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COMMUNITY & ECONOMIC DEVELOPMENT /  HOUSING / POLICY RESEARCH			             829 Spruce Street, Suite 204
											                           Philadelphia, PA  19107
											                           215 829-1901
											                           215 829-1908 (fax)
											                           urbanpartners@verizon.net

Letter of Transmittal
To: 	 Department of Community Affairs, Office of Smart Growth
From:	 Urban Partners
Re:	 Transfer of Development Rights Real Estate Market Analysis
Date:	 December 8, 2006

We have prepared the real estate market analysis to support the Transfer of Development Rights Element of the 
Woolwich Township Comprehensive Plan. This market analysis is intended to establish and document land values in 
the Sending and Receiving Areas, to estimate the land value component of the proposed development in the Receiving 
Areas under the proposed zoning, and to determine the economic relationship of development rights in the Sending Area 
to development rights in the Receiving Area for various use categories.

Land prices in the Woolwich sending area are currently in the range of $65,000 to $80,000 per developable lot. After 
the TDR program is implemented, the residual value of the land for farming purposes is estimated to be $6,000 per acre. 
The average valuation for a development credit in the Sending Area is estimated at $55,000. However, this is an average 
since pricing will vary within a range based on the location of the parcel, the yield of developable lots per acre, the value 
of the residual parcel as farmland, and other factors.

Land prices in the Woolwich Route 322 Receiving Area currently range between $45,000 and $225,000 per acre. After 
the TDR program is implemented, land values are estimated to range between $20,000 and $55,000 depending on the 
type of unit that is allowable on the lot. For example, land values for single-family detached homes are estimated at 
$55,000, twin units at $40,000, townhomes at $26,000, and multi-family flats at $20,000. Land prices in the Woolwich 
Auburn Road Receiving Area currently range between $100,000 and $110,000 per acre. After the TDR program is 
implemented, land values are estimated to range between $26,000 and $65,000 depending on the type of unit that is 
allowable on the lot. For example, land values for single-family detached homes are estimated between $55,000 and 
$65,000, twin units at $40,000, and townhomes at $26,000.

This analysis and estimation is based on current market conditions and may not reflect futures values, which can be 
affected by different market conditions.

Sincerely,

 
Jim Hartling, Partner
Urban Partners
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REAL ESTATE MARKET ANALYSIS
EXECUTIVE SUMMARY

Woolwich Township is a growing community which currently faces strong residential development pressures. The 1990 
census reported 498 housing units in Woolwich, a number which doubled by the 2000 census to 1,026. Housing construction 
since 2000 has added another 2,004 units in Woolwich, bringing the total estimated number of housing units in 2006 to 3,030 
with an estimated population of 7,560. Much of this residential building has occurred in the Weatherby development. The 
Township’s population and housing units are expected to increase dramatically with a full residential buildout forecasted 
by 2029 of 31,000 new residents and 9,600 additional housing units.

To better manage this growth, Woolwich is incorporating a Transfer of Development Rights (TDR) element into its 
Comprehensive Plan. The TDR Program establishes a Sending Area of 3,817 acres, an undeveloped area of farmlands 
and open space. The Township wishes this area to remain in these uses and desires development rights of the Sending 
Area to be transferred to two Receiving Areas. Under the proposed zoning, the Township will allow intensive development 
within these two receiving areas of 743 acres (Route 322 Receiving Area # 1) and 125 acres (Auburn Road Receiving Area 
# 2). 

This real estate market analysis is intended to establish and document land values in the Sending and Receiving Areas, to 
estimate the land value component of the proposed development in the Receiving Areas under the proposed zoning, 
and to determine the economic relationship of development rights in the Sending Area to development rights in the 
Receiving Area for various use categories.

DEVELOPMENT POTENTIAL 

As described in the Development Transfer Element of the Plan, zoning in both receiving areas will be changed to 
accommodate the Township’s anticipated residential pressures detailed above and the Township’s desire to preserve 
the Sending Area. If the TDR Program were not implemented, the total potential buildout of the Sending Area is 
estimated at 1,283 single-family units, which are likely to be absorbed by 2020. Based on this total buildout, there are 
1,283 development credits available from the Sending Area’s 3,817 acres to be used in the Receiving Areas. The following 
details the development potential for the Receiving Areas under these new zoning regulations:

Route 322 Receiving Area # 1:

Based on absorption analysis and assuming current development patterns continue, there appears to be sufficient 
demand to absorb the following development during the 2012 to 2029 period:

•	3 ,217 units of single-family, twins, townhome, and multi-family building units

•	 1.1 - 2.1 million SF of retail and 500,000 - 1.5 million SF of office/flex space

Auburn Road Receiving Area # 2:

Based on recent development patterns and adjacency of the Auburn Road Receiving Area #2 to the Weatherby 
development, there appears to be sufficient demand to absorb the following development during the 2012 to 2029 
period:

•	5 02 single-family and townhome units 
•	 60,000 to 70,000 SF of convenience retail

LAND VALUES

For the purposes of estimating land values, we assume that infrastructure costs for roadways, utilities, and site preparation 
will be equivalent to costs elsewhere in Woolwich. Also, we assume that the costs of providing affordable housing 
under COAH requirements will be identical to those under current conditions and that these costs have already been 
incorporated into land pricing.

Sending Area

Land prices in the sending area are currently in the range of $65,000 to $80,000 per developable lot. After the transfer of 
development rights, the residual value of the land for farming purposes is estimated to be $6,000 per acre. The average 
valuation for a development credit in the Sending Area is estimated at $55,000. However, this is an average since pricing 
will vary within a range based on the location of the parcel, the yield of developable lots per acre, the value of the 
residual parcel as farmland, and other factors.
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Route 322 Receiving Area # 1

Based on recent sales transactions, land values range 
between $45,000 and $225,000 per acre depending on 
extent to which the parcel includes Route 322 frontage. 
For the uses proposed under the TDR program, land 
values are estimated for the following:

•	S ingle-Family Detached units 
(9,500 SF average lot): $50,000-$60,000 per 
developable lot ($55,000 used for analysis 
purposes)

•	T win units (5,000 SF average lot): 
$35,000 to $45,000 per developable lot 
($40,000 used for analysis purposes)

•	T ownhomes (2,5000 SF average 
lot): $20,000 to $30,000 per developable lot 
($26,000 used for analysis purposes)

•	 Multi-family flats (1,200 to 1,800 
SF): $13,000 to $24,000 per developable lot 
($20,000 used for analysis purposes)

•	 Retail, Office, and Flex Development: 
$10 to $35 per built SF ($55,000 used for 
analysis purposes) 

Auburn Road Receiving Area # 2

Under current zoning, land prices are in the range of 
$100,000 and $110,000 per acre. After the TDR program 
is implemented, land values are estimated for the 
following:

•	S ingle-Family Detached units (12,000 
SF average lot): $55,000 to $65,000 per 
developable lot 

•	T win units (5,000 SF average lot): 
$35,000 to $45,000 per developable lot 
($40,000 used for analysis purposes)

•	T ownhomes (2,5000 SF average 
lot): $20,000 to $30,000 per developable lot 
($26,000 used for analysis purposes)

Total required development credits are 2,717 for Receiving 
Area #1. The proposed post-TDR zoning will provide the 
same one credit per 1.5 acres throughout the Receiving 
Area. This allocation of ‘by-right’ residential development 
capacity will apply only where the parcel is participating 
in the Transfer of Development Rights. Based on this 
“by-right” allocation, 137 of the proposed 2,717 housing 
units can be developed on the basis of development 
rights associated with Receiving Area land. This leaves 
a shortfall of 2,580 development credits which must be 
purchased from the Sending Area or provided through 
“bonus” credits. In Receiving Area #2, the increment of 
development for which development rights would need 
to be transferred is 262 units. Development credits will 
need to be secured for all these units since these 262 
units are in addition to a modified ‘by right’ development 
program in this Receiving Area.

DEVELOPMENT CREDIT BONUSES

To create additional financial incentives to developers to 
purchase these development credits, the TDR program 
proposes development credit bonuses – that is, additional 
units that can be built within the receiving areas when 
credits are bought in addition to the allowable number 
of units under the base zoning code. With the addition of 
bonus ratios, the cost of buying development credits for 
use in the Receiving Area is less than the cost of the land 
that is currently available for development in the sending 
area.

VIABILITY OF TDR PROGRAM 

As previously stated, there are 1,283 credits that need 
to be transferred in order to preserve the Sending Area. 
The purchase of 1,357 development credits is required 
for full buildout of the two Receiving Areas. Based on 
current market conditions and absorption patterns, there 
is demand potential for 1,357 credits. This total potential 
demand exceeds the total estimated development 
credits desired to be transferred from the Sending Area 
of 1,283 credits. 

The sufficient level of residential and retail demand, 
coupled with the proposed bonus credits, will provide 
adequate market to support needed sales of the desired 
1,283 credits in the Sending Area. This demand will 
assure that all sending area credits can find buyers from 
the Receiving Area. Therefore, we conclude that the 
proposed TDR program is based upon sufficient market 
demand and provides sufficient economic incentive to 
development credit buyers to support the needed sales 
of the development credits in the Sending Area.

GENERAL INFORMATION

Purpose of the Market Analysis

This real estate market analysis has been prepared to 
support the Transfer of Development Rights (TDR) Element 
of the Comprehensive Plan for Woolwich Township, 
Gloucester County, New Jersey. The TDR Plan Element 
is intended to achieve several major objectives of the 
Comprehensive Plan, including: (1) the preservation 
of open space and farmland in areas of the Township 
currently undeveloped; (2) the encouragement of 
development in the Route 322 Corridor which already 
benefits from substantial roadway infrastructure; and (3) 
the creation of a compact mixed-use center along the 
Route 322 Corridor which includes a variety of residential 
types and pedestrian-oriented retail services.

To further these objectives, this TDR Plan Element 
establishes a Sending Area that includes 3,817 acres of 
current farmland and open space which the Township 
desires to remain in these farming and open space 
uses and from which the Township desires development 
rights to be transferred. The TDR Plan Element further 
establishes two Receiving Areas—one of 743 acres that 
contributes to the desired Center along the Route 322 
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Corridor and a second, smaller area of 125 acres that 
is immediately adjacent to the Weatherby Planned 
Residential Community, which is in mid-development. 
The Township intends on amending current zoning to 
provide opportunities for more intensive development 
within the Receiving Areas. Under this proposed zoning, 
the potential for more intensive development will be 
subject to developers purchasing development rights 
from property-owners in the Sending Area.

This real estate market analysis is intended to establish 
and document land values in the Sending and Receiving 
Areas, to estimate the land value component of the 
proposed development in the Receiving Areas under 
the proposed zoning, and to determine the economic 
relationship of development rights in the Sending Area 
to development rights in the Receiving Area for various 
use categories. 

The analysis presented below estimates the relationship 
in value of (a) 1,283 Development Credits—the rights 
to construct 1,283 single-family detached houses 
in the Sending Area on one to two acre lots without 
sewer—with (b) the right to construct a range of types 
of residential units totaling up to 2,717 units in the 
Route 322 Receiving Zone #1 and up to 262 twins and 
townhomes in the Auburn Road Receiving Area #2.

Definition of Legal and Technical Terms

The following is a definition list of legal and technical 
terms used throughout this market analysis:

1.	 Base Zoning: the zoning in place 
as of one year prior to the municipal 
enactment of a transfer of development 
rights ordinance or the zoning in place 
less than one year prior to the municipal 
enactment of the transfer of development 
rights ordinance provided that the zoning 
was adopted by the municipality for 
purposes of achieving consistency with 
a master plan that has received initial or 
advanced plan endorsement from the 
State Planning Commission pursuant to 
N.J.A.C. 5:85-7.1 et seq.

2.	 Bonus Density: in a receiving zone 
either the amount by which development 
can exceed base zoning or the right to 
develop a use not permitted under the 
base zoning with the use of TDR credits.

3.	 Development Right: an interest 
in land, less than fee simple absolute title, 
which enables the owner to develop 
the land for any purpose allowed by 
ordinance.

4.	E nvironmentally Constrained 
Area: an area in which development is 
precluded or significantly limited by existing 
environmental statutes or regulations.

5.	 Market Value Restricted: the value 
of a property based on its agricultural, 

environmental or historical resource and its 
other remaining property rights, but does not 
allow the owner to develop the land for any 
other purpose except as expressly authorized by 
the transfer of development rights ordinance.

6.	 Real Estate Market Analysis or Market 
Analysis: the Report required pursuant to 
Subchapter 2 of N.J.A.C.5:86-1.1 et seq.

7.	 Receiving Zone: an area or areas 
designated in a master plan and zoning 
ordinance, adopted pursuant to N.J.S.A. 
40:55D-1 et seq., within which development 
may be increased, and which is otherwise 
consistent with the provisions of N.J.S.A. 40:55D-
145.

8.	S ending Zone: an area or areas in a 
master plan and zoning ordinance, adopted 
pursuant to N.J.S.A. 40:55D-1 et seq., within 
which development may be restricted and 
which is otherwise consistent with the provisions 
of N.J.S.A. 40:55D-144.

9.	T DR Credit: the development right 
can be utilized in a receiving zone to achieve 
the bonus density, the number of TDR credits 
is determined based on the transfer ratio and 
the number of development rights being 
transferred from the sending zone to the 
receiving zone.

10.	T DR Zoning: zoning authorized in the 
receiving zone when TDR credits are utilized or 
in the sending zone once development credits 
have been relinquished.

11.	T ransferable Development Right: a unit 
of development permitted by the base zoning 
which can be transferred from a property in 
the sending zone.

12.	T ransfer Ratio: the number of 
transferable development rights that can 
be transferred from a sending zone property 
divided by the additional units of development 
that can be built on the receiving zone property 
through the use of TDR credits.

13.	 Unit of Development: an additional 
right to build on a particular piece of property 
as determined by zoning ordinance; which 
may include, but is not limited to acre, square 
foot, residential unit, floor, height etc.

Assumptions and Limitations

The validity of the real estate market analysis incorporated in 
this report and the determination in this report of the viability 
of the Transfer of Development Rights program proposed 
for Woolwich Township are dependent on a number of 
assumptions concerning overall economic conditions 
and policies at the national, state, regional, county, and 
local level. Most critical among these assumptions are the 
following:



� • Real Estate Market Analysis

•	 that the overall growth of the national economy remain generally consistent with patterns of the 
past fifteen years. 

•	 that interest rates remain within the ranges of rates seen in the past fifteen years. There has been 
some development slowdown recently as higher interest rates have slowed housing development.  This real 
estate market analysis assumes that this adjustment will be short-term and that monetary conditions will 
support housing demand in the long-term; 

•	 that the Philadelphia region will continue to maintain the moderate pace of economic growth that 
has prevailed during the past fifteen years;

•	 that New Jersey and Gloucester County tax and public services policies will remain consistent relative 
to other regional counties; and

•	 that Woolwich Township will remain a location of choice for new housing development until full 
buildout is achieved.

Identification of the Sending and Receiving Zones

The proposed Sending Area includes 112 parcels (see Map 1). About half these parcels are located east of the New 
Jersey Turnpike; one quarter in the far northern portion of the Township abutting Logan & East Greenwich Townships; and 
one-fifth in the far western portion of the Township along either side of Oldman’s Creek Road. These 112 parcels range in 
size from 4 to 177 acres and include a total of 3,817.3 acres. The current uses in the Sending Area are farms, woodlands, 
wetlands, and open space. Table 1 identifies the parcels included in the Sending Area by tax map block & lot number, 
ownership, zoning, and size.
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Map 1. The Sending Area includes 112 parcels. 

The proposed Receiving Zone includes two separate 
Receiving Areas. The Route 322 Receiving Area #1 is 
located along the Route 322 Corridor (see Map 1). Route 
322 traverses Woolwich Township for 3.5 miles from west 
to east through the northern portion of the Township. This 
portion of Route 322 is located between I-295, one mile to 
the west in Logan Township, and Exit 2 of the New Jersey 
Turnpike, which is located within and at the eastern end 

of the Receiving Area. This Receiving Area #1 includes a 
total of 743 acres of land immediately adjacent to and 
both north and south of Route 322. The Receiving Area is 
divided into two portions—the major portion includes 84 
parcels totaling 646.5 acres generally located near the 
intersections of Route 322 with Locke Avenue, Oak Grove 
Road, Swedesboro Paulsboro Road, and Hendrickson 
Mill Road; a smaller portion of 96.5 acres in 10 parcels is 
located immediately east of the Turnpike entrance. 

The two portions of this Receiving Area are separated by 
a collection of parcels totaling 750 acres which has been 
the subject of a law suit and settlement. This settlement 
provides the owner of those parcels (Woolwich Adult 
LLC) with the right to construct “Kingsway Town Center,” 
a mixed-use development with 925 units of age-restricted 
single-family housing, 104 affordable multi-family age-
restricted housing units, and 2,700,000 SF of commercial 
space. This development will bridge the two portions of 
Receiving Area #1.

Woolwich Adult LLC has entered into highly-publicized 
agreements with Pulte Homes for the residential 
development and Wolfson Verrichia Group for the 
commercial development. The commercial development 
will include 1.1 million SF of office/flex and 1.6 million SF 
of retail. Retail plans include at least 1 million SF of large 
format stores--a home center, a supermarket, department 
stores, restaurants, and a movie theater—in “Woolwich 
Commons” and 500,000 SF of “lifestyle” village-like 
retail called Main Street at Woolwich. Preliminary plans 
for this lifestyle center include a pedestrian-oriented 
environment with parks and a clock tower, a restaurant 
row, convenience services (hair salons, dry cleaners, 
bank) as well as smaller shops.
    
The Auburn Road Receiving Area #2 is located along 
Auburn Road just south of the Weatherby planned 
development (see Map 1). Receiving Area #2 involves a 
single 125-acre parcel of land.
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Table 2 identifies the parcels included in the two Receiving Areas by tax map block & lot number, ownership, zoning, and 
size.
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SENDING & RECEIVING AREA ZONING

Sending Area

Zoning in the Sending Area includes four classifications: 
R-1; R-2; R-3; and 5AC. The 3,817 acres of the sending 
area are divided among these four classifications in this 
manner:

•	 R-1	1 ,667 acres

•	 R-2	1 ,889 acres

•	 R-3	    172 acres

•	5A C	      90 acres

All four zoning classifications limit allowable uses to single-
family detached dwellings; agriculture, horticulture, 
farmhouses, farm buildings, farm markets, and related 
uses; certain community residences; public and nonprofit 
park & recreation facilities; and Township buildings. As 
conditional uses, the R-1, R-2, and R-3 classifications allow 
for schools, libraries, museums, and certain utility facilities. 
The maximum allowed densities are:

•	 R-1	  0.50 dwelling units per acre

•	 R-2	  0.66 dwelling units per acre

•	 R-3	 2.17 dwelling units per acre

•	5A C	  0.20 dwelling units per acre

The parcels zoned R-3 within the Sending Area are outside 
of the sewer service area; under this circumstance, zoning 
requires R-2 density, even though the parcel is within a R-
3 district. More detailed descriptions of these allowable 
uses and other applicable portions of the Zoning Code 
for the Township of Woolwich are attached as Appendix 
1.Proposed Zoning Code changes can be found in the 
Woolwich Township Zoning Regulations and Design 
Standards.

Route 322 Receiving Area #1

Zoning in the Route 322 Receiving Area #1 includes two 
classifications: R-2 and FOC. The 743 acres of this receiving 
area are divided among these two classifications in this 
manner:

•	 R-2	14 7 acres

•	 FOC	5 96 acres

The uses and densities allowed in classification R-2 are 
detailed above. The FOC classification allows offices; 
banks; certain amusement, recreation and leisure uses; 
business and household service uses including repair 
shops for business equipment, appliances, and the 
shops of tradesmen such as plumbers and electricians; 
and warehouse, distribution, and light manufacturing 
uses, provided that they are located at least 400 feet 
from the right-of-way of U.S. Route 322. As conditional 
uses, the FOC classification allows for auto dealerships, 
telecommunications towers, libraries, museums, certain 

utility facilities, and automobile service stations and repair 
facilities. The maximum allowed floor-to-area ratio is .15, 
resulting in maximum development of 6,534 SF per acre.

Auburn Road Receiving Area #2

The 125-acre parcel in the Auburn Road Receiving Area #2 
is zoned R-3, allowing for single-family detached dwellings; 
agriculture, horticulture, farmhouses, farm buildings, 
farm markets, and related uses; certain community 
residences; public and nonprofit park & recreation 
facilities; and Township buildings. As conditional uses, the 
R-3 classifications allow for schools, libraries, museums, 
and certain utility facilities. The maximum allowed density 
is 2.17 dwelling units per acre provided that sewer service 
is available.

COMMUNITY TRENDS

Woolwich Township is a rapidly growing community 
in Gloucester County which currently faces strong 
development pressures. Population in the 1990s grew 
from 1,459 to 3,032, a 108% increase. Similarly, housing 
development increased the total housing units from 498 
to 1,026, a 106% increase. Most of that growth occurred 
in the 1997-1999 period when 385 building permits for 
single-family homes were issued (see Table 3). Since 
2000, Woolwich has issued building permits for 2,007 units, 
tripling the size of the community in six years and totaling 
a sixfold increase since 1990. Development pressures are 
illustrated on Map 2.
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• 15m|k

In 2000, 73% of the housing stock in Gloucester County and 99% of housing in Woolwich was single-family detached units 
(see Table 4). By tenure, 80% of Gloucester County households were owner-occupants; 20% were renters. For Woolwich, 
92% were owner-occupants; 8% renters.

Nearly 50% of this recent development has occurred in the planned Weatherby development. At full buildout, this 
planned community projects a total of 4,500 housing units. To date, the development is one-quarter built-out, with 80% of 
those units being single-family detached dwellings. The remaining 50% of new housing have been constructed on large 
lots (one to two acres) in small developments scattered throughout the Township. As of 2006, the estimated population is 
7,560 in 3,030 housing units.

Housing growth averaged 53 units annually in the 1990s, accelerating to an average of 301 units annually since 2000. The 
peak year for building permits was 2004 with 514 units—285 single family homes Township-wide and 229 townhomes and 
garden apartments in Weatherby. There has been some development slowdown recently as higher interest rates have 
slowed housing development. 

Since 2000, residential development in Woolwich Township has represented about one-sixth of all residential development 
in Gloucester County, both for single-family homes and for multi-family development. There has been little experience 
in Gloucester County with twins. Townhomes and other non-single-family detached housing have represented 12% of 
residential building permits in Gloucester County since 2000 and townhomes (new and existing product together) have 
been 4% to 5% of all home sales in the County over the past four years.
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The Township’s population and housing forecasts anticipate that the recent housing development slowdown will last only 
from 2006 to 2008, with demand growing again after 2008.

Current and future development plans anticipate three market segments in Woolwich—(1) larger unit singles & twins; (2) 
smaller unit townhomes, fl ats, and apartments; and (3) active adult and senior housing. Recent sales patterns and growth 
forecasts suggest demand for 200 units of the single-family & twin housing type in slow growth years (2006 to 2008) and 
300 units annually thereafter. 

Active adult and senior housing products are only now being introduced in Woolwich. The Weatherby development 
includes 1,000 units of active adult housing in the Four Seasons by K. Hovnanian and also shows plans for 500 senior 
units. The Township’s settlement with Woolwich Adult LLC provides for 925 units of age-restricted housing units and 104 
affordable senior units. The fi rst of these products are now being introduced; others will not become available for several 
years (most likely after 2012). 

Absent any substantial experience with this product in Woolwich, estimates of absorption are speculative. However, the 
current and proposed developers are nationally prominent and have successful track records with this product. Typically, 
individual active adult developments achieve absorption of 50 to 100 units annually. The fi rst sales of the Four Seasons 
product matched this expectation: the initial sales was recorded in January, 2005, while, in the fi rst nine months of that 
year, 68 units were sold, a pace of roughly 90 units annually. At this pace, the Four Seasons absorption should result in 
full buildout by 2015. The other planned active adult and senior developments totaling more than 1,500 units may be 
expected to continue construction through 2025.

Smaller-unit townhome and fl at development are also new products in Woolwich. Weatherby has undertaken townhome 
sales and some rental units with a building permit for 229 units issued in 2004. Based on the overall experience of Gloucester 
County, we would expect 25% of all residential development to be in these unit types; of this total, 40% to 50% would likely 
be sales units and 50% to 60% rental product.

Taking these anticipated absorption rates together, we forecast total buildout for Woolwich of nearly 9,600 additional 
housing units in the 2006 through 2029 period (see Table 5). This buildout will include 4,050 units of single-family detached 
homes and twins, 2,440 units of active adult and senior housing, and 3,100 units of townhomes and fl ats. The remaining 
capacity of the Weatherby development will accommodate 3,450 of these units; 1,385 are expected to be located in 
other scattered sites throughout the Township; 1,029 active adult and senior COAH units will be included in the Woolwich 
Adult LLC parcels; and the remaining 3,720 units are anticipated to be located in the two designated receiving areas—
3,220 in the Route 322 Receiving Area #1 and 500 in the Auburn Road Receiving Area #2.

Total absorption is expected to peak at approximately 600 units per year in the 2009 to 2018 period when multiple products 
are being marketed at Weatherby, Woolwich Adult LLC, the Receiving Areas, and at a few other residual locations 
throughout the Township. During these peak years, Woolwich will be absorbing approximately 25% to 30% of all new 
residential development in Gloucester County—compatible with 2004 when Woolwich developments were 25% of new 
Gloucester County residential development.

Based on these forecasts, all other sites in the Township will be fully built out by 2019—only the Receiving Areas and the 
Woolwich Adult LLC site will have remaining capacity. Total unit absorption in the Receiving Areas is anticipated to 
be 220 units annually beginning in 2012, peaking at 400 to 450 units annually in 2018 and 2019, and then declining to 
approximately 130 units annually through 2029.

Table 5
Housing Buildout Forecast
Receiving Areas
Year Woolwich Woolwich Woolwich Woolwich Other Sites Other Sites Other Sites Other Sites Receiving Receiving Receiving

Total SFR & Twin Active Adult/ Townhome/ Total SFR & Twin Active Adult/ Townhome/ Areas Areas Areas
Housing Housing Senior Flats Housing Housing Senior Flats Total SFR & Twin Townhome/

Absorption Absorption Housing Housing Absorption Absorption Housing Housing Housing Housing Flats Housing
Absorption Absorption Absorption Absorption Absorption Absorption Absorption

2006 290 200 90 290 200 90
2007 390 200 90 100 390 200 90 100
2008 390 200 90 100 390 200 90 100
2009 590 300 140 150 590 300 140 150
2010 590 300 140 150 590 300 140 150
2011 590 300 140 150 590 300 140 150
2012 630 300 170 160 410 200 170 40 220 100 120
2013 630 300 170 160 410 200 170 40 220 100 120
2014 635 300 175 160 415 200 175 40 220 100 120
2015 635 300 175 160 375 200 175 260 100 160
2016 610 300 150 160 350 200 150 260 100 160
2017 610 300 150 160 300 150 150 310 150 160
2018 610 300 150 160 150 150 460 300 160
2019 530 300 100 130 100 100 430 300 130
2020 380 150 100 130 100 100 280 150 130
2021 230 100 130 100 100 130 130
2022 230 100 130 100 100 130 130
2023 230 100 130 100 100 130 130
2024 230 100 130 100 100 130 130
2025 140 10 130 10 10 130 130
2026 130 130 130 130
2027 130 130 130 130
2028 130 130 130 130
2029 30 30 30 30

Total 9,590 4,050 2,440 3,100 5,860 2,650 2,440 770 3,730 1,400 2,330

Source: Urban Partners



• 17m|k

RECEIVING ZONE ANALYSIS

As noted above, the proposed Receiving Zone includes two separate Receiving Areas: Route 322 Receiving Area #1 
located along the Route 322 Corridor with 743 acres and Auburn Road Receiving Area #2 located along Auburn Road 
just south of the Weatherby planned development with 125 acres.

Route 322 Receiving Area #1

Route 322 Receiving Area #1 includes 147 acres of R-2 zoned land and 596 acres of FOC zoned land. Terrain in this 
Receiving Area #1 is flat and the boundaries of the Receiving Area have been drawn to exclude all environmentally 
sensitive areas adjacent to the Zone. Maximum buildout under this current zoning would allow for 90 to 100 units of single-
family housing in the R-2 zoned area and up to 3.89 million square feet of commercial space in the FOC zoned area. 73% 
of the land is currently used for agriculture and various forms of open space; 14% is in light commercial use; 6% is public 
use related to the New Jersey Turnpike & the Nike site; and 7% (51 acres) is in residential use.

Zoning of the Code of the Township of Woolwich, NJ was adopted in 1992.  According to the Township Clerk, the R2 
zoning district was established at that time.  Since then, district regulations have undergone several minor changes via 
periodic amendments.  Amendments in 2003 introduced the FOC zoning district, according to the municipal clerk.  In 2003, 
the code was also amended to introduce a density bonus associated with conservation subdivisions (a form of cluster 
development) in the R2 zoning district.  This provision was amended to the current ordinance by a 2005 amendment 
which eliminated the density bonus.  

Auburn Road Receiving Area #2

Auburn Road Receiving Area #2 includes one 125-acre parcel of land zoned R-3. Terrain in this Receiving Area #2 is flat 
and the parcel does not appear to have any environmental limitations. Maximum buildout under this zoning would allow 
for 291 units of single-family housing and twins. The parcel is currently in agriculture and open space use.

Zoning of the Code of the Township of Woolwich, NJ was adopted in 1992.  According to the Township Clerk, the R3 
zoning district was established at that time.  Since then, district regulations have undergone several minor changes via 
periodic amendments.  Amendments in 2003 introduced the FOC zoning district, according to the municipal clerk.  In 
2005,  conservation subdivisions (a form of cluster development) are now permitted in the R3 zoning district.

Recent Subdivision and Site Plan Activity

Table 6 provides a list of all subdivision and site plan applications that have been submitted to the Township for land in 
these two receiving areas since October 1, 2001, and describes the action taken by the Township on these applications. 
Four applications have been processed, all involving parcels in the western portion of the Route 322 Receiving Area #1. 
Three of these applications were for general commercial uses—a storage facility, an animal hospital, and a truck service 
facility. The fourth application was for a new larger-format Wawa convenience store and gas station.

Table 6: Woolwich Site Plan Applications in TDR Receiving Zones

Site Plan		  Block		L  ot	S q. Ft.		S  tatus

Ample Storage		14		15    ,16	 99,365		  Final Approval

Swedes Animal Hospital	5 7		3  .01	   5,225		  Prelim Review

Liberty Kenworth	 6		5	1   7,710		  Final Approval

Wawa  			  9		5	     5,740		E  xtension of Prelim
								        & Final Approval
								        granted in 2006	
Recent Sales Activity

In the past four years there have been 12 recorded sales transactions involving land in the Route 322 Receiving Area 
#1 and no transactions within the Auburn Road Receiving Area #2 (see Table 7). Six of these transactions have involved 
homes or commercial property where the sales price appears to be based on continued use of the property as a home 
or business. All six of these properties are on parcels of one to one and one-half acres. The commercial building sold for 
$730,000 in 2002, while the five homes sold for prices between $112,000 and $403,000 in 2004 and 2005. 

The remaining six transactions involve sales of farmland. The most expensive transaction was purchase of a prime corner 
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property for a new larger-format Wawa convenience store and gas station. This parcel includes 5.5 acres and sold for 
$290,000 per acre at the end of 2005. Three transactions involving parcels between 6 and 18 acres occurred in 2006. Sales 
prices varied between $65,000 and $148,000 per acre.
DEVELOPMENT POTENTIAL FOR RECEIVING AREA PROPERTY

Route 322 Receiving Area #1

Route 322 Receiving Area #1 currently includes 147 acres of R-2 zoned land and 596 acres of FOC zoned land. A physical 
description of Receiving Area #1 is described in Section 7, the Route 322 Receiving Zone Chapter.

The development potential of the Route 322 Receiving Area #1 is strongly impacted by two factors: (1) the very strong 
housing demand which have been placing residential development pressure on Woolwich Township for more than a 
decade and (2) the excellent regional access afforded parcels in the Route 322 Receiving Area #1 by U.S. Route 322 
traversing the area, the presence of an entrance/exit to I-295 one mile to the west, and especially the location of Exit 2 
of the New Jersey Turnpike within the Receiving Area. 

These factors strongly suggest that comparatively intense residential and retail development are the highest and best 
uses for land within this Receiving Area. 

The attractiveness of these uses is borne out by the strong development interest in the residential and retail components 
of the Woolwich Adult LLC project that links the western and eastern portions of this Receiving Area.

Based on these planned adjacent uses, the extensive road network in place, and the extreme residential development 
pressures currently evident in Woolwich, this Receiving Area #1 is ideally situated for mixed-use (residential, retail, office/
commercial) development. The mixed-use development combined with the transportation infrastructure is highly 
compatible with a center-based design as represented in the New Jersey State Plan.

Uses proposed for this Route 322 Receiving Area #1 under the proposed Transfer of Development Rights program 
include:

•	1 00 units of single-family detached housing

•	1 ,000 units of twins

•	 1,617 units in townhomes, multi-family building flats, etc.

•	5 00 units in apartments or condominiums as part of mixed use buildings

•	 250,000 SF of retail and/or office uses in the first floor of these mixed use buildings

•	 2.6 million SF of retail, office, or flex use in commercial buildings.
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As noted above, the projected overall housing demand for Woolwich Township through 2029 anticipates 9,600 additional 
housing units, including 4,050 units of single-family detached homes and twins, 2,440 units of active adult and senior 
housing, and 3,100 units of townhomes and flats. Within this forecast there is sufficient capacity for residential development 
in the Route 322 Receiving Area #1 of 1,100 units of single-family and twins and 2,120 units of townhomes, flats, and units 
above retail and office space.
The overall residential buildout forecast for Woolwich will add approximately 31,000 new residents by 2029 to the current 
estimate of 7,500. Purchases of retail goods and services by these 38,500 residents will support retailers occupying 1.5 
million to 2.0 million SF of commercial space. 25% to 30% of this retail demand is likely to be met outside the Route 322 
Corridor at other existing and proposed retail/commercial centers in Woolwich. Therefore, Route 322 Corridor sites are 
likely to capture 1.0 million to 1.5 million SF of this retail requirement over the next 20 years. 

In addition, the regional access available in and near this Receiving Area #1 will make this an attractive location for 
retailers serving a broader regional marketplace. The proposed development of 1.0 million SF of large format retailing in 
the Woolwich Adult LLC parcels (“Woolwich Commons”) is expected to establish the anchors to attract this larger retail 
shopping base. This regional shopping base could add 1.7 million to 2.5 million SF of retail development in the Route 322 
Corridor, bringing total retail space demand in the Corridor to 2.7 million to 4.0 million SF.

The 1.6 million SF of retail development provided for in the Woolwich Adult LLC settlement is likely to capture the first 
large increments of this space demand. The Receiving Area #1 is the likely location for the second increments of retail 
development, which could support 1.1 million SF up to 2.1 million SF of retail space in the Receiving Area.

The remaining 500,000 SF to 1.5 million SF of commercial space available in the Receiving Area #1 will likely require office 
and/or flex users to fill this space. This property will be competing with 1.1 million SF of office/flex space provided for in 
the Woolwich Adult LLC settlement. To a great extent, zoning for this use in the Receiving Area #1 is similar to current 
and recent FOC zoned land in this area, for which demand has been slow. The greater variety of office environments 
available under the proposed Transfer of Development Rights zoning may modestly increase the attractiveness of this 
location for office users.

Based on this analysis and assuming the development patterns apparent in this portion of Gloucester County for the past 
decade remain in place, there appears to be sufficient residential, retail, and office/commercial demand to absorb 
the 3,217 residential units proposed for Receiving Area #1 during the 2012 through 2029 period. In addition, retail market 
conditions and the superior regional access available in the Route 322 Corridor should provide sufficient market to add 
1.1 million to 2.1 million SF of retail space in the Receiving Area #1 during this same period. The market for the remaining 
500,000 SF to 1.5 million SF of office/flex space will be no weaker than under current (pre-TDR) conditions. 

Auburn Road Receiving Area #2

Auburn Road Receiving Area #2 includes one 125-acre parcel of land currently zoned R-3. Maximum buildout under this 
current zoning would allow for 195 units of single-family housing. A physical description of Receiving Area #2 is described 
in Section 8, the Auburn Road Receiving Zone Chapter.

The development potential of the Auburn Road Receiving Area #2 is strongly impacted by its immediate adjacency to 
the 4,500-unit Weatherby development. Weatherby has already seen absorption of 1,051 units in eight years in multiple 
housing products. Auburn Road Receiving Area #2 should benefit from similar market conditions. 

These factors strongly suggest that moderately-dense residential development, supplemented by convenience retail 
services, is the highest and best use for land within this Receiving Area.

Uses proposed for this Auburn Road Receiving Area #2 under the proposed Transfer of Development Rights program 
include:

•	13 0 units of single-family detached housing

•	1 62 units of twins, of which 52 are through TDR and 110 are “by right” converted from 65 single-		
	 family detached units that could be constructed under previous zoning

•	 210 units in townhomes

•	 60,000 to 70,000 SF of retail or office in commercial buildings.

As noted above, the projected overall housing demand for Woolwich Township through 2029 anticipates 9,600 additional 
housing units. Within this forecast there is sufficient capacity for residential development in the Auburn Road Receiving 
Area #2 of 291 units of single-family and twins and 210 units of townhomes. The significant growth in retail demand from 
these new housing units will readily absorb 60,000 to 70,000 SF of convenience retail at this site.

Based on this analysis and assuming the development patterns apparent in this portion of Gloucester County for the past 
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decade remain in place, there appears to be sufficient residential and retail/commercial demand to absorb the 502 
residential units proposed for Receiving Area #2 during the 2012 through 2029 period. This residential development will 
support the modest 60,000 SF to 70,000 SF of convenience retail space programmed for this Receiving Area #2. 

SENDING ZONE ANALYSIS

As noted above, the proposed Sending Area includes 112 parcels (see Map 1). About half these parcels are located 
east of the New Jersey Turnpike; one quarter in the far northern portion of the Township abutting Logan & East Greenwich 
Townships; and one-fifth in the far western portion of the Township along either side of Oldman’s Creek Road. These 112 
parcels range in size from 4 to 177 acres and include a total of 3,817.3 acres. 

The Sending Area includes 1,667 acres in R-1 zoning; 1,889 acres in R-2 zoning; 172 acres in R-3 zoning; and 90 acres in 5AC 
zoning. Table 8 analyzes these parcels in terms of their development potential. Based on current zoning, these 112 parcels 
could result in a maximum buildout of 1,950 units. However, preliminary assessment of soils and topography conditions on 
these parcels suggests that effective development potential will be reduced by these conditions to 1,283 units. 

Land use in the Sending Area is currently agriculture and various forms of open space.

Zoning of the Code of the Township of Woolwich, NJ was adopted in 1992.  According to the Township Clerk, the R1, 
R2, R3, Five Acre zoning districts were established at that time.  Since then, district regulations have undergone several 
minor changes via periodic amendments.  In 2003, the code was amended to introduce a density bonus associated with 
conservation subdivisions (a form of cluster development) in the R1 and R2 zoning districts.  This provision was amended 
to the current ordinance by a 2005 amendment which eliminated the density bonus.  Conservation subdivisions are also 
now permitted in the R3 zoning district. 

Recent Subdivision and Site Plan Activity

Table 9 provides a list of all subdivision and site plan applications that have been submitted to the Township for land 
in the Sending Area since October 1, 2001, and describes the action taken by the Township on these applications. 
Eight applications have been processed, all during the past two years. All of these applications were for residential 
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development; the eight together proposed 241 units of new housing. One application for 31 units received final approval; 
four applications for a total of 151 units have received preliminary approval. The remaining three applications for a total 
of 59 units are complete and under review.

Recent Sales Activity

In the past four years there have been 5 recorded sales transactions involving land in the Sending Area (see Table 10). All 
these transactions have involved the sale of farmland and vacant property. The first four of these transactions occurred 

between November, 2002, and February, 2006. Each involved the sale of ten to sixteen acres of land upon which current 
zoning would likely allow six or seven lots for home development. The price of parcels that sold in 2005 and early 2006 was 
approximately $75,000 to $80,000 per lot.

A much larger transaction involving a parcel of 85 acres occurred in May, 2006. Current zoning for this parcel could allow 
for approximately 30 units and the sales price was approximately $65,000 per unit. This somewhat lower sales price may 
reflect the impact of COAH requirements on recent land transactions or the slowing of the housing market in recent 
months may have impacted land pricing.

DEVELOPMENT POTENTIAL FOR SENDING AREA PROPERTY

As noted above, based on current zoning and estimates of the soils and topographic conditions of the Sending Area 
parcels, the total potential buildout of the Sending Area is estimated at 1,283 units of single-family detached housing. 
Also, as noted above in Community Trends, Woolwich Township has issued building permits for an annual average of 250 
units of single-family detached housing since 2000 and growth forecasts suggest demand for 200 units of this housing type 
in slow growth years (2006 to 2008) and 300 units annually thereafter.

Without the adjustments proposed in the Transfer of Development Rights program, this forecasted housing demand 
would be met through development of housing at five locations within Woolwich: (1) the continued development of 
the Weatherby planned community with capacity for another 1,270 single-family detached (not Active Adult) units; (2) 
development of perhaps 20 additional housing units in the proposed Route 322 Receiving Area #1; (3) development 
of 195 units under current zoning at the Auburn Road Receiving Area #2 parcel; (4) these estimated 1,283 units in the 
Sending Area; and (5) 1,385 units located in other scattered sites throughout the Township. 

This total residential buildout would result in development of 4,153 new single-family detached (non-Active Adult) units. 
Housing demand forecasts suggest that this supply of new housing would be absorbed by 2020.

These factors suggest that based on current zoning, single family detached residential  development is the highest and 
best use for land within this Sending Area. Also, considering other competition for this single family detached housing 
market, sites in the Sending Area could expect to achieve about 90 units per year of housing development until full 
buildout is achieved in the year 2020. 

SENDING AREA LAND VALUES UNDER CURRENT ZONING

As noted above, based on current zoning and estimates of the soils and topographic conditions of the Sending Area 
parcels, the total potential for development in the Sending Area is 1,283 units of single family detached housing. Iinterviews 
with current and potential developers active in the area and an analysis of recent sales transactions indicates that 
the typical home proposed for development in the Sending Area under these economic conditions is a single-family 
detached house of 3,000 to 5,000 SF with at least a two-car garage. These homes can be of either average or custom 
quality and can be expected to result in sales prices of  $115 to $140 per square foot ($350,000 to $700,000). A review of 
recent sales of such newly-constructed homes (see Table 11) indicates a sales range of $300,000 to $800,000 (other than 
a couple of exceptions) over the past two years, with very few sales in the past twelve months in this product category.

Depending on lot size and the quality of construction anticipated, developers have previously reported the willingness 
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to pay $80,000 up to, in rare cases, $120,000 per developable lot. These prices are for unimproved sites, but with 
development approvals. Woolwich, however, has just implemented a Round Three COAH program requiring developers 
to produce one COAH unit for each eight market rate units. Since the application of this COAH requirement, there has 
been very little experience in Woolwich with land purchases for one to two acre lot housing development. Furthermore, 
the application of this requirement has come at a time when the overall housing market is facing a slowdown. Therefore, 
land sale comparables under these circumstances are difficult to identify. In general, however, this requirement would be 
expected to reduce land pricing because of two factors: (1) a land value of $0 generally must be applied to the COAH 
unit; therefore, land pricing must be reduced by a minimum of 11% to account for the COAH unit’s $0 contribution; (2) 
the pricing of the COAH unit will generally be below construction costs, requiring an additional subsidy from the overall 
development budget. Given these factors, we would expect land prices to decrease by a minimum of 11% and more 
likely 15% to 20% below previous levels.

There have been only a few actual sales of land in the sending area within the past two years (see Table 10). These sales 
were at prices in the $65,000 to $80,000 per lot range. The most recent $65,000 per lot price may reflect the assumed 
impact of the COAH requirement. There have also been reports that many parcels in the sending area have been under 
agreements of sale for some time on terms consistent with the previous $80,000 plus per lot pricing.

For purposes of this real estate market analysis, we assume that the application of the COAH requirement has reduced (or 
will reduce) land prices in the sending area to the range of $65,000 to $80,000 per developable lot, at 2006 pricing. These 
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prices are for unimproved sites with development approval.

Based on the 1,283 development credits assumed to be available from the Sending Area’s 3,817 acres, this pricing level 
results in land values of $21,800 to $26,900 per gross acre, for a property with average environmental constraints. 

SENDING AREA LAND VALUES AFTER TRANSFER OF DEVELOPMENT RIGHTS

After transfer of development rights, land in the sending area would have some residual value based on its use as farmland 
and based on its post-TDR development rights under the proposed zoning. The value of individual parcels as farmland 
varies depending on certain soil conditions, susceptibility to flooding, etc. Several recent farmland sales in Gloucester 

County are detailed on Table 12. In general, sales prices range up to $8,000 per acre. For purposes of this real estate 
market analysis, we assume that the average residual value of Sending Area property as farmland will be $6,000 per acre, 
at 2006 pricing.

The proposed zoning and deed restrictions of these Sending Area parcels after transfer of development rights requires 
a 50 acre lot (or the equivalent acreage in TDR restriction); that is, one dwelling unit per 50 acres. For purposes of this 
analysis, we will assume that this future development is speculative and, therefore, will not add to the value of the land 
post-TDR beyond the underlying farmland valuation. As a result, post-TDR development will not figure into the pricing of 
development credits in the Sending Area. 

Based on these assumptions, the value of property post TDR is assumed to be $6,000 per acre, in 2006 pricing.

Development Credit Value

It is difficult to estimate the specific value of development credits from specific parcels since this pricing will vary within 
a range based on the location of the parcel, the yield of developable lots per acre, the value of the residual parcel as 
farmland, and other factors. However, for purposes of this analysis, we will develop an estimated average valuation for a 
development credit in the Sending Area based on these factors:

•	 the value of a developable lot in the Sending Area at 2006 pricing is in the range of $65,000 to 		
	 $80,000 for unimproved sites with development approval;

•	 the average value of residual farmland is estimated at $6,000 per acre;

•	 the Sending Area includes 3,817 acres and is estimated to include 1,262 developable lots.

These factors suggest that the average value of a developable lot is $72,500, that the average acreage per developable 
lot is 3.02 acres, and that the residual farmland value of that average lot is $18,100.
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Based on these factors, the average value of a 
development credit is assumed to be $55,000 per 
development credit, in 2006 pricing. These prices are 
for credit purchases completed after development 
approval has been achieved for the Receiving Area 
parcel.
DEVELOPMENT POTENTIAL FOR RECEIVING AREA 
PROEPRTIES

Receiving Area Land Values
Under Current Zoning

Route 322 Receiving Area #1

Land value conditions in the Route 322 Receiving Area 
#1 are quite complex. The chief factors influencing 
land value include:

•	 Current zoning/development 
rights. Zoning in this Receiving Area #1 
includes 10 parcels totaling 147 acres in 
R-2 zoning and 84 parcels with 596 acres 
in FOC zoning. As described above, the 
current value of land for larger home 
development in Woolwich appears to 
be $65,000 to $80,000 per developable 
lot, or under R-2 zoning with positive site 
development conditions, approximately 
$38,000 to $47,000 per acre. 

Pricing of FOC zoned land has fluctuated. 
One land sale in June 2003 was in the 
range of $28,000 to $30,000 per acre. Some 
recent sales that include comparatively 
attractive Route 322 frontage have been at 
the $65,000 to $70,000 per acre pricepoint. 
There is indication that land prices have 
increased recently in anticipation of the 
TDR zoning.  

•	 Site-specific access amenities. 
Some parcels are immediately adjacent 
to the New Jersey Turnpike exit; 35 parcels 
have direct access to Route 322, including 
12 properties which are situated at 
intersections with traffic lights. All of these 
access factors influence the relative value 
of property in this Receiving Area #1. For 
example, among recent sales, a 5.5 acre 
property at the corner of Swedesboro 
Paulsboro Road and Route 322 sold for 
$291,000 per acre; the adjacent 3.5 acre 
property with Route 322 access sold for 
$148,000 per acre; while another larger 
property with a smaller proportion of 
frontage along Route 322 sold for $70,000 
per acre.

•	 Current development. 55 of the 94 
parcels in the Receiving Area #1 include a 
residential or commercial structure. These 
include 37 homes and 18 commercial 
buildings. 32 of the 37 parcels with 
residential buildings are less than 2 acres in 
size and, therefore, essentially fully built out 

against current zoning. 14 of the 18 parcels with 
commercial structures are four acres or less in 
size and, therefore, also essentially fully built 
out. For these 46 properties, especially, but also 
to some extent for the other 9 properties with 
residential or commercial structures, property 
values will be much more closely aligned with 
the value of the particular building than with 
pure land value.

These many site-specific factors as well as uncertainty 
concerning the impact of the TDR program on property 
values make it extremely difficult to accurately estimate 
land values in Receiving Area #1 under current zoning. 

As noted above, for 46 of the 94 parcels, values appear 
to be based predominantly on the quality and size of the 
existing structure. These smaller parcels total 61 acres of the 
743 acres in Receiving Area #1. Therefore, we believe that 
(1) conditions on these parcels cannot be used determine 
the economics of a Transfer of Development Rights program; 
(2) these parcels are likely to participate in TDR only after 
overall values have grown significantly in the Receiving 
Area or as a result of adjacent parcel activity; and (3) we 
should not assume that TDR participation by these parcels 
will result in rights purchases from the Sending Area.

Excluding these 46 parcels, the remaining 48 parcels in 
Receiving Area #1 total 682 acres. Two parcels totaling one 
acre are related to public rights-of-way. Of the remaining 
46 parcels, 20 with a total of 259 acres do not have Route 
322 frontage; 18 with a total of 278 acres have Route 322 
frontage but not at key traffic light intersections; and 8 
parcels with a total of 144 acres are located at key lighted 
intersections (see Table 13). 

Of the 20 parcels (259 acres) without Route 322 frontage, 
four parcels, with a total of 140 acres are zoned R-2 and 
16 parcels, with a total of 119 acres, are zoned FOC. For 
the 140 acres of R-2 zoned land, as described above, the 
current lot value for larger home development appears to 
be $65,000 to $80,000 or approximately $38,000 to $47,000 
per acre. There is no recent sale of FOC zoned property 
that lacks Route 322 frontage; however, sales of property 
with Route 322 frontage at $65,000 per acre would appear 
to place a ceiling on pricing.

Based on these recent sales transactions, and with the 
observation that land pricing in Receiving Area #1 is highly 
volatile, we estimate that for purposes of this real estate 
analysis, land values in Receiving Area #1 for parcels 
without Route 322 frontage are in the range of $45,000 to 
$55,000 per acre, at 2006 pricing, under both R-2 and FOC 
zoning.

All 18 parcels (278 acres) with Route 322 frontage (but not 
adjacent to signaled intersections) are zoned FOC. Four 
of these parcels totaling 46 acres have sold in the past 
three years at prices ranging from $30,000 per acre to 
$143,000 per acre (for a 3.5 acre parcel near a key lighted 
intersection, with 50% of the parcel located within 200 feet 
of Route 322). The 8 parcels (144 acres) zoned FOC and 
located at lighted intersections present an even greater 
premium. Two sales of such parcels in the past year have 
been for $1.6 million for 5.5 acres ($291,000 per acre) and 
$900,000 for 6.07 acres ($148,000 per acre). 
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The range of pricing for Route 322 frontage parcels and, especially, for parcels at lighted intersections suggests that there 
is a significant premium for the portion of land which fronts Route 322 (perhaps the first 200 feet of depth) and an even 
more substantial premium for the corners. However, the portion of land located more distant from the highway appears 
to be priced similarly to land with no highway frontage.

We should note that higher land prices adjacent to 
intersections with traffic lights are usually the result of 
market opportunities for higher valued highway-oriented 
retail and commercial uses such as gasoline stations, 
convenience stores, banks, fast food restaurants, full-
service restaurants, drug stores, and hotels. Within the 
current FOC zoning, only banks from this list of uses are 
allowed by right, while gasoline service stations can be 
built as a conditional use. 

Based on these recent sales transactions, we estimate 
that for purposes of this real estate analysis, land values 
under the current FOC zoning in Receiving Area #1 for 
parcels with Route 322 frontage are in the range of $45,000 
to $55,000 per acre, at 2006 pricing, for land located 
more than 200 feet from Route 322 and in the range of 
$200,000 to $250,000 per acre for land located less than 
200 feet from Route 322. In addition, there appears to be 
a “corner” premium of up to $700,000 for a parcel with a 
prime corner location.

Within Receiving Area #1, there are approximately 80 
acres of undeveloped land within 200 feet of the Route 
322 highway. 

Auburn Road Receiving Area #2

Auburn Road Receiving Area #2 includes one 125-acre 
parcel of land currently zoned R-3. Maximum buildout 
under this current zoning would allow for 195 units of 
single-family housing. As described above, the current 
value of land for larger home development in Woolwich 
appears to be $65,000 to $80,000 per developable lot. 
Recent experience with larger homes on half-acre lots (as 
would be the case in this Receiving Area under current 
zoning) is that their value is in the lower end of this $65,000 
to $80,000 range. These prices are for unimproved sites 
with development approval.

Based on development of 195 units under current zoning, 
the value of 125 acres of land in Receiving Area #2 is 
approximately $100,000 to $110,000 per acre. 

RECEIVING AREA LAND VALUES AFTER TRANSFER OF 
DEVELOPMENT RIGHTS

Route 322 Receiving Area #1

Uses proposed for this Route 322 Receiving Area #1 under 
the proposed Transfer of Development Rights program 
include:

•	1 00 units of single-family detached 
housing at an average lot size of 9,500 SF

•	1 ,000 units of twins at an average lot 
size of 5,000 SF

•	5 00 units in apartments or 
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condominiums as part of mixed use 
buildings

•	 250,000 SF of retail and/or office 
uses in the first floor of these mixed use 
buildings

•	1 ,617 units in townhomes, multi-
family building flats, etc. at densities of 15 
to 28 dwelling units per gross acre

•	 up to 325,000 SF of retail and/or 
office uses on the first floors of multi-family 
buildings located adjacent to Route 322

•	 2.6 million SF of retail, office, or flex 
use in commercial buildings.

The mixed use building development is seen as the 
organizing core of the Receiving Area #1 and will be 
allowed to develop “by-right” with no required Transfer 
of Development Rights. The 2.6 million SF of retail, 
office, or flex use in commercial buildings will also be 
allowed “by right” to the extent this development can 
be accommodated within the currently permitted .15 
FAR.

Transfer of Development Rights will be required for 
development of the 100 units of single-family detached 
housing; 1,000 units of twins; 1,617 units in townhomes, 
multi-family building flats, etc.; and to increase 
allowable FAR in the commercial buildings above .15 
FAR to a maximum of .3 FAR.

The value of homesites for development of these 
housing types is below that of one- and two-acre lot 
single family detached houses:

•	 Depending on the quality of home 
construction, homes built on quarter-
acre lots appear to sustain land prices to 
developers of approximately 75% of the 
value of a one- to two-acre lot, or $50,000 
to $60,000 per unit;

•	S imilarly, twins built on 5,000 SF+ 
lots sustain land prices to developers of 
approximately 55% of the value of a one- 
to two-acre lot, or $35,000 to $45,000 per 
unit;

•	 Custom quality townhomes 
(2,500 SF +/-) can sustain a land price to 
developers of approximately 45% of the 
value of a one- to two-acre lot, or $29,000 
to $36,000 per unit; and

•	A verage quality townhomes 
(1,200 SF to 1,800 SF) can sustain a land 
price of 20% to 30% of the value of a one- 
to two-acre lot, or $13,000 to $24,000 per 
unit.

All these values have been adjusted to reflect the 
impact of COAH requirements on developers.

There is little experience in this market with multi-family 

building flats, elevator condominiums, and other housing 
types. For purposes of this analysis, we believe a conservative 
estimate of land values associated with these building 
types is $12 to $15 per gross building residential square foot. 
For buildings with gross building square footage averaging 
1,500 SF per unit, this translates to a value of $20,000 per 
unit.

As noted above, recent land sales for retail/commercial 
development along the Route 322 corridor suggest values 
of $45,000 to $55,000 per acre at 2006 prices (for parcels 
without Route 322 frontage), $225,000 per acre for portions 
of parcels directly abutting Route 322, and even higher 
premiums for corner commercial properties. All these 
prices assume .15 FAR development controls, and result in 
land prices of $10 to $35 (or more) per built square foot of 
commercial space, depending on location. The higher land 
values ($35 per SF) are also consistent with the supportable 
land values of $35 to $40 per built square foot that are 
typically found in retail locations.

Adjusting for projected environmental constraints, we 
estimate land prices in this Receiving Area #1 after 
application of TDR zoning to be in the range of $50,000 
to $60,000 per developable lot, at 2006 pricing, for the 
100 single family detached units on 9,500 SF average lots; 
$35,000 to $45,000 per developable lot for the 1000 twin units; 
$20,000 to $30,000 per developable lot for townhomes; and 
$20,000 per unit for other residential types. These prices are 
for unimproved sites with development approval. Retail, 
office, and flex development can support land values of 
$10 to $35 per built square foot.

We should note that these land values assume infrastructure 
costs for roadways, utilities, and site preparation equivalent 
to similar infrastructure costs elsewhere in Woolwich for 
each proposed housing type. As noted above, these land 
values have already been adjusted to reflect the impact 
of COAH obligations on developer costs and willingness 
to pay for land under the assumption of these affordable 
housing obligations. There is no proposed change in the 
level or structure of developer COAH obligations under 
the Transfer of Development Rights program from current 
requirements.

Auburn Road Receiving Area #2

Uses proposed for this Auburn Road Receiving Area #2 
under the proposed Transfer of Development Rights 
program include:

•	13 0 units of single-family detached 
housing constructed at an average lot size of 
12,000 SF

•	1 62 units of twins, of which 52 are 
through TDR and 110 are “by right” converted 
from 65 single-family detached units that could 
be constructed under previous zoning. Twins 
are constructed at an average lot size of 5,000 
SF

•	 210 units in townhomes constructed at 
an average lot size of 2,500 SF

•	 60,000 to 70,000 SF of retail or office in 
commercial buildings.
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The increment of development for which development rights would need to be transferred is 52 units of twins and 210 
townhomes.

There have been a number of new home sales—at least 32 in the past 11 months--in the adjacent Weatherby development 
of homes on roughly 3,000 SF lots. These homes have sold in the $260,000 to $340,000 range. These sales indicate the 
viability of small lot home development in this location.

The value of homesites for twins and townhomes is below that of single family detached houses:

•	T wins built on 5,000 SF+ lots sustain land prices to developers of approximately 55% of the value of a 
one- to two-acre lot, or $35,000 to $45,000 per unit;

•	 Custom quality townhomes (2,500 SF +/-) can sustain a land price to developers of approximately 
45% of the value of a one- to two-acre lot, or $29,000 to $36,000 per unit; and

•	A verage quality townhomes (1,200 SF to 1,800 SF) can sustain a land price of 20% to 30% of the value 
of a one- to two-acre lot, or $13,000 to $24,000 per unit.

All these values have been adjusted to reflect the impact of COAH requirements on developers.

Adjusting for projected environmental constraints, we estimate land prices in this Receiving Area #2 after application of 
TDR zoning to be in the range of $55,000 to $65,000 per developable lot, at 2006 pricing, for the 130 single family detached 
units on 12,000 SF average lots; $35,000 to $45,000 per developable lot for the 162 twin units; and $20,000 to $30,000 per 
developable lot for the 210 townhome units. These prices are for unimproved sites with development approval.

There is little experience in Woolwich with land sales for retail/commercial development outside the Route 322 corridor. 
The proposed 60,000 SF to 70,000 SF of retail/ commercial use in Receiving Area #2 will be “by-right” and no purchase of 
development rights will be required.

We should note that these land values assume infrastructure costs for roadways, utilities, and site preparation equivalent 
to similar infrastructure costs elsewhere in Woolwich for each proposed housing type. As noted above, these land values 
have already been adjusted to reflect the impact of COAH obligations on developer costs and willingness to pay for land 
under the assumption of these affordable housing obligations. There is no proposed change in the level or structure of 
developer COAH obligations under the Transfer of Development Rights program from current requirements.

DEVELOPMENT CREDIT REQUIREMENTS, BONUS, AND
AFFORDABILITY TO FACILITATE TRANSFER OF DEVELOPMENT RIGHTS

Route 322 Receiving Area #1

For the Route 322 Receiving Area #1, the increment of development for which development rights would need to be 
transferred is 100 units of single-family detached housing; 1,000 units of twins; 1,617 units in townhomes, multi-family building 
flats, etc.; and to increase allowable FAR in commercial buildings above .15 FAR to a maximum of .3 FAR.

As noted above (see Table 12), almost all development potential within Receiving Area #1 occurs on 46 parcels with a 
total of 681 acres. Four of these parcels, with a total of 140 acres, are zoned R-2; the remaining 42 parcels, with a total 
of 541 acres, are zoned FOC. In terms of future land use, approximately 200 acres are devoted to retail, office, and flex 
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commercial development; 150 acres to open space; 50 acres to the mixed use core; 225 to 250 acres to residential 
development at various densities; and 50 acres to multi-family building development adjacent to Route 322 with the 
option of retail/ commercial first floor use.

Most transfer of development rights will occur for residential developments. On Table 14, we have shown the underlying 
development economics for the various housing types. As noted above, single-family homes on 9,500 SF average lots 
can support land values of $50,000 to $60,000 per unit; we assume an average land value of $55,000. Similarly, twins can 
support land values of $35,000 to $45,000 per unit; we assume an average land value of $40,000; and townhomes can 
support land values of $20,000 to $30,000 per unit; we assume an average land value of $26,000. These prices are for 
unimproved sites with development approval. 

The supportable land values from multi-family building types vary depending on density and first floor commercial use. For 
this analysis, we assume that without commercial first floors, these buildings could be at densities up to 28 dwelling units per 
gross acre with surface parking. Supportable land values would be an average of $20,000 per unit or up to $560,000 per 
gross acre at 28 dus per acre. With commercial first floors, development density would be up to .15 FAR retail/commercial 
and up to 16 dwelling units per gross acre with surface parking. Supportable land values would be $20,000 per unit and 
$30 per commercial square foot or up to $515,000 per gross acre at 16 dus and .15 commercial FAR per acre.

Based on these factors, the 100 units of single family detached housing can support $5,500,000 of land acquisition cost; 
the 1,000 twin units can support $40 million of land acquisition; and 500 townhomes support $13 million of land acquisition. 
The proposed land use identifies locations for 317 units of multi-family buildings in locations where retail/commercial first 
floor uses are impractical. At 28 dus per acre, these multi-family buildings can support $6.34 million of land acquisition. 
Similarly, 800 units of multi-family housing are programmed for locations where first floor retail/commercial uses are likely 
to be developed. These sites support 325,000 SF of retail/commercial uses; the retail and housing uses together support 
$25.75 million in land acquisition values (see Table 14).

Table 15 details for each of these land use types the acreage required in the Receiving Area #1 for development of the 

programmed number of residential units at the proscribed densities. The total required acreage is nearly 284 acres. Table 
15 also details the cost of this land at the approximately $50,000 per acre current market cost for most Receiving Area #1 
locations. An exception to this $50,000 per acre average is the 50 acres of land located near Route 322 and programmed 
for multi-family housing with retail/commercial first floor use. As noted above, under current zoning, recent land pricing 
for property located within 200 feet of Route 322 has been in the range of $200,000 to $250,000 per acre. The parcels 
programmed for this multi-family housing/commercial mixed use are approximately 80% located within this zone of higher 
current land pricing. Therefore, we have assumed an average land cost of $190,000 per acre for Receiving Area Land 
Cost in this zone.

In all cases, the supportable land values determined in Table 14 exceed the estimated cost of Receiving Area land, 
leaving at least some surplus value available for purchase of development credits in the Sending Area (see Table 15). 
The required number of development credits is the shortfall between the number of credits required to construct the 
programmed development mix and the credits provided “by right” based on Receiving Area zoning.
Total required development credits (for residential development) are 2,717, as detailed in the desired programming 
for Receiving Area #1. Current underlying zoning provides one development credit per 1.5 developable acres in the 
portion of Receiving Area #1 currently zoned R-2. To attain consistency throughout the Receiving Area, the proposed 
post-TDR zoning will provide the same one credit per 1.5 acres in the portions of the FOC zoned area programmed 
exclusively for residential use. This allocation of “by-right” residential development capacity will apply only where the 
parcel is participating in Transfer of Development Rights. Based on this “by-right” allocation, 137 of the proposed 2,717 
housing units can be developed on the basis of development rights associated with Receiving Area land (see Table 15). 
This leaves a shortfall of 2,580 development credits which must be purchased from the Sending Area or provided through 
“bonus” credits.
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The proposed Development Credit Bonus Ratios are detailed on Table 16. The proposed bonus ratios for Route 322 
Receiving Area #1 are 0.30 for single-family detached housing; 0.80 for twins; 1.80 for townhomes; and 2.00 for multi-family 
building flats, etc. These bonus ratios are applied to the total of development credits purchased from the Sending Area. 
For example, if a developer purchased 20 development credits from the Sending Area for the purpose of constructing 
single family detached homes in the Receiving Area #1, the proposed development would receive a bonus of 6 credits 
(20 purchased times 0.30) and 26 units could be constructed. This would be in addition to the approximately 5 units which 
could be constructed “by right” from the development credits associated with the Receiving Area land.

Similarly, if a developer purchased 20 development credits from the Sending Area for the purpose of constructing twin 
homes in the Receiving Area #1, the proposed development would receive a bonus of 16 credits (20 purchased times 
0.80) and 36 units could be constructed. This would be in addition to the approximately 4 units which could be constructed 
“by right” from the development credits associated with the Receiving Area land. If the developer purchased the 20 
development credits from the Sending Area for the purpose of constructing townhomes, the proposed development 
would receive a bonus of 36 credits (20 purchased times 1.80) and 56 units could be constructed, in addition to the 
approximately 3 units which could be constructed “by right.”

Based on these bonus ratios and the proposed allocation of land to various housing densities in the Receiving Area 
#1, 1,110 development credits would need to be purchased from the Sending Area to complete development of the 
overall development program in the Receiving Area #1. These purchased development credits would leverage 1,470 
bonus credits and, when added to the 137 “by right” development credits, provide the overall development rights for 
construction of 2,717 residential units.

On Table 16, we have also considered the feasibility that this TDR program will encourage the purchase of these 1,110 
development credits in the Sending Area. Based on the $55,000 value of a development credit outlined above, the cost 
of the necessary development credits for all housing types is less than the available funds identified in Table 15. In fact, as 
outlined on Table 16, the available funds exceed the anticipated credit cost in the Sending Area by 11% to 17% for almost 
all housing types, resulting in a financial incentive to developers to pursue the purchase of these development credits.

Commercial Buildings in Route 322 Receiving Area #1

Transferred development rights are also proposed for use to increase allowable FAR in commercial buildings above .15 
FAR to a maximum of .3 FAR. The proposed future land use for this Receiving Area includes approximately 200 acres 
devoted to retail, office, and flex commercial development in purely commercial buildings. Zoning permitting retail use 
represents a change from the current FOC zoning. Most retail development can be effectively accommodated with 
surface parking at densities above .15 FAR, provided that access to sewage treatment facilities is available.

The Transfer of Development Rights element provides for development in exclusively commercial buildings to have 
increased FAR (up to .3 FAR) with the purchase of one development credit in the Sending Area for each 10,000 SF of 
additional commercial development beyond the .15 FAR. At $55,000 per development credit, this would require an 
investment of $5.50 per additional built square foot of retail/commercial space ($55,000 for the right to build 10,000 
additional square feet of space). The current price of FOC zoned land is $50,000 per acre for the right to construct up to 
6,534 square feet of commercial building. This is equivalent to $7.65 per square foot of built commercial space. This pricing 
would make purchase of development credits more cost effective ($5.50 per built square foot vs. $7.65 per built square 
foot) than additional land purchases.

Based on 200 acres of land proposed for exclusively commercial development and up to 6,534 square feet of additional 
development per acre, an additional 1.3 million square feet of commercial space could be accommodated within 
Receiving Area #1 under this proposed Transfer of Development Rights feature. At one development credit per 10,000 
square feet of additional commercial development, demand for as many as 130 additional development credits would 
be created within this area devoted to exclusively commercial buildings.

Auburn Road Receiving Area #2
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For the Auburn Road Receiving Area #2, the increment of development for which development rights would need to be 

transferred is 52 units of twins and 210 townhomes. Development credits will need to be secured for all these units since 
these 262 units are in addition to a modified “by-right” development program for this parcel. 

On Table 17, we have shown the underlying development economics for these two housing types in Woolwich. As noted 
above, twins can support land values of $35,000 to $45,000 per unit; we assume an average land value of $40,000. 
Similarly, townhomes can support land values of $20,000 to $30,000 per unit; we assume an average land value of $26,000. 
These prices are for unimproved sites with development approval. 

Based on 52 twin units and 210 townhomes, the supportable land values are $2.08 million for the twins and $5.46 million for 
the townhomes. We assume no on-site land cost for this development, since this increment of development is in addition 
to the “by-right” development associated with this parcel. This leaves a shortfall of 262 development credits which must 
be purchased from the Sending Area or provided through “bonus” credits.

The proposed Development Credit Bonus Ratios are detailed on Table 18. The proposed bonus ratios for Auburn Road 
Receiving Area #2 are 0.60 for twins and 1.50 for townhomes. These bonus ratios are applied to the total of development 

credits purchased from the Sending Area. For example, if a developer purchased 20 development credits from the 
Sending Area for the purpose of constructing twin homes in the Receiving Area #2, the proposed development would 
receive a bonus of 12 credits (20 purchased times 0.60) and 32 units could be constructed. Similarly, if a developer 
purchased 20 development credits from the Sending Area for the purpose of constructing townhomes in the Receiving 
Area #2, the proposed development would receive a bonus of 30 credits (20 purchased times 1.50) and 50 units could 
be constructed.



34 • Real Estate Market Analysis

Based on these bonus ratios and the proposed allocation of land to twins and townhomes in the Receiving Area #1, 
117 development credits would need to be purchased from the Sending Area to complete development of the overall 
development program in the Receiving Area #2. These purchased development credits would leverage 146 bonus credits 
and provide the overall development rights for construction of 262 residential units.

On Table 18, we have also considered the feasibility that this TDR program will encourage the purchase of these 117 
development credits in the Sending Area. Based on the $55,000 value of a development credit outlined above, the cost 
of the necessary development credits for both housing types is less than the available funds identified in Table 17. In fact, 
as outlined on Table 18, the available funds exceed the anticipated credit cost in the Sending Area by 16% to 18% for both 
housing types, resulting in a financial incentive to developers to pursue the purchase of these development credits.

VIABILITY OF THE TRANSFER OF DEVELOPMENT RIGHTS PROGRAM

Impact of Infrastructure and COAH Costs on Potential Development Rights Transfer

The Capital Improvement Program and Utility Service Plan supporting the proposed development program in Route 
322 Receiving Area #1 has identified infrastructure costs for each type of development (commercial, single-family 
housing, twins, townhomes, etc.) that are similar to the infrastructure costs for each type of development elsewhere in 
the Township.

Based on these cost calculations--that infrastructure costs for roadways, utilities, and site preparation in Receiving Area 
#1 will be equivalent to similar infrastructure costs elsewhere in Woolwich for each proposed housing type—we conclude 
that necessary infrastructure investment and per unit costs will be low enough to support the viability of the Transfer of 
Development Rights program.

Similarly, the Auburn Road Receiving Area #2 is directly adjacent to the Weatherby development and is already within 
the Sewer Service Area. Therefore, for purposes of this real estate market analysis and the determination of viability of the 
Transfer of Development Rights program, we assume that infrastructure costs for roadways, utilities, and site preparation 
in this Receiving Area #2 will be equivalent to similar infrastructure costs elsewhere in Woolwich for both proposed housing 
types, and specifically those costs at the adjacent Weatherby development.

As noted above, the impact of COAH obligations on developer costs and on the pricing of land purchases by developers 
under the assumption of these affordable housing obligations has already been included in the analysis of current land 
values for various housing types. There is no proposed change in the level or structure of developer COAH obligations 
under the Transfer of Development Rights program from current requirements. Therefore, for purposes of this real estate 
market analysis and the determination of viability of the Transfer of Development Rights program, we assume that the 
costs of providing affordable housing under COAH requirements will be identical to those under current conditions and 
that these costs have been already incorporated in land pricing.

Effect of Other Impact Fees

The only existing impact fees in Woolwich Township involve escrows to guarantee maintenance of required landscaping 
and fees related to the provision of recreation facilities. For landscaping impacts, the current requirements are that 
“the applicant shall be required to escrow sufficient funds for the maintenance and/or replacement of the proposed 
vegetation, including compensatory plantings, during the two-year guarantee period. The escrow amount shall be 
equivalent to 110% of the amount of the cost estimate submitted with the approved landscape plan. In addition, an 
escrow shall be required for existing plants being disturbed by construction activities and/or transplanted plants that are 
being used to satisfy the minimum requirements contained in this chapter. This amount shall be equivalent to 110% of 
the cost of replacement with nursery-grown stock, based on the number of tree credits received for each existing tree 
or transplant.” These landscaping plan requirements will be applied equivalently in the Sending and Receiving Areas as 
well as elsewhere in the Township. 

For the recreation facilities requirement, the provision requires that “all lands set aside for open space shall be developed 
with active and passive recreational facilities to service the needs of the future residential population.” At the discretion 
of the Planning Board, these facilities may include: ball fields, multipurpose fields, tennis courts, multipurpose court areas, 
children’s playground equipment, passive picnic or sitting areas, swimming pools, bicycle baths, jogging trails, and other 
facilities. New facility requirements are based on standards tied to the total population increment, calculated using 3.6 
persons per single-family detached unit, 2.6 persons per single-family attached or two-family unit and 2.5 persons per 
multifamily unit. Recreation facilities requirements will be applied equivalently in the Sending and Receiving Areas as well 
as elsewhere in the Township. The standards applied will be identical for the same unit types wherever they are located 
in the Township. 

Therefore, the relative applicability of existing impact fees (landscaping and recreation) will have no impact on the 
valuation of land in the Sending and Receiving Areas or on the viability of the Transfer of Development Rights program. 
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These landscaping plan requirements will be applied equivalently in the Sending and Receiving Areas as well as elsewhere 
in the Township. Therefore, the relative applicability of existing impact fees will have no impact on the valuation of land in 
the Sending and Receiving Areas or on the viability of the Transfer of Development Rights program.

Market Conditions Assumptions

The validity of the real estate market analysis incorporated in this report and the determination in this report of the 
viability of the Transfer of Development Rights program proposed for Woolwich Township are dependent on a number 
of assumptions concerning overall economic conditions and policies at the national, state, regional, county, and local 
level. Most critical among these assumptions are the following:

•	 that the overall growth of the national economy remain generally consistent with patterns of the 
past fifteen years. Short-term adjustments in this pattern of growth will have only year-to-year impacts on the 
pace of development analyzed here; however, a longer-term economic decline could structurally impact 
demand for new housing and retail services and invalidate the assumptions of this analysis;

•	 that international issues of security and energy availability do not create structural changes in the 
security of U.S. communities, in the use of automobiles, or long-term dramatic changes in the cost of energy 
compared to other items;

•	 that U.S. monetary policy maintain interest rates within the ranges of rates seen in the past fifteen 
years. As noted above in Community Trends, there has been some development slowdown recently as 
higher interest rates have slowed housing development.  This real estate market analysis assumes that this 
adjustment will be short-term and that monetary conditions will support housing demand in the long-term; 

•	 that the Philadelphia region will continue to maintain the moderate pace of economic growth that 
has prevailed during the past fifteen years;

•	 that New Jersey and Gloucester County tax and public services policies will remain consistent relative 
to other regional counties; and

•	 that Woolwich Township will remain a location of choice for new housing development until full 
buildout is achieved.

Based on the maintenance of these policies and conditions, the underlying housing and retail development demand 
forecasted in this analysis should provide the market forces necessary to facilitate the proposed Transfer of Development 
Rights program and full buildout of the two designated Receiving Areas.

Specific economic relationships among different housing types and land uses (retail vs. housing, for instance) can change 
over the proposed thirty year buildout period forecasted here. These could occur due to the evolution of desired housing 
types, changes in retail technology which cause adjustments in the types of store space that are needed or effective, 
etc. These slowly-evolving consumer and production trends can and should be monitored. If necessary, economic 
relationships incorporated in the Transfer of Development Rights element (the specific “bonus” credit multipliers; the 
relative allocation of land within the Receiving Areas among different land uses, etc.) can and should be adjusted based 
on any such changes in consumer behavior or production technology.
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Viability of the Transfer of Development Rights Program

The above analysis has detailed the specific demand for Development Credits that will be generated from the two 
Receiving Areas. Table 19 summarizes this demand, identifying the total economic potential for purchase of 1,357 
development credits that would be required for full buildout of the two Receiving Areas under the proposed development 
programs. This total potential demand for 1,357 development credits from the Sending Area exceeds by 5.7% the total 
estimated 1,283 development credits desired to be transferred from the Sending Area.

The demand for Development Credits from the Sending Area is based on a specific development program for each 
Receiving Area and the availability of “bonus” development credits to stimulate the Transfer of Development Rights 
program. Based on the market analysis detailed above and assuming the development patterns apparent in this portion 
of Gloucester County for the past decade remain in place, there appears to be sufficient residential, retail, and office/
commercial demand to absorb the 3,217 residential units proposed for Receiving Area #1 and the 502 residential units 
proposed for Receiving Area #2 during the 2012 through 2029 period. 

In addition, retail market conditions and the superior regional access available in the Route 322 Corridor should provide 
sufficient market to add 1.1 million to 2.1 million SF of retail space in the Receiving Area #1 during this same period. 
The market for the remaining 500,000 SF to 1.5 million SF of office/flex space will be no weaker than under current (pre-
TDR) conditions. Residential development in Receiving Area #2 should support the modest 60,000 SF to 70,000 SF of 
convenience retail space programmed there.

This level of residential and retail demand, coupled with the proposed “bonus” development credits will provide sufficient 
market to support needed sales of the desired 1,283 Development Credits in the Sending Area. This demand will assure 
that all sending area credits can find buyers from the Receiving Areas during the forecast period (through 2029) provided 
that Development Credit sellers in the Sending Area price those credits competitively. 

Also as detailed above, the cost of the necessary development credits for all housing types in both Receiving Areas is 
less than the available funds identified in Tables 15 and 17. In fact, as outlined on Tables 16 and 18, the available funds 
exceed the anticipated credit cost in the Sending Area by 11% to 17% for almost all housing types, resulting in a financial 
incentive to developers to pursue the purchase of these development credits.

Based on this analysis, we conclude that the proposed Transfer of Development Rights Program is based upon sufficient 
market demand and provides sufficient economic incentive to Development Credit buyers to support the needed sales 
of 1,283 Development Credits in the Sending Area during the forecast period (through 2029).
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Appendix 

EXISTING DESIGNATED ZONE DISTRICTS AND EXISTING ZONING ORDINANCE

ARTICLE IV Establishment of Districts [Amended 12-15-2003 by Ord. No. 2003-24] 
§ 203-34. District designations. 
For the purpose of lessening congestion in the streets; securing safety from fire, panic and other dangers; 
protecting health, morals and the general welfare; providing adequate light and air; preventing the over-
crowding of land and buildings; avoiding undue concentration of population, with reasonable consideration 
to the character of the district and its peculiar suitability for particular uses and with the objective of con-
serving the value of property and encouraging the most appropriate use of land throughout the municipality, 
the Township of Woolwich is hereby divided into nine districts which shall be designated as follows: 
5A Five Acre District (§ 203-39)
R-1 Residential District (§ 203-40)
R-2 Residential District (§ 203-41)
R-3 Residential District (§ 203-42)
RLM Residential Low/Moderate District (§ 203-43)
PAC Planned Adult Community District (§ 203-44)
PUD Planned Unit Development District (§ 203-45)
FOC Flexible Office Commercial District (§ 203-46)
CO Conservation Overly District (§ 203-47)
LIO Light Industrial/Office District (§ 203-48)

ARTICLE V District Regulations [Amended 4-5-1993 by Ord. No. 93-3; 4-19-1993 by Ord. No. 93-5; 9-9-
1993 by Ord. No. 93-7; 3-21-1994 by Ord. No. 94-2; 10-2-1995 by Ord. No. 95-11; 3-15-1999 by Ord. No. 
99-6; 2-7-2000 by Ord. No. 00-2; 4-21-2003 by Ord. No. 2003-07; 12-15-2003 by Ord. No. 2003-24] 
§ 203-39. 5A Five Acre Residential District. 
The intent in establishing the Five Acre District is to recognize and maintain the unique character of this 
area by encouraging residents to adhere to the special conditions which existed in the area that was subdi-
vided in 1983 and known as “Five Acres and Independence.” 

A.	 Use regulations. 
(1)	 Principal uses. In the 5A District, no building or premises shall be used and no building shall be 
erected or altered which is arranged, intended or designed to be used, except for one or more of the follow-
ing uses: 
(a)	 Single-family detached dwellings. 
(b)	 Farmhouses and farm buildings. 
(c)	 Community residences for the developmentally disabled, community shelters for victims of domes-
tic violence, community residences for the terminally ill and community residences for persons with head 
injuries shall be subject to the same standards and requirements for single-family detached residences in this 
district, provided that they conform to the definitions found in N.J.S.A. 40:55D-66.2. 
(d)	 Public and nonprofit playgrounds, athletic fields, swimming pools, conservation areas, parks and 
public purpose uses. 
(e)	 Temporary buildings, temporary construction offices and temporary storage of materials, provided 
that such use is located on the lot where construction is taking place or on a lot adjacent to or part of the de-
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velopment site and that such temporary use is to be terminated within 30 days of issuance of a final certifi-
cate of occupancy for the total project or when work is abandoned. 
(f)	 Building structures and uses owned and operated by the Township. 
(g)	 Agriculture and horticulture, including farm markets located on and operated in conjunction with 
farm property qualifying for farmland assessment. 
(h)	 Accessory uses and accessory buildings incidental to the above permitted principal uses. 

(2)	 Conditional uses. In the 5A District, the following uses may be permitted as conditional uses: 
(a)	 Home occupations as an accessory to a residential use subject to the requirements of § 203-61. 
(b)	 The keeping of horses or ponies, subject to the special requirements of § 203-62. 
(c)	 Intensive fowl or livestock farms, subject to the special requirements of § 203-67. 

B.	 Bulk and area regulations. 
(1)	 Minimum lot size: five acres. 
(2)	 Minimum lot width: 200 feet. 
(3)	 Minimum yards. 
(a)	 Front yard: 75 feet. 
(b)	 Side yard: 25 feet. 
(c)	 Rear yard: 50 feet. 

(4)	 Maximum building coverage: 5%. 
(5)	 Maximum impervious coverage: 15%. 
(6)	 Maximum building height: 35 feet. 
(7)	 Maximum gross density: 0.2 dwelling units/acre. 

C.	 Special requirements. 
(1)	 No parking of any vehicle shall be permitted upon any roads or streets within the district. 
(2)	 No junk cars or abandoned vehicles shall be stored or permitted upon any lot, road or street. 
(3)	 Removal of topsoil from any lot is prohibited. 
(4)	 For all lots fronting on Kings Highway, access shall be via established access roads as shown on the 
filed plans. Direct access to Kings Highway shall not be permitted unless approved by the Gloucester Coun-
ty Planning Department. 
(5)	 Accessory buildings, including storage sheds, greenhouses, and other outbuildings, shall be subject 
to the following regulations, which shall supersede the requirements of § 203-59A in this district. 
(a)	 The gross floor area of any building shall not exceed 2% of the lot area, and the total size of all ac-
cessory buildings shall not exceed 4% of the lot area. 
(b)	 No accessory building shall be located within 15 feet of any side or rear property line. 
(c)	 No accessory building shall be permitted between the building line and the street line. 
(d)	 The height of an accessory building shall not exceed 25 feet or the height of the principal building, 
whichever is less. 

§ 203-40. R-1 District. [Amended 8-1-2005 by Ord. No. 2005-25] 
A.	 Intent. 
(1)	 The intent of the R-1 Residential District is to provide appropriate regulations for the preservation 
of agriculture, natural resources, scenic vistas and the rural landscape of Woolwich Township, along with 
the development of single-family detached dwellings and other permitted uses in portions of the Township 
characterized as rural, regardless of presence or absence of public sewer or water service. The Township 
is offering three development options in the R-1 District. Options 1 and 2 are strongly encouraged as the 
means to best maintain the rural character while preserving open space and natural resources in the R-1 Dis-
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trict. Additionally, the Township is seeking to encourage the incorporation of affordable housing within the 
normal development of the Township so as to afford all individuals the opportunity to benefit from the rural 
character of Woolwich Township. In conformance with the MLUL, the purposes of Options 1 and 2 are as 
follows: 
(a)	 To conserve open land, including those areas containing unique and sensitive natural features such as 
woodlands, steep slopes, streams, floodplains and wetlands, by setting them aside from development; 
(b)	 To provide greater design flexibility and efficiency in the design of services and infrastructure, in-
cluding the opportunity to reduce length of roads, utility runs and the amount of paving required for residen-
tial development; 
(c)	 To reduce erosion and sedimentation by the retention of existing vegetation and the minimization of 
development on steep slopes; 
(d)	 To provide for a diversity of lot sizes, building densities and housing choices to accommodate a vari-
ety of age and income groups, and residential preferences, so that the community’s population diversity may 
be maintained; 
(e)	 To implement adopted municipal policies to conserve a variety of irreplaceable and environmentally 
sensitive resource lands as set forth in the municipality’s Open Space Plan, including provisions for reason-
able incentives to create a greenway system for the benefit of present and future residents; 
(f)	 To implement adopted land use, transportation and community policies as identified in the munici-
pality’s Master Plan; 
(g)	 To protect areas of the municipality with productive agricultural soils for continued or future agricul-
tural use, by conserving blocks of land large enough to allow for efficient farm operations; 
(h)	 To create neighborhoods with direct visual access to open land, with amenities in the form of neigh-
borhood open space, and with a strong neighborhood identity; 
(i)	 To provide for the conservation and maintenance of open land within the municipality to achieve the 
above-mentioned goals and for active or passive recreational use by residents; 
(j)	 To provide multiple options for landowners in order to minimize impacts on environmental resources 
(sensitive lands such as wetlands, floodplain and steep slopes) and disturbance of natural or cultural features 
(such as mature woodlands, hedgerows and tree lines, critical wildlife habitats, historic buildings and field-
stone walls); 
(k)	 To provide standards reflecting the varying circumstances and interests of individual landowners, 
and the individual characteristics of their properties. 
(l)	 To conserve scenic views and elements of the municipality’s rural character, and to minimize per-
ceived density, by minimizing views of new development from existing roads; and 
(m)	 To provide for the incorporation of affordable housing in a way that provides the opportunity for all 
residents to share in the benefits of living in Woolwich Township. 

(2)	 In order to achieve these purposes, this section provides for flexibility in designing new residential 
subdivisions in the R-1 Residential District by allowing two forms of conservation zoning based upon the 
number of DU (dwelling units) as determined by the conventional zoning by-right development. 
(a)	 Option 1: neutral density and basic conservation, providing for residential uses at the density permit-
ted by the underlying R-1 Zoning District. Greenway lands shall comprise at least half the tract. 
(b)	 Option 2: country properties, providing for very low densities appropriate to rural situations, with 
flexible and reduced design standards in instances where a permanent conservation easement is offered to 
maintain such uses. 
(c)	 Option 3: conventional lotting. In addition to the above preferred options for subdivision, Option 3, 
conventional lotting, at a minimum lot size of two acres, is also permitted. 
(d)	 COAH overlay. Regardless of the option chosen from the above, COAH housing units are able to be 
incorporated within a subdivision. 
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B.	 Use regulations. 
(1)	 Principal uses. In the R-1 District, no building or premises shall be used and no building shall be 
erected or altered which is arranged, intended or designed to be used except for one or more of the following 
uses: all principal and accessory uses permitted in the 5A District. 
(2)	 Conditional uses. In the R-1 District, the following uses may be permitted as conditional uses: 
(a)	 Home occupations as part of a continued existing residential use may occur, subject to the criteria 
governing such home occupations as contained in § 203-60. 
(b)	 Public and private elementary, middle and high schools, subject to the requirements of the minimum 
lot sizes as established by the New Jersey State Department of Education for school facilities, and subject 
further to the following: 
[1]	 Location of access driveways, landscaping and site plan design shall be compatible with the neigh-
borhood in which it is to be located. 
[2]	 No building or part thereof or any parking or loading area shall be located nearer than 50 feet to any 
street line or lot line. 

(c)	 Public libraries and museums, subject to the following: 
[1]	 Location of access driveways, landscaping and site plan design shall be compatible with the neigh-
borhood in which it is to be located. 
[2]	 No building or part thereof or any parking or loading area shall be located nearer than 50 feet to any 
street line or lot line. 
[3]	 A site plan in accordance with the Woolwich Township site plan requirements submitted to the Plan-
ning Board pursuant to its conditional use review authority (N.J.S.A. 40:55D-67). 

(d)	 Water storage tank or tower, water reservoir, water or sewer pumping station and water or sewage 
treatment plant, 400 square feet or greater in size, subject to the following special requirements: 
[1]	 Project shall be designed to be structurally compatible and in keeping with the architectural character 
of the neighborhood in which it is to be located. 
[2]	 Project shall be in keeping with the Master Plan or Utility Master Plan of the Township. 
[3]	 Project shall conform with yard setbacks for the district in which it is to be located. 
[4]	 Adequate landscaping in conformance with standards established in § 203-68 and § 203-69. 

(e)	 Substation, electric and gas facilities, and all other public utilities, 400 square feet or greater in size, 
subject to the following requirements: 
[1]	 All those requirements of Subsection B(2)(d) of this section. 
[2]	 No storage of materials and trucks and no repair facilities or housing of repair crews, except within 
completely enclosed buildings. 

(f)	 Transmission lines, transmitting and receiving antennas or aerials, subject to the following special 
requirements: 
[1]	 None shall exceed 55 feet in height. 
[2]	 None shall be of such height or position that aircraft warning lights are required by any governmen-
tal agency. 

(g)	 The keeping of horses or ponies, subject to the special requirements of § 203-62. 
(h)	 Intensive fowl or livestock farms, subject to the special requirements of § 203-67. 

(3)	 Special requirements. 
(a)	 Accessory buildings, including storage sheds, greenhouses and other outbuildings, shall be subject to 
the following regulations, which shall supersede the requirements of § 203-59A in this district: 
[1]	 For lots less than three acres in size, the gross floor area of any individual building shall not exceed 
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1,500 square feet, and the total size of all accessory buildings shall not exceed 2% of the lot area. 
[2]	 For lots of three acres or greater in size, the gross floor area of any individual building shall not ex-
ceed 2% of the lot area, and the total size of all accessory buildings shall not exceed 4% of the lot area. 
[3]	 No accessory building shall be located within 10 feet of any side or rear property line. 
[4]	 No accessory building shall be permitted between the building line and the street line. 
[5]	 The height of an accessory building shall not exceed 25 feet or the height of the principal building, 
whichever is less 

C.	 Bulk and area regulations. In order to achieve these purposes, this section provides for flexibility in 
designing new residential subdivisions in the R-1 Residential District by allowing two forms of conservation 
zoning based upon the number of DU (dwelling units) as determined by the conventional zoning by-right 
development. 
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(1)	 Option 1: neutral density and basic conservation, providing for residential uses at the density permit-
ted by the underlying R-1 Zoning District. Greenway lands shall comprise at least half the tract. 
(a)	 Density: as determined though the yield plan described in Subsection C(1)(i) below. 
(b)	 Minimum required greenway land. The subdivision must include at least 50% of the gross tract area 
as greenway land. Greenway land shall not be used for residential lots. 
(c)	 Minimum lot area: 21,780 square feet. 
(d)	 Minimum lot width at building line: 100 feet. 
(e)	 Minimum street frontage: 25 feet. 
(f)	 Yard regulations. The builder or developer is urged to consider variations in the principal building 
position and orientation, but shall observe the following minimum standards: 
[1]	 Front: 30 feet; garage door must be set back a minimum of 40 feet. 
[2]	 Rear: 40 feet. 
[3]	 Side: 40 feet separation for principal buildings, with no side yard less than 10 feet. 

(g)	 Maximum impervious coverage: 30% limit on each lot. 
(h)	 Maximum height regulations: 35 feet. 
(i)	 Density determination for Option 1: yield plan approach. Determination of density, or maximum 
number of permitted dwelling units, shall be based upon the yield plan. Yield plans shall meet the following 
requirements: 
[1]	 Yield plans must be prepared as conceptual layout plans in accordance with the standards of the 
Subdivision of Land Ordinance, Editor’s Note: See Ch. 163, Subdivision of Land. containing proposed lots, 
streets, rights-of-way and other pertinent features. Yield plans must be a realistic layout, based upon a field 
survey, that meets all district regulations and all bulk and area regulations for the underlying residential 
district(s) in which the tract is located. The yield plan must reflect a development pattern that could actually 
be built, delineating the presence of wetlands, floodplains, steep slopes, existing easements or encumbrances 
and, if unsewered, the suitability of soils for subsurface sewage disposal. When a tract of land has two (or 
more) underlying zoning designations according to the Zoning Map of the Township, the yield plan must be 
designed to the requirements of the underlying zoning for each zone. The yield plan must reflect the devel-
oper’s plan should the Township choose not to grant the option of conservation zoning and instead require 
the developer to design the subdivision based upon the conventional zoning in place, Option 3. 
[2]	 The dimensional standards of Option 3, conventional zoning, shall be used in the development of 
yield plans for Option 1 subdivisions. The yield plan must identify the site’s primary and secondary resourc-
es, as identified in the existing resources/site analysis plan (required in the Site Plan Review and Subdivi-
sion of Land Ordinances), Editor’s Note: See Ch. 149, Site Plan Review, and Ch. 163, Subdivision of Land, 
respectively. and demonstrate that the primary resources could be successfully absorbed in the development 
process without disturbance. 
[3]	 On sites not served by central sewage disposal, density shall be further determined by evaluating 
the number of homes that could be supported by septic systems on conventional lots. Based on the primary 
and secondary resources, identified as part of the inventory and analysis, and observations made during an 
on-site visit of the property, the Planning Board shall select a ten-percent sample of the lots considered to be 
marginal for on-lot sewage disposal. The applicant is required to provide evidence that these lots meet the 
standards for an individual septic system; then they shall be granted the full density determined by the yield 
plan. Should any of the lots in a sample fail to meet the standard for individual septic system, those lots shall 
be deducted from the yield plan and a second ten-percent sample shall be selected by the Planning Board 
and tested for compliance. This process shall be repeated until all lots in a given sample meet the standard 
for an individual septic system. 

(j)	 Design standards for Option 1. 
[1]	 House lots shall not encroach upon primary conservation areas as identified in § 203-72, and their 
layout shall respect secondary conservation areas as described in both the Zoning Ordinance and in the Sub-
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division/Site Plan Review Ordinances. 
[2]	 All new dwellings shall meet the following setback requirements: 
[a]	 From all external road rights-of-way: 100 feet. 
[b]	 From all other tract boundaries: 50 feet. 
[c]	 From cropland or pasture land: 150 feet. 
[d]	 From preserved farms (preserved farms through the SADC program, the county program or through 
the Township’s TDR program): 300 feet. 
[e]	 From buildings or barnyards housing livestock: 300 feet. 
[f]	 From active recreation areas such as courts or playing fields (not including tot lots): 150 feet. 

[3]	 Views of house lots from exterior roads and abutting properties shall be minimized by the use of 
changes in topography, existing vegetation or additional landscaping which meets the landscaping require-
ments in Chapters 149, 163 and 203 of the Woolwich Code. 
[4]	 House lots shall be accessed from interior streets rather than from roads bordering the tract. 
[5]	 Standards pertaining to the use, quantity, quality, configuration, ownership and maintenance of the 
greenway land created under this section are contained in § 203-72 of this chapter. 
[6]	 As per § 203-72D(2)(c), at the discretion of the Planning Board, four percent to six percent of the 
required greenway lands shall be in the form of neighborhood common greens. A neighborhood green will 
typically be a 44,000 square feet area, per 20 dwelling units, and shall be located internal to the developed 
areas. At least 1/2 of the lots shall abut the neighborhood green directly, and all shall be oriented to have the 
front of the dwelling face in the direction of the neighborhood green. 

(2)	 Option 2: country properties, providing for very low densities appropriate to rural situations, with 
flexible and reduced design standards in instances where a permanent conservation easement is offered to 
maintain such uses. 
(a)	 Maximum density: one dwelling unit per 10 acres. 
(b)	 Minimum lot area: five acres, provided the average lot size in the tract is 10 acres. 
(c)	 All such lots must be permanently protected from future subdivisions by conservation easements. 
(d)	 Minimum lot width at building line: 300 feet. 
(e)	 Yard regulations. 
[1]	 Front: 150 feet from the rights-of-way of existing municipal roads, but 40 feet from the rights-of-
way of new subdivision streets, country lanes or common driveways (where applicable). 
[2]	 Rear: 50 feet minimum for principal buildings and 10 feet for accessory buildings (except that acces-
sory buildings with a ground floor area exceeding 200 square feet shall conform to the setback requirements 
for principal structures). 
[3]	 Side: 25 feet. 

(f)	 Maximum impervious coverage: 12%. 
(g)	 Maximum height regulations: 35 feet. 

(3)	 Option 3: conventional lotting. In addition to the above preferred options for subdivision, Option 3, 
conventional lotting, at a minimum lot size of two acres, is also permitted. 
(a)	 Minimum lot area: 87, 120 square feet. 
(b)	 Minimum lot width: 185 feet. 
(c)	 Front yard setback: 60 feet. 
(d)	 Rear yard setback: 50 feet. 
(e)	 Side yard setbacks: 25 feet. 
(f)	 New dwelling setbacks. 
[1]	 From all external road rights-of-way: 100 feet. 



• 45m|k

[2]	 From all other tract boundaries: 50 feet. 
[3]	 From cropland or pasture land: 150 feet. 
[4]	 From preserved farms (preserved farms through the SADC program, the county program or through 
the Township’s TDR program): 300 feet. 
[5]	 From buildings or barnyards housing livestock: 300. 
[6]	 From active recreation areas such as courts or playing fields (not including tot lots): 150 feet. 

D.	 COAH overlay: reduction in minimum lot area and setbacks when the required 11.11% of affordable 
and moderate-income housing is included as interspersed units within the project. As required by state law, 
one COAH dwelling unit must be built for every eight market value units that are built. When these required 
COAH dwelling units are incorporated within a subdivision, there shall be no density bonus for such units 
and there shall be no encroachment of development into minimum required conservation open space. 
(1)	 The required number of COAH is as defined in the Township Ordinance No. 2005-05. (See § 203-
101.) 
(2)	 All units must be affordable to low- and moderate-income households and must meet all applicable 
criteria necessary to render the units creditworthy, including, but not limited to, bedroom mix, the 50/50 
low- and moderate-income housing split, phasing, affirmative marketing and other applicable laws as set 
forth in Mount Laurel II, 92 N.J. 158 (1983) and its progeny, the Fair Housing Act (N.J.S.A. 52:27D-301 et 
seq.), the regulations of the New Jersey Council on Affordable Housing (COAH) and other applicable laws 
as well as the COAH requirements of the Township as outlined in Ordinance No. 2005-05. (See § 203-101.) 
(3)	 The minimum lot size for a COAH housing unit, for those units constructed in a non-sewer service 
area, shall be determined by the minimum amount of land necessary to provide for a wastewater disposal 
system and fresh water well that is approved by, and meets all conditions of, applicable state and county 
authorities. The minimum lot size for a COAH housing unit, for those units constructed in a sewered area 
under R-1 zoning, shall be 8,000 square feet. 
(4)	 The COAH housing units may be constructed as twins. 
(5)	 Minimum street frontage: 25 feet. 
(6)	 Yard regulations. The builder or developer is urged to consider variations in the principal building 
position and orientation, but shall observe the following minimum standards: 
(a)	 Front: 30 feet; garage door must be set back a minimum of 40 feet. 
(b)	 Rear: 25 feet. 
(c)	 Side: 15 feet separation for principal buildings, with no side yard less than 10 feet; except twins 
units, built to meet the Township’s COAH requirements, will have a zero side yard setback on the shared 
wall side (by definition). 

(7)	 Maximum impervious coverage: 40% limit on each lot. 
(8)	 Maximum height regulations: 35 feet. 

§ 203-41. R-2 District. [Amended 8-1-2005 by Ord. No. 2005-25] 
A.	 Intent. 
(1)	 The intent of the R-2 Residential District is to provide appropriate regulations for the preservation 
of agriculture, natural resources, scenic vistas and the rural landscape of Woolwich Township, along with 
the development of single-family detached dwellings and other permitted uses in portions of the Township 
characterized as rural, regardless of presence or absence of public sewer or water service. The Township 
is offering three development options in the R-2 District. Options 1 and 2 are strongly encouraged as the 
means to best maintain the rural character while preserving open space and natural resources in the R-2 Dis-
trict. Additionally, the Township is seeking to encourage the incorporation of affordable housing within the 
normal development of the Township so as to afford all individuals the opportunity to benefit from the rural 
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character of Woolwich Township. In conformance with the MLUL, the purposes of Options 1 and 2 are as 
follows: 
(a)	 To conserve open land, including those areas containing unique and sensitive natural features such as 
woodlands, steep slopes, streams, floodplains and wetlands, by setting them aside from development; 
(b)	 To provide greater design flexibility and efficiency in the design of services and infrastructure, in-
cluding the opportunity to reduce length of roads, utility runs and the amount of paving required for residen-
tial development; 
(c)	 To reduce erosion and sedimentation by the retention of existing vegetation and the minimization of 
development on steep slopes; 
(d)	 To provide for a diversity of lot sizes, building densities and housing choices to accommodate a vari-
ety of age and income groups, and residential preferences, so that the community’s population diversity may 
be maintained; 
(e)	 To implement adopted municipal policies to conserve a variety of irreplaceable and environmentally 
sensitive resource lands as set forth in the municipality’s Open Space Plan, including provisions for reason-
able incentives to create a greenway system for the benefit of present and future residents; 
(f)	 To implement adopted land use, transportation and community policies as identified in the munici-
pality’s Master Plan; 
(g)	 To protect areas of the municipality with productive agricultural soils for continued or future agricul-
tural use, by conserving blocks of land large enough to allow for efficient farm operations; 
(h)	 To create neighborhoods with direct visual access to open land, with amenities in the form of neigh-
borhood open space, and with a strong neighborhood identity; 
(i)	 To provide for the conservation and maintenance of open land within the municipality to achieve the 
above-mentioned goals and for active or passive recreational use by residents; 
(j)	 To provide multiple options for landowners in order to minimize impacts on environmental resources 
(sensitive lands such as wetlands, floodplain and steep slopes) and disturbance of natural or cultural features 
(such as mature woodlands, hedgerows and tree lines, critical wildlife habitats, historic buildings and field-
stone walls); 
(k)	 To provide standards reflecting the varying circumstances and interests of individual landowners, 
and the individual characteristics of their properties. 
(l)	 To conserve scenic views and elements of the municipality’s rural character, and to minimize per-
ceived density, by minimizing views of new development from existing roads; and 
(m)	 To provide for the incorporation of affordable housing in a way that provides the opportunity for all 
residents to share in the benefits of living in Woolwich Township. 

(2)	 In order to achieve these purposes, this section provides for flexibility in designing new residential 
subdivisions in the R-2 Residential District by allowing two forms of conservation zoning based upon the 
number of DU (dwelling units) as determined by the conventional zoning by-right development. 
(a)	 Option 1: neutral density and basic conservation, providing for residential uses at the density permit-
ted by the underlying R-2 Zoning District. Greenway lands shall comprise at least half the tract. 
(b)	 Option 2: country properties, providing for very low densities appropriate to rural situations, with 
flexible and reduced design standards in instances where a permanent conservation easement is offered to 
maintain such uses. 
(c)	 Option 3: conventional lotting. In addition to the above preferred options for subdivision, Option 3, 
conventional lotting, at a minimum lot size of 1.5 acres, is also permitted. 
(d)	 COAH overlay. Regardless of the option chosen from the above, COAH housing units are able to be 
incorporated within a subdivision. 

B.	 Use regulations. 
(1)	 Principal uses. In the R-2 District, no building or premises shall be used and no building shall be 
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erected or altered which is arranged, intended or designed to be used except for one or more of the following 
uses: all principal and accessory uses permitted in the 5A District. 
(2)	 Conditional uses. In the R-2 District, the following uses may be permitted as conditional uses: 
(a)	 Home occupations as part of a continued existing residential use may occur, subject to the criteria 
governing such home occupations as contained in § 203-60. 
(b)	 Public and private elementary, middle and high schools, subject to the requirements of the minimum 
lot sizes as established by the New Jersey State Department of Education for school facilities, and subject 
further to the following: 
[1]	 Location of access driveways, landscaping and site plan design shall be compatible with the neigh-
borhood in which it is to be located. 
[2]	 No building or part thereof or any parking or loading area shall be located nearer than 50 feet to any 
street line or lot line. 

(c)	 Public libraries and museums, subject to the following: 
[1]	 Location of access driveways, landscaping and site plan design shall be compatible with the neigh-
borhood in which it is to be located. 
[2]	 No building or part thereof or any parking or loading area shall be located nearer than 50 feet to any 
street line or lot line. 
[3]	 A site plan in accordance with the Woolwich Township site plan requirements submitted to the Plan-
ning Board pursuant to its conditional use review authority (N.J.S.A. 40:55D-67). 

(d)	 Water storage tank or tower, water reservoir, water or sewer pumping station and water or sewage 
treatment plant, 400 square feet or greater in size, subject to the following special requirements: 
[1]	 Project shall be designed to be structurally compatible and in keeping with the architectural character 
of the neighborhood in which it is to be located. 
[2]	 Project shall be in keeping with the Master Plan or Utility Master Plan of the Township. 
[3]	 Project shall conform with yard setbacks for the district in which it is to be located, 
[4]	 Adequate landscaping in conformance with standards established in §§ 203-68 and 203-69. 

(e)	 Substation, electric and gas facilities, and all other public utilities, 400 square feet or greater in size, 
subject to the following requirements: 
[1]	 All those requirements of Subsection B(2)(d) of this section. 
[2]	 No storage of materials and trucks and no repair facilities or housing of repair crews, except within 
completely enclosed buildings. 

(f)	 Transmission lines, transmitting and receiving antennas or aerials, subject to the following special 
requirements: 
[1]	 None shall exceed 55 feet in height. 
[2]	 None shall be of such height or position that aircraft warning lights are required by any governmen-
tal agency. 

(g)	 The keeping of horses or ponies, subject to the special requirements of § 203-62. 
(h)	 Intensive fowl or livestock farms, subject to the special requirements of § 203-67. 

(3)	 Special requirements. 
(a)	 Accessory buildings, including storage sheds, greenhouses and other outbuildings, shall be subject to 
the following regulations, which shall supersede the requirements of § 203-59A in this district: 
[1]	 For lots less than three acres in size, the gross floor area of any individual building shall not exceed 
1,500 square feet, and the total size of all accessory buildings shall not exceed 2% of the lot area. 
[2]	 For lots of three acres or greater in size, the gross floor area of any individual building shall not ex-
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ceed 2% of the lot area, and the total size of all accessory buildings shall not exceed 4% of the lot area. 
[3]	 No accessory building shall be located within 10 feet of any side or rear property line. 
[4]	 No accessory building shall be permitted between the building line and the street line. 
[5]	 The height of an accessory building shall not exceed 25 feet or the height of the principal building, 
whichever is less. 

C.	 Bulk and area regulations. In order to achieve these purposes, this section provides for flexibility in 
designing new residential subdivisions in the R-2 Residential District by allowing two forms of conservation 
zoning based upon the number of DU (dwelling units) as determined by the conventional zoning by-right 
development. 
	 Table of Options
		  Option 1 Neutral Density/Basic Conservation	 Option 2 Country Properties	 Option 3 
Conventional Lotting
	 Density	 65,340 sf/du maximum gross density	7 acres/du	 65,340 sf/du
	 Lot size maximum with minimum lot width	 1 acre 150 feet	NA	 NA
	 Lot size average with minimum lot width	 32,670 sf 115 feet	 7 acres 300 feet	 NA
	 Lot size minimum with minimum lot width	 1/2 acre; 21,780 sf 100 feet	 3 acres 200 feet	
65,340 sf or 1.5 acres 160 feet
	 Open space	 50%	 No common open space	 No common open space
	 Yards			 
		  Front	 25 feet	See Option 2: country properties	 50 feet
		  Side	 10 feet; 35 feet between buildings		  20 feet
		  Rear	 40 feet		 30 feet
	 Maximum building coverage	 NA	 NA	 10%
	 Maximum impervious coverage	 30% on each lot	 15%	 35%
	 Maximum building height	 35 feet	35 feet	35 feet
(1)	 Option 1: neutral density and basic conservation, providing for residential uses at the density permit-
ted by the underlying R-2 Zoning District. Greenway lands shall comprise at least half the tract. 
(a)	 Density: as determined though the yield plan described in Subsection C(1)(i) below. 
(b)	 Minimum required greenway land. The subdivision must include at least 50% of the gross tract area 
as greenway land. Greenway land shall not be used for residential lots. 
(c)	 Minimum lot area: 21,780 square feet. 
(d)	 Minimum lot width at building line: 100 feet. 
(e)	 Minimum street frontage: 25 feet. 
(f)	 Yard regulations. The builder or developer is urged to consider variations in the principal building 
position and orientation, but shall observe the following minimum standards: 
[1]	 Front: 30 feet; garage door must be set back a minimum of 40 feet. 
[2]	 Rear: 40 feet. 
[3]	 Side: 40 feet separation for principal buildings, with no side yard less than 10 feet. 

(g)	 Maximum impervious coverage: 30% limit on each lot. 
(h)	 Maximum height regulations: 35 feet. 
(i)	 Density determination for Option 1: yield plan approach. Determination of density, or maximum 
number of permitted dwelling units, shall be based upon the yield plan. Yield plans shall meet the following 
requirements: 
[1]	 Yield plans must be prepared as conceptual layout plans in accordance with the standards of the 
Subdivision of Land Ordinance, Editor’s Note: See Ch. 163, Subdivision of Land. containing proposed lots, 
streets, rights-of-way and other pertinent features. Yield plans must be a realistic layout, based upon a field 
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survey, that meets all district regulations and all bulk and area regulations for the underlying residential 
district(s) in which the tract is located. The yield plan must reflect a development pattern that could actually 
be built, delineating the presence of wetlands, floodplains, steep slopes, existing easements or encumbrances 
and, if unsewered, the suitability of soils for subsurface sewage disposal. When a tract of land has two (or 
more) underlying zoning designations according to the Zoning Map of the Township, the yield plan must be 
designed to the requirements of the underlying zoning for each zone. The yield plan must reflect the devel-
oper’s plan should the Township chose not to grant the option of conservation zoning and instead require the 
developer to design the subdivision based upon the conventional zoning in place, Option 3. 
[2]	 The dimensional standards of Option 3, conventional zoning, shall be used in the development of 
yield plans for Option 1 subdivisions. The yield plan must identify the site’s primary and secondary resourc-
es, as identified in the existing resources/site analysis plan (required in the Site Plan Review and Subdivi-
sion of Land Ordinances), Editor’s Note: See Ch. 149, Site Plan Review, and Ch. 163, Subdivision of Land, 
respectively. and demonstrate that the primary resources could be successfully absorbed in the development 
process without disturbance. 
[3]	 On sites not served by central sewage disposal, density shall be further determined by evaluating 
the number of homes that could be supported by septic systems on conventional lots. Based on the primary 
and secondary resources, identified as part of the inventory and analysis, and observations made during an 
on-site visit of the property, the Planning Board shall select a ten-percent sample of the lots considered to be 
marginal for on-lot sewage disposal. The applicant is required to provide evidence that these lots meet the 
standards for an individual septic system; then they shall be granted the full density determined by the yield 
plan. Should any of the lots in a sample fail to meet the standard for individual septic system, those lots shall 
be deducted from the yield plan and a second ten-percent sample shall be selected by the Planning Board 
and tested for compliance. This process shall be repeated until all lots in a given sample meet the standard 
for an individual septic system. 

(j)	 Design standards for Option 1. 
[1]	 House lots shall not encroach upon primary conservation areas as identified in § 203-72, and their 
layout shall respect secondary conservation areas as described in both the Zoning Ordinance and in the Sub-
division/Site Plan Review Ordinances. 
[2]	 All new dwellings shall meet the following setback requirements: 
[a]	 From all external road rights-of-way: 100 feet. 
[b]	 From all other tract boundaries: 50 feet. 
[c]	 From cropland or pasture land: 150 feet. 
[d]	 From preserved farms (preserved farms through the SADC program, the county program or through 
the Township’s TDR program): 300 feet. 
[e]	 From buildings or barnyards housing livestock: 300 feet. 
[f]	 From active recreation areas such as courts or playing fields (not including tot lots): 150 feet. 

[3]	 Views of house lots from exterior roads and abutting properties shall be minimized by the use of 
changes in topography, existing vegetation or additional landscaping which meets the landscaping require-
ments in Chapters 149, 163 and 203 of the Woolwich Code. 
[4]	 House lots shall be accessed from interior streets rather than from roads bordering the tract. 
[5]	 Standards pertaining to the use, quantity, quality, configuration, ownership and maintenance of the 
greenway land created under this section are contained in § 203-72 of this chapter. 
[6]	 As per § 203-72D(2)(c), at the discretion of the Planning Board, four percent to six percent of the 
required greenway lands shall be in the form of neighborhood common greens. A neighborhood green will 
typically be a 44,000 square feet area, per 20 dwelling units, and shall be located internal to the developed 
areas. At least 1/2 of the lots shall abut the neighborhood green directly, and all shall be oriented to have the 
front of the dwelling face in the direction of the neighborhood green. 
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(2)	 Option 2: country properties, providing for very low densities appropriate to rural situations, with 
flexible and reduced design standards in instances where a permanent conservation easement is offered to 
maintain such uses. 
(a)	 Maximum density: one dwelling unit per seven acres. 
(b)	 Minimum lot area: three acres, provided the average lot size in the tract is 10 acres. 
(c)	 All such lots must be permanently protected from future subdivisions by conservation easements. 
(d)	 Minimum lot width at building line: 300 feet. 
(e)	 Yard regulations. 
[1]	 Front: 150 feet from the rights-of-way of existing municipal roads, but 40 feet from the rights-of-
way of new subdivision streets, country lanes or common driveways (where applicable). 
[2]	 Rear: 50 feet minimum for principal buildings and 10 feet for accessory buildings (except that acces-
sory buildings with a ground floor area exceeding 200 square feet shall conform to the setback requirements 
for principal structures). 
[3]	 Side: 25 feet. 

(f)	 Maximum impervious coverage: 15%. 
(g)	 Maximum height regulations: 35 feet. 

(3)	 Option 3: conventional lotting. In addition to the above preferred options for subdivision, Option 3, 
conventional lotting, at a minimum lot size of two acres, is also permitted. 
(a)	 Minimum lot area: 65,340 square feet. 
(b)	 Minimum lot width: 160 feet. 
(c)	 Front yard setback: 50 feet. 
(d)	 Rear yard setback: 30 feet. 
(e)	 Side yard setbacks: 20 feet. 
(f)	 New dwelling setbacks: 
[1]	 From all external road rights-of-way: 100 feet. 
[2]	 From all other tract boundaries: 50 feet. 
[3]	 From cropland or pasture land: 150 feet. 
[4]	 From preserved farms (preserved farms through the SADC program, the county program or through 
the Township’s TDR program): 300 feet. 
[5]	 From buildings or barnyards housing livestock: 300. 
[6]	 From active recreation areas such as courts or playing fields (not including tot lots): 150 feet. 

D.	 COAH overlay: Reduction in minimum lot area and setbacks when the required 11.11% of afford-
able and moderate-income housing is included as interspersed units within the project. As required by state 
law, one COAH dwelling unit must be built for every eight market value units that are built. When these re-
quired COAH dwelling units are incorporated within a subdivision, there shall be no density bonus for such 
units and there shall be no encroachment of development into minimum required conservation open space. 
(1)	 The required number of COAH is as defined in the Township Ordinance No. 2005-05. (See § 203-
101.) 
(2)	 All units must be affordable to low- and moderate-income households and must meet all applicable 
criteria necessary to render the units creditworthy, including, but not limited to, bedroom mix, the 50/50 
low- and moderate-income housing split, phasing, affirmative marketing and other applicable laws as set 
forth in Mount Laurel II, 92 N.J. 158 (1983) and its progeny, the Fair Housing Act (N.J.S.A. 52:27D-301 et 
seq.), the regulations of the New Jersey Council on Affordable Housing (COAH) and other applicable laws 
as well as the COAH requirements of the Township as outlined in Ordinance No. 2005-05. (See § 203-101.) 
(3)	 The minimum lot size for a COAH housing unit, for those units constructed in a non-sewer service 
area, shall be determined by the minimum amount of land necessary to provide for a wastewater disposal 
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system and fresh water well that is approved by, and meets all conditions of, applicable state and county 
authorities. The minimum lot size for a COAH housing unit, for those units constructed in a sewered area 
under R-2 zoning, shall be 8,000 square feet. 
(4)	 The COAH housing units may be constructed as twins. 
(5)	 Minimum street frontage: 25 feet. 
(6)	 Yard regulations. The builder or developer is urged to consider variations in the principal building 
position and orientation, but shall observe the following minimum standards: 
(a)	 Front: 30 feet; garage door must be set back a minimum of 40 feet. 
(b)	 Rear: 25 feet. 
(c)	 Side: 15 feet separation for principal buildings, with no side yard less than 10 feet; except twins 
units, built to meet the Township’s COAH requirements, will have a zero side yard setback on the shared 
wall side (by definition). 

(7)	 Maximum impervious coverage: 40% limit on each lot. 
(8)	 Maximum height regulations: 35 feet. 

§ 203-42. R-3 Residential District. [Amended 8-1-2005 by Ord. No. 2005-25] 
A.	 Intent. 
(1)	 The intent of the R-3 Residential District is to provide appropriate regulations for the preservation of 
agriculture, natural resources, scenic vistas and the rural landscape of Woolwich Township, along with the 
development of moderate-density single-family detached dwellings and other permitted uses in portions of 
the Township which are located within the existing public sewer service area, as of 2004, but which are not 
part of any planned unit development. Where public sewer is unavailable, the regulations of the R-2 Resi-
dential District shall apply. The Township is offering two development options in the R-3 district. Option 
1 is strongly encouraged as the means to best maintain the rural character while preserving open space and 
natural resources in the R-3 District. Additionally, the Township is seeking to encourage the incorporation of 
affordable housing within the normal development of the Township so as to afford all individuals the op-
portunity to benefit from the rural character of Woolwich Township. In conformance with the MLUL, the 
purposes of Option 1 is as follows: 
(a)	 To conserve open land, including those areas containing unique and sensitive natural features such as 
woodlands, steep slopes, streams, floodplains and wetlands, by setting them aside from development; 
(b)	 To provide greater design flexibility and efficiency in the design of services and infrastructure, in-
cluding the opportunity to reduce length of roads, utility runs and the amount of paving required for residen-
tial development; 
(c)	 To reduce erosion and sedimentation by the retention of existing vegetation and the minimization of 
development on steep slopes; 
(d)	 To provide for a diversity of lot sizes, building densities and housing choices to accommodate a vari-
ety of age and income groups, and residential preferences, so that the community’s population diversity may 
be maintained; 
(e)	 To implement adopted municipal policies to conserve a variety of irreplaceable and environmentally 
sensitive resource lands as set forth in the municipality’s Open Space Plan, including provisions for reason-
able incentives to create a greenway system for the benefit of present and future residents; 
(f)	 To implement adopted land use, transportation and community policies as identified in the munici-
pality’s Master Plan; 
(g)	 To protect areas of the municipality with productive agricultural soils for continued or future agricul-
tural use, by conserving blocks of land large enough to allow for efficient farm operations; 
(h)	 To create neighborhoods with direct visual access to open land, with amenities in the form of neigh-
borhood open space, and with a strong neighborhood identity; 
(i)	 To provide for the conservation and maintenance of open land within the municipality to achieve the 
above-mentioned goals and for active or passive recreational use by residents; 
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(j)	 To provide multiple options for landowners in order to minimize impacts on environmental resources 
(sensitive lands such as wetlands, floodplain and steep slopes) and disturbance of natural or cultural features 
(such as mature woodlands, hedgerows and tree lines, critical wildlife habitats, historic buildings and field-
stone walls); 
(k)	 To provide standards reflecting the varying circumstances and interests of individual landowners, 
and the individual characteristics of their properties. 
(l)	 To conserve scenic views and elements of the municipality’s rural character, and to minimize per-
ceived density, by minimizing views of new development from existing roads; and 
(m)	 To provide for the incorporation of affordable housing in a way that provides the opportunity for all 
residents to share in the benefits of living in Woolwich Township. 

(2)	 In order to achieve these purposes, this section provides for flexibility in designing new residential 
subdivisions in the R-3 Residential District by allowing a form of conservation zoning based upon the num-
ber of DU (dwelling units) as determined by the conventional zoning by-right development. 
(a)	 Option 1: neutral density and basic conservation, providing for residential uses at the density permit-
ted by the underlying R-3 Zoning District. Greenway lands shall comprise at least half the tract. 
(b)	 Option 2: conventional lotting. In addition to the above preferred options for subdivision, Option 2, 
conventional lotting, at a minimum lot size of 20,000 square feet, is also permitted. 
(c)	 COAH overlay. Regardless of the option chosen from the above, COAH housing units are able to be 
incorporated within a subdivision. 

B.	 Use regulations. 
(1)	 Principal uses. In the R-3 District, no building or premises shall be used and no building shall be 
erected or altered which is arranged, intended or designed to be used except for one or more of the following 
uses: all principal and accessory uses permitted in the 5A District. 
(2)	 Conditional uses. In the R-3 District, the conditional uses as permitted in the R-1 District are al-
lowed. 
(3)	 Special requirements. 
(a)	 Accessory buildings, including storage sheds, greenhouses and other outbuildings, shall be subject to 
the following regulations, which shall supersede the requirements of § 203-59A in this district: 
[1]	 The gross floor area of any individual building shall not exceed 400 square feet and the total size of 
all accessory buildings shall not exceed 2% of the lot area. 
[2]	 No accessory building shall be located within 10 feet of any side or rear property line. 
[3]	 No accessory building shall be permitted between the building line and the street line. 
[4]	 The height of an accessory building shall not exceed 20 feet or the height of the principal building, 
whichever is less 

C.	 Bulk and area regulations. In order to achieve these purposes, this section provides for flexibility in 
designing new residential subdivisions in the R-3 Residential District by allowing one form of conservation 
zoning based upon the number of DU (dwelling units) as determined by the conventional zoning by-right 
development. 
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	 (1)	 Option 1: neutral density and basic conservation, providing for residential uses at the density 
permitted by the underlying R-1 Zoning District. Greenway lands shall comprise at least half the tract. 
(a)	 Density: As determined though the yield plan described in Subsection C(1)(i) below. 
(b)	 Minimum required greenway land. The subdivision must include at least 40% of the gross tract area 
as greenway land. Greenway land shall not be used for residential lots. 
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(c)	 Minimum lot area: 8,000 square feet. 
(d)	 Minimum lot width at building line: 75 feet. 
(e)	 Minimum street frontage: 25 feet. 
(f)	 Yard regulations. The builder or developer is urged to consider variations in the principal building 
position and orientation, but shall observe the following minimum standards: 
[1]	 Front: 30 feet; garage door must be set back a minimum of 40 feet. 
[2]	 Rear: 40 feet. 
[3]	 Side: 20 feet separation for principal buildings, with no side yard less than 10 feet. 

(g)	 Maximum impervious coverage: 40% limit on each lot. 
(h)	 Maximum height regulations: 35 feet. 
(i)	 Density determination for Option 1: yield plan approach. Determination of density, or maximum 
number of permitted dwelling units, shall be based upon the yield plan. Yield plans shall meet the following 
requirements: 
[1]	 Yield plans must be prepared as conceptual layout plans in accordance with the standards of the 
Subdivision of Land Ordinance, Editor’s Note: See Ch. 163, Subdivision of Land. containing proposed 
lots, streets, rights-of-way and other pertinent features. Yield plans must be a realistic layout, based upon 
a field survey that meets all district regulations and bulk and area regulations for the underlying residential 
district(s) in which the tract is located. The yield plan must reflect a development pattern that could actually 
be built, delineating the presence of wetlands, floodplains, steep slopes, existing easements or encumbrances 
and, if unsewered, the suitability of soils for subsurface sewage disposal. When a tract of land has two (or 
more) underlying zoning designations according to the Zoning Map of the Township, the yield plan must be 
designed to the requirements of the underlying zoning for each zone. The yield plan must reflect the devel-
oper’s plan should the Township chose not to grant the option of conservation zoning and instead require the 
developer to design the subdivision based upon the conventional zoning in place, Option 2. 
[2]	 The dimensional standards of Option 2, conventional zoning, shall be used in the development of 
yield plans for Option 1 subdivisions. The yield plan must identify the site’s primary and secondary resourc-
es, as identified in the existing resources/site analysis plan (required in the Site Plan Review and Subdivi-
sion of Land Ordinances), Editor’s Note: See Ch. 149, Site Plan Review, and Ch. 163, Subdivision of Land, 
respectively. and demonstrate that the primary resources could be successfully absorbed in the development 
process without disturbance. 
[3]	 On sites not served by central sewage disposal, as stated above, R2 zoning applies. 

(j)	 Design standards for Option 1. 
[1]	 House lots shall not encroach upon primary conservation areas as identified in § 203-72, and their 
layout shall respect secondary conservation areas as described in both the Zoning Ordinance and in the Sub-
division/Site Plan Review Ordinances. 
[2]	 All new dwellings shall meet the following setback requirements: 
[a]	 From all external road rights-of-way: 60 feet. 
[b]	 From all other tract boundaries: 25 feet. 
[c]	 From cropland or pasture land: 100 feet. 
[d]	 From preserved farms (preserved farms through the SADC program, the county program or through 
the Township’s TDR program): 200 feet. 
[e]	 From buildings or barnyards housing livestock: 200 feet. 
[f]	 From active recreation areas such as courts or playing fields (not including tot lots): 150 feet. 

[3]	 Views of house lots from exterior roads and abutting properties shall be minimized by the use of 
changes in topography, existing vegetation or additional landscaping which meets the landscaping require-
ments in Chapters 149, 163 and 203 of the Woolwich Code. 
[4]	 House lots shall be accessed from interior streets rather than from roads bordering the tract. 
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[5]	 Standards pertaining to the use, quantity, quality, configuration, ownership and maintenance of the 
greenway land created under this section are contained in § 203-72 of this chapter. 
[6]	 As per § 203-72D(2)(c) at the discretion of the Planning Board, four percent to six percent of the 
required greenway lands shall be in the form of neighborhood common greens. A neighborhood green will 
typically be a 44,000 square feet area, per 20 dwelling units, and shall be located internal to the developed 
areas. At least 1/2 of the lots shall abut the neighborhood green directly, and all shall be oriented to have the 
front of the dwelling face in the direction of the neighborhood green. 

(2)	 Option 2: conventional lotting. In addition to the above preferred option for subdivision, Option 2, 
conventional lotting, at a minimum lot size of 20,000, is also permitted. 
(a)	 Minimum lot area: 20,000 square feet. 
(b)	 Minimum lot width: 100 feet. 
(c)	 Front yard setback: 35 feet. 
(d)	 Rear yard setback: 25 feet. 
(e)	 Side yard setbacks: 15 feet. 
(f)	 New dwelling setbacks. 
[1]	 From all external road rights-of-way: 60 feet. 
[2]	 From all other tract boundaries: 25 feet. 
[3]	 From cropland or pasture land: 100 feet. 
[4]	 From preserved farms (preserved farms through the SADC program, the county program or through 
the Township’s TDR program): 200 feet. 
[5]	 From buildings or barnyards housing livestock: 200. 
[6]	 From active recreation areas such as courts or playing fields (not including tot lots): 100 feet. 

D.	 COAH overlay. Reduction in minimum lot area and setbacks when the required 11.11% of affordable 
and moderate-income housing is included as interspersed units within the project as required by state law, 
one COAH dwelling unit must be built for every eight market value units that are built. When these required 
COAH dwelling units are incorporated within a subdivision, there shall be no density bonus for such units 
and there shall be no encroachment of development into minimum required conservation open space. 
(1)	 The required number of COAH is as defined in the Township Ordinance No. 2005-05. (See § 203-
101.) 
(2)	 All units must be affordable to low- and moderate-income households and must meet all applicable 
criteria necessary to render the units creditworthy, including, but not limited to, bedroom mix, the 50/50 
low- and moderate-income housing split, phasing, affirmative marketing and other applicable laws as set 
forth in Mount Laurel II, 92 N.J. 158 (1983) and its progeny, the Fair Housing Act (N.J.S.A. 52:27D-301 et 
seq.), the regulations of the New Jersey Council on Affordable Housing (COAH) and other applicable laws 
as well as the COAH requirements of the Township as outlined in Ordinance No. 2005-05. (See § 203-101.) 
(3)	 The minimum lot size for a COAH housing unit shall be 6,000 square feet. 
(4)	 The COAH housing units may be constructed as twins. 
(5)	 Minimum street frontage: 25 feet. 
(6)	 Yard regulations. The builder or developer is urged to consider variations in the principal building 
position and orientation, but shall observe the following minimum standards: 
(a)	 Front: 25 feet; garage door must be set back a minimum of 30 feet. 
(b)	 Rear: 20 feet. 
(c)	 Side: 15 feet separation for principal buildings, with no side yard less than 7.5 feet; except twins 
units, built to meet the Township’s COAH requirements, will have a zero side yard setback on the shared 
wall side (by definition). 
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(7)	 Maximum impervious coverage: 40% limit on each lot. 
(8)	 Maximum height regulations: 35 feet. 

§ 203-44. PAC Planned Adult Community. 
The intent of this section is to implement the terms of the settlement of a case entitled “Woolwich Adult 
LLC v Woolwich Township, et al., Docket No. 413-01.” The PAC District will provide an opportunity to 
develop integrated residential communities on large tracts of land that are situated at locations convenient 
to shopping. Planned adult communities are intended for occupancy by households in which at least one 
member of the household is age 55 or older, and no permanent member of the resident household is age 18 
or less. Said developments are also intended to offer a full range of recreational opportunities consistent 
with the lifestyle of its residents and developed as part of a well-planned development. It is the further intent 
of this article to promote the long-term health, safety and welfare of the public by promoting greater variety 
and flexibility in the uses permitted within a planned development than would otherwise be permitted, and 
likewise it will advance the principles of smart growth. The Township Committee finds that such variety and 
flexibility will accomplish comparatively greater benefits to residents, will protect the natural environment 
and enhance the provision of public services and facilities. A planned adult community will provide op-
portunities for senior citizen housing construction, which is a specific purpose of zoning. The planned adult 
community is intended to permit the development of a balanced community with a range of densities, recre-
ational facilities and related uses, while preserving a significant amount of public and common open space. 
A.	 Use regulations. 
(1)	 Principal and accessory uses. In the PAC District, no building or premises shall be used and no 
building shall be erected or altered which is arranged, intended or designed to be used, except for one or 
more of the following uses: all principal and accessory uses permitted in the 5A District. In addition, town-
houses or multifamily apartment buildings affordable to low- and moderate-income households, as defined 
by the Council on Affordable Housing, shall be permitted, as well as the following accessory uses: 
(a)	 Golf courses. 
(b)	 Clubhouses with restaurants, catering facilities, and retail shops related to the golf course and as-
sociated recreational facilities, or planned adult community including, but not limited to, swimming poo1s, 
tennis courts, and practice ranges. 
(c)	 Community centers associated with the planned adult community and usual and customary accessory 
uses thereto. 
(d)	 Community gardens. 

(2)	 Conditional uses. All conditional uses permitted in the R-l Residence District and the following ad-
ditional uses that may be permitted as conditional uses. 

B.	 Bulk and area regulations. 
(1)	 Minimum tract area: 200 acres. 
(2)	 Single-family detached dwellings. 
(a)	 Minimum lot size: 5,720 square feet. 
(b)	 Minimum lot width: 52 feet at the building setback line. 
(c)	 Minimum yards. 
[1]	 Front yard: 20 feet. 
[2]	 Side yard. 
[a]	 Aggregate: 12 feet. 
[b]	 Minimum: None required with three feet maintenance easement. 
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[3]	 Rear yard: 20 feet. 

(d)	 Maximum building coverage: 50%. 
(e)	 Maximum impervious coverage: 70%. 
(f)	 Maximum building height: 35 feet. 

(3)	 Multifamily apartment buildings. 
(a)	 All units must be affordable to low- and moderate-income households and must meet all applicable 
criteria necessary to render the units creditworthy including, but not limited to, bedroom mix, the 50/50 low- 
and moderate-income housing split, phasing, affirmative marketing, and other applicable laws as set forth 
in Mount Laurel II, 92 N.J. 158 (1983) and its progeny, the Fair Housing Act (N.J.S.A. 52:27D-301 et seq.), 
the regulations of the New Jersey Council on Affordable Housing (COAH) and other applicable laws. 
(b)	 A fifty-foot perimeter setback from public streets and property lines shall be required on all sides 
of the apartment portion of the development. This perimeter setback shall be occupied by a thirty-five-foot 
landscaped buffer, as provided for by §§ 203-68 and 203-69, and shall not be encroached upon by any ac-
cessory buildings or structure, other than fences and walls, or by any off-street parking or loading facility. 
(c)	 Minimum distance between buildings shall be as follows: 
[1]	 Front wall to front wall: 50 feet. 
[2]	 Side wall to either front or rear wall: 35 feet. 
[3]	 Side wall to side wall: 25 feet. 
[4]	 Front to rear, rear to rear: 50 feet. 

(d)	 Maximum building height: 35 feet. 

(4)	 Townhouses. 
(a)	 All units must be affordable to low- and moderate-income households and must meet all applicable 
criteria necessary to render the units creditworthy including, but not limited to, bedroom mix, the 50/50 low- 
and moderate-income housing split, phasing, affirmative marketing, and other applicable laws as set forth 
in Mount Laurel II, 92 N.J. 158 (1983) and its progeny, the Fair Housing Act (N.J.S.A. 52:27D-301 et seq.), 
the regulations of the New Jersey Council on Affordable Housing (COAH) and other applicable laws. 
(b)	 Minimum lot size. 
[1]	 Condominium or rental ownership: none required. 
[2]	 Fee simple ownership: 2,400 square feet. 

(c)	 Minimum lot width (fee simple ownership): 26 feet. 
(d)	 Minimum unit width: 24 feet. 
(e)	 Maximum building height: 35 feet. 

(5)	 Trash disposal areas shall be enclosed, and the enclosure shall be of a material, the color and texture 
of which is consistent with that of the principal buildings. 
(6)	 Pedestrian access shall be provided to the rear of all townhouse units. 
(7)	 Storage units for each dwelling unit shall be designed by the developer as an integral part of each 
building or privacy fence. Freestanding accessory storage buildings are prohibited. 
(8)	 There shall be no unbroken building plane in excess of 100 feet without a change of building plane 
of not less than two feet. 
(9)	 Maximum gross density, based upon the area of the PAC, the accessory uses and their associated 
lands, and the area of the golf course: four dwelling units/acre. 
(10)	 Preservation of open space. In the PAC district a minimum of 50% of the tract area shall be pre-
served as open space but this area may include the golf course in addition to common open space and 
drainage basins reserved for the residents of the development. At least 10% of the required open space shall 
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be reserved for resident use. Resident open space shall be free from environmental constraints and shall be 
distributed through each section of the PAC development. 
(11)	 All development in the PAC District shall be connected to public sewer and water systems, and said 
connection shall be mandatory if public sewer and water lines exist within 500 linear feet of the closest 
lot line. In the event that public sewer and water is unavailable within a distance of 500 feet from the tract 
boundary, or if the property in question does not meet the minimum tract requirement for this district, the 
development regulations of the R-2 Residence District shall apply. 
(12)	 An essential and nonseverable condition of any right to develop in the PAC zone shall be complete 
compliance with the settlement agreement for Woolwich Adult LLC v Woolwich Township, et al., Docket 
No. 413-01. 

§ 203-46. FOC Flexible Office Commercial District. 
The FOC Flexible Office Commercial District is designed to encourage more intensive nonresidential uses 
along the Route 322 corridor that adhere to strong design standards and in which planned, innovative and 
integrated development is encouraged. A flexible mix of permitted uses is allowed, including, office, light 
industrial, and warehouse/distribution uses, subject to locational standards found in this article. 
A.	 Use regulations. 
(1)	 Principal uses. In the FOC District, no building or premises shall be used and no building shall be 
erected or altered which is arranged, intended or designed to be used, except for one or more of the follow-
ing uses: 
(a)	 Kingsway Commercial Overlay, subject to the provisions of § 203-46D. 
(b)	 Offices for administrative, executive, professional, business sales and similar uses. 
(c)	 Banks and other financial institutions. 
(d)	 Amusement, recreation and leisure uses. 
(e)	 Business and household service uses including repair shops for business equipment, appliances, and 
the shops of tradesmen such as plumbers and electricians. 
(f)	 Warehouse and distribution uses, provided that they are located at least 400 feet from the right-of-
way of U.S. Route 322. 
(g)	 Light manufacturing and assembly operations, provided that they are located at least 400 feet from 
the right-of-way of U.S. Route 322. 
(h)	 Public transportation stations and shelters. 
(i)	 Agriculture and horticulture, including farm markets. 
(j)	 Accessory uses and accessory buildings incidental to the above permitted principal uses. 

(2)	 Conditional uses. In the FOC District, the following uses may be permitted as conditional uses: 
(a)	 Automobile dealerships for new cars and trucks, subject to § 203-66. 
(b)	 Telecommunications towers and antenna, subject to the provisions of § 203-50. 
(c)	 Public libraries and museums subject to: 
[1]	 Location of access driveways, landscaping and site plan design being compatible with the neighbor-
hood in which it is to be located. 
[2]	 No building or part thereof or any parking or loading area shall be located nearer than 50 feet to any 
street line or lot line. 
[3]	 A site plan in accordance with the Woolwich Township site plan requirements submitted to the Plan-
ning Board pursuant to its conditional use review authority (N.J.S.A. 40:55D-67). 

(d)	 Utility facilities, including telephone, water, sewer, electricity and gas 400 square feet or greater in 
size pursuant to the requirements of § 203-39A(2)(e) and (f). 
(e)	 Service stations and auto repair shops, subject to the special requirements of § 203-66. 
(f)	 Public and commercial garages, subject to the special requirements of § 203-66. 
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(3)	 Prohibited uses. 
(a)	 Sexually oriented adult entertainment, video, or book shops. 

B.	 Bulk and area regulations. Bulk standards are designed to encourage the consolidation of smaller lots 
into larger tracts and to promote integrated, planned development. Accordingly, bulk and area standards are 
more restrictive for smaller parcels than for larger tracts, and all area and bulk standards are controlled by 
the minimum lot areas. 
(1)	 Minimum lot size: four acres, 10 acres, 25 acres. 
(2)	 Minimum lot width: 350 feet, 500 feet, 1,000 feet. 
(3)	 Minimum yards. 
(a)	 Front yard. 
[1]	 Parking screened by building: 50 feet, 50 feet, 50 feet. 
[2]	 Parking not screened by building: 100 feet, 100 feet, 100 feet. 

(b)	 Side yard (each, where applicable): 35 feet, 50 feet, 50 feet. 
(c)	 Rear yard: 50 feet, 75 feet, 75 feet. 

(4)	 Maximum building coverage: 10%, 12%, 15%. 
(5)	 Maximum floor area ratio: 0.10, 0.12, 0.15. 
(6)	 Maximum impervious coverage: 50%, 60%, 70%. 
(7)	 Maximum building height, exclusive of parapet walls: 25 feet, 40 feet, 40 feet. 

C.	 Site development requirements. All proposed development shall comply with the applicable regula-
tions set forth in Article VII of this chapter, Chapter 149, Site Plan Review, and Chapter 163, Subdivision of 
Land, and the following requirements: 
(1)	 All development in this district shall comply with the design standards contained in § 203-48. 
(2)	 Except as provided herein, no lot shall have thereon more than one freestanding principal building 
and more than one principal permitted or conditional use. 
(3)	 Except as provided herein, no building shall have therein more than one principal permitted or con-
ditional use. 
(4)	 Industrial parks and office parks may have more than one freestanding principal building on a lot, 
more than one principal permitted or conditional use on a lot and more than one principal permitted or con-
ditional use in a building, provided that: 
(a)	 The development is designed in a unified and comprehensive plan; and 
(b)	 The development parcel is a minimum of five acres. 

(5)	 Along both principal and secondary frontage in a proposed development, it is required that, at a min-
imum, sidewalks and street trees be installed in accordance with municipal specifications and of an appro-
priate and acceptable nature to the Planning Board. In the event that such facilities are already present or are 
otherwise to be provided, the Planning Board may require provision of other reasonable amenities related to 
the establishment or improvement of a streetscape environment. In all cases, provision of streetscape ame-
nities that are beyond and in addition to sidewalks and street trees (such as benches, grass strips, planters, 
statues and other street furniture) shall be encouraged, subject to Planning Board approval. 
(6)	 Where a development in the FOC District abuts any residential district, special buffering improve-
ments shall be mandatory within required rear and/or side setbacks on the site. Said improvements shall 
be designed so as to significantly reduce visibility, noise, litter and (unlimited) pedestrian access and shall 
consist of combinations of any of the following, at the discretion of the Planning Board, as needed: dense 
plantings, including hedges, coniferous or broad-leaf evergreens; oversized earth berms; visually imper-



60 • Real Estate Market Analysis

meable fences or walls; retention of natural vegetation; and retention of natural topographic features and 
watercourses. Buffers shall be in accordance with §§ 203-68 and 203-69. Buffers may occur in required 
yard areas, but the applicant’s desire to place parking or drive aisles within the required buffer area shall not 
constitute grounds for zoning relief from this requirement. 
(7)	 All development in the FOC District shall be connected to public sewer and water systems when 
practical, and said connection shall be mandatory if public sewer and water lines exist within 500 linear feet 
of the closest lot line. In the event that public sewer and water is unavailable within a distance of 500 feet 
from the edge of the tract boundary closest to the available utility in question, a maximum lot coverage of 
50% of the amount otherwise authorized by § 203-46B(5) shall be permitted. 
(8)	 New or upgraded public roadways shall meet local engineering/design standards and be dedicated 
to the municipality or other appropriate governmental jurisdiction. On-site driveways may be designated as 
site service drives and may be exempted from the preceding requirements, unless they are judged to carry 
volumes sufficient for the Planning Board to request their designation as public streets in accordance with 
Article VII, § 203-65. Curbing shall be required and curb cuts shall be designed so as to limit vehicular ac-
cess in accordance with proper traffic engineering principles and the New Jersey Highway Access Code and, 
in doing so, promote traffic safety and efficiency of flow. 
(9)	 All parking areas and walkways shall be adequately illuminated for security and safety purposes. 
The lighting plan in and around the parking areas shall provide for non glare lights focused downward. All 
lighting shall be shown on the lighting plan in sufficient detail to allow a determination of the effects upon 
adjacent properties, traffic safety and overhead sky glow. The objective is to minimize undesirable off-prem-
ises effects. 
(10)	 All rights-of-way as required by the Woolwich Township Master Plan, by the County of Gloucester, 
or by the New Jersey Department of Transportation (as applicable) shall be offered for dedication at the time 
of site plan application. 
(11)	 Parking and loading. Parking and loading spaces shall be provided in accordance with the regula-
tions set forth in Article IX of this chapter provided, however, that no parking shall be permitted in any 
required front yard. When adjacent to any residential use, loading areas shall be screened with walls to 
obscure their view from the adjacent lot. 

D.	 Kingsway Town Center and Commercial Overlay Districts. [Added 12-20-2004 by Ord. No. 2004-
02] 
(1)	 Intent. 
(a)	 It is the intent of this subsection to establish an area within the FOC Zoning District where the most 
intensive commercial shopping centers and office campuses can be concentrated, so that the resulting poten-
tial for congestion can be more effectively controlled by limiting their location to a carefully regulated area 
in close proximity to the interchange of U.S. Highway 322 and Interchange 2 of the New Jersey Turnpike. 
Two such areas are identified on the Zoning Map as the Kingsway Commercial Overlay and the Kingsway 
Town Center Overlay. 
(b)	 The Kingsway Town Center is subject to special regulations designed to encourage the creation of 
a pedestrian-oriented central area within the Township that contains an integrated mix of retail, office, and 
entertainment uses that can serve as a community focal point. The Kingsway Town Center will encourage 
innovative planning techniques, which will facilitate higher quality development that is consistent with the 
recommendations in the Woolwich Township Master Plan. 
(c)	 The Kingsway Commercial Overlay is intended for higher-intensity retail, commercial and office 
uses that are more oriented to customers, clients and employees who will arrive by automobile and who are 
not expected to walk to a significant number of other destinations within the development. 
(d)	 It is the goal of both component overlay areas to provide incentives in the form of increased build-
ing coverage, increased impervious coverage and increased floor area ratio to encourage the implementation 
of the Township Master Plan and a conceptual “bubble diagram-style” site plan submitted for the Kingsway 
Town Center and Commercial Overlays as part of a settlement agreement between Woolwich Township and 
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Woolwich Adult LLC. 
(e)	 Kingsway Commercial and Town Center Overlays will encourage a unified architectural and build-
ing scheme within each section of the development, pedestrian-oriented walkways connecting buildings 
within each section of the development, unified landscaping and signage, coordinated storm drainage, and 
common open space areas. Special regulations shall be mandated to create the desired visual and practical 
results. 
(f)	 The provisions of the Kingsway Commercial and Town Center Overlays shall apply only to those 
areas that are designated as such on the Zoning Map which meet the minimum tract area standard of this 
subsection. 

(2)	 Use regulations. 
(a)	 Principal uses. In the Kingsway Commercial Overlay and the Kingsway Town Center Overlay, no 
building or premises shall be used and no building shall be erected or altered which is arranged, intended or 
designed to be used except for one of the following uses, and in no case shall any commercial or retail use 
be permitted in any area designated for off-street parking or loading on the approved site plan: 
[1]	 Retail sales and services, including but not limited to supermarkets, wholesale clubs, lumber, hard-
ware and garden centers, convenience stores, the sale of a full range of retail merchandise, exclusive of 
automobile products, except when accessory to a retail store with a gross floor area of 75,000 square feet or 
more, and related uses without limitation; 
[2]	 Offices for administrative, executive, professional, business sales, government offices and similar 
uses, provided that the use does not occur on the first floor portion of a building within the Town Center 
Overlay; 
[3]	 Personal service businesses, including hair salons, tanning salons, nail salons, dry cleaning outlets, 
dressmaking or tailor shops, shoe repair shops and related uses, except for tattoo studios and body piercing 
establishments; 
[4]	 Outpatient medical, rehabilitation or dental facilities, provided that the use does not occur on the first 
floor portion of a building within the Town Center Overlay; 
[5]	 Banks and other financial institutions, including drive-in facilities; 
[6]	 Restaurants, eating and drinking establishments located inside and outside and fast-food restaurants 
without limitation; 
[7]	 Theaters for motion pictures and live performances; 
[8]	 Amusement, recreation and leisure uses not otherwise prohibited; 
[9]	 Shopping centers; 
[10]	 Bakeries, confectioners, health clubs, dance and exercise studios; 
[11]	 Hotels, motels, conference centers, bed-and-breakfasts, and inns; 
[12]	 Day-care establishments for children and adults; 
[13]	 Public and private elementary, middle and high schools, subject to the requirements of the minimum 
lot sizes as established by the New Jersey State Department of Education for school facilities, provided that 
the use is not permitted in the Kingsway Town Center Overlay and subject further to the following: 
[a]	 Location of access driveways, landscaping and site plan design shall be compatible with the neigh-
borhood in which it is to be located. 
[b]	 No building or part thereof or any parking or loading area shall be located nearer than 50 feet to any 
street line or lot line. 

[14]	 Funeral homes and mortuaries, provided that the use is not permitted in the Kingsway Town Center 
Overlay; 
[15]	 Billboards, provided that the use is not permitted in the Kingsway Towns Center Overlay; that they 
are designed and constructed so that they may be viewed from the New Jersey Turnpike; and that they are 
not located within 750 feet of any other billboard; 
[16]	 Public transportation stations and shelters; 
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[17]	 Agriculture and horticulture, including farm markets; 
[18]	 Accessory uses and accessory buildings incidental to the above permitted principal uses; 

(b)	 Conditional uses. In the Kingsway Commercial or Town Center Overlay Districts, the following uses 
may be permitted as conditional uses: 
[1]	 Telecommunications towers and antennas, subject to the provisions of § 203-50. 
[2]	 Public libraries and museums, subject to: 
[a]	 Location of access driveways, landscaping and site plan design being compatible with the neighbor-
hood in which it is to be located. 
[b]	 No building or part thereof or any parking or loading area shall be located nearer than 35 feet to any 
street line or lot line. 
[c]	 A site plan in accordance with the Woolwich Township site plan requirements submitted to the Plan-
ning Board pursuant to its conditional use review authority (N.J.S.A. 40:55D-67). 

[3]	 Church or other place of worship subject to: 
[a]	 Location of access driveways, landscaping and site plan design being compatible with the neighbor-
hood in which it is to be located. 
[b]	 No building or part therefor or any parking or loading area shall be located nearer than 35 feet to any 
street line or lot line. 
[c]	 A parish house, rectory or parsonage which shall conform to the requirements for a single-family 
detached dwelling. 
[d]	 A site plan in accordance with Woolwich Township site plan requirements submitted to the Planning 
Board pursuant to its conditional use review authority (N.J.S.A. 40:55D-67). 

[4]	 Utility facilities, including telephone, water, sewer, electricity and gas, 400 square feet or greater in 
size, pursuant to the requirements of § 203-40A(2)(e) and (f). 

(c)	 Prohibited uses within the Kingsway Commercial and Town Center Overlays: 
[1]	 Sexually oriented adult entertainment, video, or book shops. 

(3)	 Bulk and area regulations. No waivers or variances shall be required to create a financial subdivi-
sion. A lot within a larger planned development may be subdivided and conveyed to an entity separate from 
the owner of the planned development, provided that the entire planned development is operated as a uni-
form development and is subject to reciprocal cross easements controlling access, parking, common area 
maintenance and the like. In the FOC District bulk standards are designed to encourage the consolidation of 
smaller lots into larger tracts and to promote integrated, planned development. The same concept applies to 
the Kingsway Commercial Overlay and to the Kingsway Town Center and the following standards shall ap-
ply in the overlays: 
(a)	 Minimum tract area, including the combined area of lands within both the Kingsway Commercial 
and Town Center Overlays: 100 acres. 
(b)	 Standards for retail or shopping center development in the Kingsway Commercial Overlay. 
[1]	 Minimum lot area: 25 acres. 
[2]	 Minimum aggregate street frontage. 
[a]	 Lots fronting on Rt. 322: 500 feet. 
[b]	 Lots not fronting on Rt. 322: 200 feet. 

[3]	 Minimum setbacks for buildings. 
[a]	 Front yard: 25 feet. 
[b]	 Side yard: 
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[i]	 Each, where applicable, not adjacent to a residential use or district: 25 feet. 
[ii]	 Each, where applicable, adjacent to a residential use or district: 75 feet. 

[c]	 Rear yard: 
[i]	 Not adjacent to a residential use or district: 50 feet. 
[ii]	 Adjacent to a residential use or district: 75 feet. 

[4]	 Maximum floor area ratio: 0.20. 
[5]	 Maximum total gross floor area (square feet). 
[a]	 Power center: 845,064. 
[b]	 Freestanding retail anchor store: 230,000. 

[6]	 Maximum building coverage: 0.20. 
[7]	 Maximum impervious coverage: 0.80. 
[8]	 Maximum building height; exclusive of parapet walls not exceeding a height of five feet: 42 feet. 

(c)	 Standards for office parks in the Kingsway Commercial Overlay: 
[1]	 Minimum lot area: four acres. 
[2]	 Minimum aggregate street frontage: 200 feet. 
[3]	 Minimum setbacks for buildings: 
[a]	 Front yard: 35 feet. 
[b]	 Side yard: 
[i]	 Each, where applicable, not adjacent to a residential use or district: 25 feet. 
[ii]	 Each, where applicable, adjacent to a residential use or district: 75 feet. 

[c]	 Rear yard: 
[i]	 Not adjacent to a residential use or district: 35 feet. 
[ii]	 Adjacent to a residential use or district: 75 feet. 

[4]	 Maximum floor area ratio: 0.25. 
[5]	 Maximum total gross floor area (square feet): 1,034,550. 
[6]	 Maximum building coverage: 0.25. 
[7]	 Maximum impervious coverage: 0.80. 
[8]	 Maximum building height, exclusive of parapet walls not exceeding a height of five feet: 60 feet. 

(d)	 Standards for the Kingsway Town Center Overlay: 
[1]	 Minimum lot area: 25 acres. 
[2]	 Minimum aggregate street frontage: 200 feet. 
[3]	 Minimum perimeter setbacks (not applicable to individual buildings). 
[a]	 Front yard: 35 feet. 
[b]	 Side yard: 
[i]	 Each, where applicable, not adjacent to a residential use or district): 35 feet. 
[ii]	 Each, where applicable, adjacent to a residential use or district): 75 feet. 

[c]	 Rear yard: 
[i]	 Not adjacent to a residential use or district: 35 feet. 
[ii]	 Adjacent to a residential use or district: 75 feet. 
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[4]	 Maximum floor area ratio: 0.25. 
[5]	 Maximum total gross floor area (square feet): 718,740. 
[6]	 Maximum building coverage, exclusive of outdoor sales areas not enclosed within a building: 0.25. 
[7]	 Maximum impervious coverage: 0.80. 
[8]	 Maximum building height, exclusive of parapet walls not exceeding a height of five feet: 60 feet. 
[9]	 Special design standards applicable to the Kingsway Town Center Overlay: 
[a]	 The Kingsway Town Center shall not require yard setbacks in the traditional sense. Building set-
backs and buffers shall instead be regulated from adjacent uses, streets and parking areas. 
[b]	 No setback is required from adjacent buildings, but when provided, buildings shall have a minimum 
separation of 25 feet. 
[c]	 Buildings shall be set back from contiguous adjacent lots by streets or a landscaped buffer, as herein 
defined, as shown on the approved general development plan or on a subsequent approved preliminary and 
final site plan. 
[d]	 Buildings shall be set back from US Route 322 by a landscaped buffer and screen, as herein defined, 
not less than 35 feet in width. The buffer shall be continuous, except for sidewalks, driveway and road 
crossings, and permitted signage. No surface parking lots shall be permitted between the buildings and this 
landscaped area. 
[e]	 Buildings shall be set back from any interior road as shown on the approved general development 
plan or on a subsequent approved preliminary and final site plan. The area between the building and the 
street shall be occupied by sidewalks, landscaping, including street trees, plazas, street furniture, lighting 
and permitted signage only. 

(4)	 Landscaping and buffers shall be in accordance with §§ 203-68 and 203-69; provided, however, that 
the applicant shall have the option of planting street and shade trees at an initial caliper of two inches to 2 
1/2 inches in return for providing 1.5 times the quantity of trees otherwise required. All other landscaping 
requirements of the Township Code, including compensatory plantings, shall be applicable, excepting only 
facade plantings as modified above. 
(5)	 In the event of a conflict between the maximum permitted impervious coverage and requirements of 
this subsection for landscaping off-street parking and loading and for vehicular and pedestrian circulation 
ways; the standards for landscaping, off-street parking and loading, and vehicular and pedestrian circulation 
shall take precedent over the standards for impervious coverage. 
(6)	 When parking structures are utilized, the height of the structure shall not exceed the height of the 
building that it is designed to serve, provided that said structure is not located within 100 feet of any street 
frontage. 
(7)	 Every development in the Town Center shall provide the following: 
(a)	 Pedestrian and vehicular connections with adjacent properties, to facilitate circulation. 
(b)	 A reduction in the number of curb cuts onto existing streets to the greatest extent practical, consistent 
with the principles of highway safety. 
(c)	 All developments shall be constructed in a uniformed architectural and building scheme and shall 
provide a unified landscaping and signage plan. 
(d)	 A coordinated storm drainage and common space plan shall be submitted and maintained by the 
landowner. 
(e)	 All uses in this district shall be subject to the design standards contained in § 203-49. In addition, the 
design of the development shall place particular emphasis upon pedestrian circulation and aesthetics, includ-
ing integrated architecture, landscaping and screening so as to ensure cohesive development. Mixed use 
buildings are permitted. The design shall be governed by the following criteria: 
[1]	 Architectural style of the development shall be designed to avoid the massive scale and uniform 
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impersonal appearances of a “big box” commercial center through facade ornamentation, building offsets, 
window treatments, variation in rooflines, entry treatments and building materials. 
[2]	 First floor activities that promote multiple pedestrian destinations, such as retail, restaurant, banking 
and entertainment uses, are to be encouraged. 

(f)	 All interior roads and collector drive aisles shall he private. When a zero building setback from the 
street is implemented, said private streets are required to have an effective cartway width of a minimum of 
24 feet. When on-street parking is proposed, an additional ten-foot width will be added to the cartway for 
each side of the street containing on-street parking. Sidewalks, street trees and other required landscaping 
shall be provided outside of this cartway. 
(g)	 Buildings shall be sited to form a progression of pedestrian-oriented open spaces, or promenades, 
with visual as well as pedestrian connections between such spaces. Vehicular circulation is permitted 
through these spaces, as is limited on-street parking. Parking lots are not permitted in these pedestrian areas 
and shall be screened by buildings or landscaping. Open air or enclosed pedestrian-oriented spaces shall act 
as connecters of buildings and shall contain such amenities as benches, water features, fountains, opportuni-
ties for entertainment, and seating areas to provide a sense of place and orientation for its users. 
(h)	 The following additional design standards shall be required: 
[1]	 The project shall strive to achieve the goal of a pedestrian-oriented village. 
[2]	 Loading facilities shall be provided in a manner that is not visually or functionally obtrusive to pa-
trons using the parking areas. 
[3]	 One or more squares or plazas shall be provided, which are meant to identify places where people 
would congregate. Such places should he designed and built as a park or gathering place, marked with spe-
cial pavements, shade trees, benches and other pedestrian amenities approved by the Township. The squares 
or plazas shall be the design focus of the development. 
[4]	 Walkways shall be provided as follows: 
[a]	 Walkways, not less than six feet in width, shall be provided along any building facade that is adja-
cent to a parking area or that adjoins a connecting passageway from a parking area to the pedestrian-oriented 
open space and walkways of not less than 10 feet shall be provided along any building facade that contains a 
main pedestrian entrance to the building. 

§ 203-72. Open space and greenway lands. [Amended 8-1-2005 by Ord. No. 2005-25] 
A.	 Intent. Protected open space and greenway lands (referred to herein as greenway lands) in all subdi-
visions shall meet the following standards. 
B.	 Uses permitted on greenway lands. The following uses are permitted in greenway land areas: 
(1)	 Conservation of open land in its natural state (for example, woodland, fallow field or managed 
meadow). 
(2)	 Agricultural and horticultural uses on uplands (not stream corridors or wetlands). Such uses may 
include raising crops or livestock; wholesale nurseries; associated buildings that are specifically needed to 
support an active, viable agricultural or horticultural operation, but excluding residences. 
(3)	 Pastureland for horses based on best management practices. 
(4)	 Forestry, in keeping with established best management practices for selective harvesting and sus-
tained-yield forestry. 
(5)	 Neighborhood open space uses such as Village greens, commons, picnic areas, community gardens, 
trails and similar low-impact passive recreational uses, specifically excluding motorized off-road vehicles, 
shooting ranges and other uses similar in character and potential impact as determined by the Board. 
(6)	 If greenway land becomes a public park: active noncommercial recreation areas, such as playing 
fields, playgrounds, courts and bikeways, provided such areas do not consume more than half of the mini-
mum required greenway land. Playing fields, playgrounds and courts shall not be located within 100 feet 
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of abutting properties. Parking facilities for the same shall also be permitted, and they shall generally be 
gravel-surfaced, properly drained and provide safe ingress and egress. 
(7)	 Water supply systems and stormwater detention areas designed, landscaped and available for use as 
an integral part of the greenway. 
(8)	 Easements for drainage, access, sewer or water lines or other public purposes. 
(9)	 Underground utility rights-of-way. Aboveground utility and street rights-of-way may traverse con-
servation areas but shall not count toward the minimum required greenway land. 
(10)	 Golf course as defined in § 203-5 of this chapter. [Added 12-5-2005 by Ord. No. 2005-39] 

C.	 Greenway design standards. 
(1)	 Greenway lands shall, whenever possible, be laid out in general accordance with the municipality’s 
greenways system and farmland preservation designated maps as included in the Woolwich Township Open 
Space and Recreation Plan of 2004 to encourage the development of an interconnected network of open 
space. The required greenway land shall consist of a mixture of primary conservation areas (PCAs), all of 
which must be included, and Secondary Conservation Areas (SCAs), which shall be included in the green-
way lands to the greatest extent possible. PCAs comprise floodplains, wetlands and slopes over 10%. SCAs 
include mapped areas showing high groundwater recharge (11 inches to 14 inches per year), natural heritage 
priority areas and critical habitat areas as designated by the landscape project, as well as other scenic, natu-
ral and historic features such as view sheds, natural swales and historic structures that may be unmapped but 
should be incorporated into site plans during the site visit. 
(2)	 In Option 1 subdivisions (as per §§ 203-40, 203-41 and 203-42), the greenway land comprises a 
minimum of 50% of the gross tract area. This land shall generally remain undivided and may be owned and 
maintained by a homeowners’ association, land trust, another conservation organization recognized by the 
municipality or by a private individual (typically as part of the original farmhouse). However, in no case 
shall less than 20% of the gross tract area be available for the common use and passive enjoyment of the 
subdivision residents, except at the discretion of the Planning Board. These ownership options may be com-
bined so that different parts of the greenway land may be owned by different entities. 
(3)	 Buffers for adjacent public parkland. Where the proposed development adjoins public parkland, a 
natural greenway buffer at least 150 feet deep shall be provided within the development along its common 
boundary with the parkland, within which no new structures shall be constructed, nor shall any clearing of 
trees or understory growth be permitted (except as may be necessary for street or trail construction). Where 
this buffer is unwooded, the board may require vegetative screening to be planted or that it be managed to 
encourage natural forest succession through no-mow policies and the periodic removal of invasive alien 
plant and tree species. 

D.	 Other requirements. 
(1)	 No portion of any building lot may be used for meeting the minimum required greenway land unless 
the lot is deed restricted as a country property prohibiting any future subdivision of the lot. Active agri-
cultural land with farm buildings, excluding areas used for residences, may be used to meet the minimum 
required greenway land. 
(2)	 Pedestrian and maintenance access, excluding those lands used for agricultural or horticultural pur-
poses in accordance with Subsection B(2) herein, shall be provided to public greenway land in accordance 
with the following requirements: 
(a)	 Each neighborhood shall provide one centrally located access point per 15 lots, a minimum of 35 
feet in width. 
(b)	 Access to greenway land used for agriculture may be appropriately restricted for public safety to 
prevent interference with agricultural operations, provided that access for farming operations is permitted. 
(c)	 Neighborhood greens. At the discretion of the Planning Board, four percent to six percent of the 
required greenway lands shall be in the form of neighborhood common greens. A neighborhood green will 
typically be a 44,000 square feet area, per 20 dwelling units, and shall be located internal to the developed 
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areas. A green shall be created and maintained as the open space around which dwellings are arranged. 
Dwellings shall face with the front facade of the dwelling in the direction of the neighborhood green with 
which they are associated, and at least 50% must front directly onto the green. Greens shall be landscaped 
according to the landscape provisions in § 203-68. 

(3)	 All greenway land areas that are not neighborhood greens, public park or farmed shall be left in a 
natural state. Greenway lands that are left in a natural state, whether held as public or private land, shall be 
exempt from the requirements of the Township Property Maintenance Ordinance, Editor’s Note: See Ch. 
143, Property Maintenance. with the exception of a six-foot wide buffer from roads, sidewalks and path-
ways. 

E.	 Permanent greenway protection through conservation easements. 
(1)	 In Option 1 subdivisions (as per §§ 203-40, 203-41 and 203-42), all greenway land provided shall 
be subject to permanent conservation easements prohibiting future development and defining the range of 
permitted activities. (For example, the clearing of woodland habitat shall generally be prohibited, except 
as necessary to create trails, active recreation facilities and to install subsurface septic disposal systems or 
spray irrigation facilities.) A list of permitted uses of greenway lands is contained in this section in Subsec-
tions B and D. 
(2)	 In Option 2 subdivisions (as per §§ 203-40 and 203-41) (country properties) where applicants volun-
tarily opt to develop their properties at densities conforming with Option 2 standards (average 10 acres per 
principal dwelling gross density in R-1 and average seven acres per dwelling gross density in R-2), and offer 
to place a restrictive conservation easement preventing future subdivision of the newly created parcels, the 
board shall review the proposed easements and shall accept them, provided their wording accomplishes the 
purposes of this section and is consistent with the Master Plan and the Open Space and Recreation Plan. 

F.	 Ownership of greenway land and common facilities. 
(1)	 Development restrictions. All greenway land shall be permanently deed restricted from future sub-
division and development. Under no circumstances shall any development be permitted in the open space at 
any time except for those uses listed in Subsection B. 
(2)	 Ownership options. The following methods may be used, either individually or in combination, to 
own common facilities. Common facilities shall not be transferred to another entity except for transfer to 
another method of ownership permitted under this section, and then only when there is no change in the 
common facilities or in the open space ratio of the overall development. Ownership methods shall conform 
to the following: 
(a)	 Fee simple dedication to the municipality. The municipality may, hut shall not be required to, accept 
any portion of the common facilities, provided that: 
[1]	 There is no cost of acquisition to the municipality; and 
[2]	 The municipality agrees to and has access to maintain such facilities. 

(b)	 Condominium association. Common facilities may be controlled through the use of condominium 
agreements. Such agreements shall be in accordance with relevant state law. All open land and common 
facilities shall be held as common element. 
(c)	 Homeowners’ association. Common facilities may be held in common ownership by a homeowners’ 
association, subject to all of the provisions for homeowners’ associations set forth in state regulations and 
statutes. In addition, the following regulations shall be met: 
[1]	 The applicant shall provide the municipality a description of the organization of the proposed asso-
ciation, including its bylaws, and all documents governing ownership, maintenance, and use restrictions for 
common facilities. 
[2]	 The proposed association shall be established by the owner or applicant and shall be operating (with 
financial subsidization by the owner or applicant, if necessary) before the sale of any dwelling units in the 



68 • Real Estate Market Analysis

development. 
[3]	 Membership in the association shall be automatic (mandatory) for all purchasers of dwelling units 
therein and their successors in title. 
[4]	 The association shall be responsible for maintenance and insurance of common facilities. 
[5]	 The bylaws shall confer legal authority on the association to place a lien on the real property of any 
member who falls delinquent is his dues. Such dues shall be paid with the accrued interest before the lien 
may be lifted. 
[6]	 Written notice of any proposed transfer of common facilities by the association or the assumption of 
maintenance for common facilities must be given to all members of the association and to the municipality 
no less than 30 days prior to such event. 
[7]	 The association shall have adequate staff to administer, maintain and operate such common facilities. 

(d)	 Private conservation organization or the county. With permission of the municipality, an owner may 
transfer either fee simple title of the open space or easements on the open space to a private nonprofit con-
servation organization or to the county, provided that: 
[1]	 The conservation organization is acceptable to the municipality and is a bona fide conservation orga-
nization intended to exist indefinitely. 
[2]	 The conveyance contains appropriate provisions for proper reversion or retransfer of ownership in 
the event that the organization or Gloucester County becomes unwilling or unable to continue carrying out 
its functions. 
[3]	 The greenway land is permanently restricted from future development through a conservation ease-
ment and the municipality is given the ability to enforce these restrictions. 
[4]	 A maintenance agreement acceptable to the municipality is established between the owner and the 
organization or Gloucester County. 

(e)	 Noncommon private ownership. At the discretion of the Planning Board, up to 100% of the required 
greenway land may be included within one or more large conservancy lots of at least 10 acres, provided the 
open space is permanently restricted from future development through a conservation easement, except for 
those uses listed in Subsection B, and that the municipality is given the ability to enforce these restrictions. 

(3)	 Dedication of easements to the municipality. The municipality may, but shall not be required to, 
accept easements for public use of any portion of the common land or facilities. In such cases, the facility 
remains in the ownership of the condominium association, homeowners’ association or private conservation 
organization while the easements are held by the municipality. In addition, the following regulations shall 
apply: 
(a)	 There shall be no cost of acquisition to the municipality. 
(b)	 Any such easements for public use shall be accessible to the residents of the municipality. 
(c)	 A satisfactory maintenance agreement shall be reached between the owner and the municipality. 

(4)	 Maintenance of greenway land and common facilities. 
(a)	 Unless otherwise agreed to by the board, the cost and responsibility of maintaining common facili-
ties and greenway land shall be borne by the property owner, condominium association, homeowners’ as-
sociation or conservation organization. 
(b)	 The applicant shall, at the time of preliminary plan submission, provide a plan for maintenance of 
greenway lands and operation of common facilities in accordance with the following requirements. 
[1]	 The plan shall define ownership. 
[2]	 The plan shall establish necessary regular and periodic operation and maintenance responsibilities 
for the various kinds of open space (i.e. lawns, meadow, pasture, cropland, woodlands, etc.). 
[3]	 The plan shall estimate staffing needs, insurance requirements and associated costs, and define the 
means for funding the maintenance of the greenway land and operation of any common facilities on an on-
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