}, most
of the interviewees indicated that a number of casino;operating
faridilies recently have located in Waterford., In addition, one
interviewee also indicated that 15 4o 20 of these famdlies moved
into tihe most expenczive subdivicion in the towmship--0ld Towm.
Pricez of homez in this subdivision were sstimeted to reagze from
360,000 to /20,000, Casino eonstructiorn was said to be providing
many Jjobs to the loecal consctruection lalor foree. This is expectéd
to eontizae. oot of the interviewees anticlpate that thess o~
ploynent patierns will continue for wwo weazzonc. First, the;
cited the notable lack of indigenous industry, and second, The
high probability that the Lindenwsld Hish Jpeed ldns would hs
extended to Atlantic City with a station sither in or close to the

tovmchin,



L, Comrmmity Character

The casge study intarviswes:s were asksd o desecribe the cherzo—
ter of the comrmmity. 'Commmmity charactsr" i= a nebulous concept

which, in this instance, was used to identify any distinetive gual-

Cne interviswce indicated that prior <o 1970, ‘laterford
Township was controlled by a few wealthy families with large land
holdings. In addition, ancther interviewse said that the tomship
generally was considered an econorically depressed aresz,

Since the early 1970's, one interviewse menitionsd thatv there
is now an anti-growth sentiment, pardticularly among the older far—
mers. However, there is an apparent coniliet batween wanting te
pregerve open space and getiing "top dollar® for their land.

Puring one intervie&, three persons conmented at length re-
garding their perceptions of change in the chareter of Wateriord
Towmship., These comments can be swmearized as negative feelings
concerning the growth that has ocourred, Korz specifically, they

inelude the effects on their use of wharicn Iiale Forasty a par-

ceived inerease in traffic, cirime and vandalismy overloaded onmi-

eipal servicesz; and a growing irmersonalnezs Auc to the decrsased

transience of the population,

5. Development Activities

As rmentioned earlier, the 1270's have been parceived as the
major growth period for the tomship. in explanation lies both in

the absolute increace in number:s of people az well as the contrasting



types of development which have occurred.

Mthough the 1950 to 1990 populaticn grew at a seerdngly high
rate of 27%, this was an increase of only 812 persons. In addition,
one inzervieswee indicated that the market demand prior to 1570 was
for housing in the Atee area. and which was accormodated by small
builder~type, individual lot and minor subdivision infilling, and
construction immediately adjacent to this settlement., During the
1870's, the absolute increase in people was more than double (1,770
porsons) the 1950 to 19450 inerease. More significantly, however,
general market demand shifted to housing located in ocutlying areas
and mest new development occurred in major subdivisions averaging
20 to 30 units, particularly in the Jackson and Louden areas of
the towmship., Figure 5 is a township map on whiech is recorded the
names and general locations of these subdivisions.

One interviewee attributed mueh .of this growth pressure to
displacement resulting from many of the sewer bans that were issued
to the commmities west of Waterford by the N.J. DEP during the
early 1970's, fnother interviewee also indicated that during the
1050ts and 1960's, Vaterford Townshi was considered to bee too far
from Philadelphia. This changed with the construction of the HWgh
Speed Linz to Lindenwold,

Residential development to date has been exclusively single—
family homes. Mn interviewee indicated that some apariment and
mobile home developments were prqposed in 1974 and 1975, but were
"suecesafully kept ocut." Recently, two towm house developrments

have bonn propossd in the azsar zoned ag "Commercial Hanufaeturing——



Malti-Fanily and Single Family" (Figure 4) and approved locally

vt rejected by the State,

&

narally, there hes been no significant commercial develop-
ment in the township., This was attributed Ly one interviswee 0
the lack of sewers and tie fasti that developers egonsider the +town-
ship's population too small to support comwmmity~type zhorping cen-

ters {i.e. below 10,000 persons), Aside from PREDCO, there ha

Ct

been no interest in industrial development,

In addition to drainage, & szeond m
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towmship was raised during the interviews, This problam relates

to <he Stéte moratorium and revisw of nsw sewer and wabter permit
applications for new construction. According to two interviewses,
the towmship's post-1970 gfowth has cazusad the need for additional
mmicipal services. These services have heen Incrementally added
and financed with each succeeding vear's new tax ratables., The
moratoriun and State review have reduced new tax revenuss, resulting

in a fiseal "“erunch,"

6. Land Values/Soeculation

A11 of the interviewees indicated that land values have appre-
ciated simmificantly, particularly durihg the 1970fg. None mentioned
Ithat they were aware of any recent, major spéculativs aztivity in
the township., One interviswee is aware of two or three instancss

n 1273 and 1974 where farms were purchaszed by speculators and then

[N

leaced as farms for the tax advantages. Hovever, this practice has

-

not occurred sinee then,



-One interviewes indicated that 15 years ago, the price of 1and
averagad 350 per acre, In 1972-1973, the nrice was 35,000, Just
beirore the Pinelands moratorium, land valuss rose to approximately
£14,000 to $16,000 per acre Tfor land that was readily subdivideable
to one-half acre building lots. These building lots averaged 36,000
to $10,000 in price, . Other interviewses generally confirmed these
values.l Although the Pinelands moravorium is temporary, there was
an inability among the interviswees fo envision future land develop-
ment afber the moratorium is lifted. In addition, they indicated
+hat rost of the township residentis do not think of the moratorium

as temporary.

Tntil the buglding hoom of the 1870's, agriculture was an eco-
neoiric nainstay and predominate land-use in the tovmship. One inter-
viewse indicated that currently there are 2,3#0 acres of farmiand
eclassifisad vnder Farmiand Assessmen'.' Approximetely 1,700 acres
ara cropland and the rest is woodland, After deducting the VWharton
State Forest acreage, farmland corprises approximately 269 of the
remaining township land area (2,072). Little absentee farming was

zaicd to axist.

B

Throuch the 194%0's, agriculture consisted primerily of pouliry

farming {chickens and turkers), trueck farming (tomatoes, sweet pota-

.

toes, neas, and asparagus), and rry farming (blusberriess, cran-

berries, and stravwherries).

E)

Today, the erops are corn, soybeans, orchard fruit, and blue-



herries~-crops which are amenable fo mechanized farming., This re-

o

presents a shift from past lavor-intencive fariing and 2

14

attributed

%

to ths following:

L

~ inereased State regulation of faym labor housing and the
mandated change in payment from piecework to z ruoniwmun waze;

lack of interest in agriculiure by farmers! offepring; and

W -t
~ inersazed tanes due to rising land valuss,

It should he noted that none of the intervisvess vere vary

oovimistie concerning the contiruvesion of azriculiure in Vatarfeord

Tovm=hin.
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The preparation of this document was
financed 1in part through a planning
grant from the National Park Service,
Department of Interior, under the
provisions of +the Land and Water
Conservation Fund Act of 1965(Public
Law 88-578, as amended).






