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February 9, 1984

Mr. David Frizell, Esq
Frizell and Pozycki
P. 0. Box 24 7
Metuchen, N.J. 0884 0

Dear David:

RE: Colts Neck

Pursuant to your request, we have prepared a report
for the Orgo Farms property, analyzing the regional set-
ing and prepared the current zoning ordinance for fair
share allocation for low and moderate income housing in
Colts Neck.

We will be available to review our findings with
Colts Neck and the court.

Sincerely,

•''v, jT t

Carl E. Hintz
PP, AICP, ASLA

/pat

Box 1241 Princeton, New Jersey 08540 609/737 1930
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ORGO FARMS AND GREENHOUSES, INC. AND RICHARD J. BRUNELLI

vs.

TOWNSHIP OF COLTS NECK

Prepared by: Hintz/Nelessen Assoc.
P. O. Box 1241
Princeton, N.J. 08542

February 8, 1984

Carl E. Hintz P.P. #1217
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LOCATION IN THE REGION - SDGP

Limited Growth Designation (SDGP)

According to the State Development Guide Plan (SDGP), revised

1980, the limited growth areas of the state should meet the follow-

ing criteria:

• relatively poor accessibility to existing commuter rail

and highway facilities;

• low-density development with limited public water supply

and sewer services;

• absence of large concentrations of prime agricultural

lands located in semi-rural areas; and

• absence of concentrations of public open space and en-

vironmentally-sensitive land of statewide significance.

Colts Neck has major highway facilities as exhibited by the

"Transportation" Map (Page 37 of the SDGP). Route 18 is a major

link through three counties (Somerset, Middlesex and Monmouth) and

has just recently been completed through to the Garden State Park-

way. It is a major east-west link in Monmouth County. Route 34,

a state highway, also runs north-south through Monmouth County.

These two highways intersect at the plaintiff's property, providing

excellent accessibility to the region.
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The township's existing development pattern can certainly be

characterized as low density with limited public sewer water supply

and sewer services. According to the mapping found in the SDGP,

only small portions of the township, near Freehold Township, have

these facilities. The SDGP was a document prepared to guide future

investment of state money for these infrastructural facilities.

The plaintiffs do not seek federal or state funding for these fa-

cilities, but intend to construct sewer and water facilities so

that they are sized only to handle this project of 1,353 units, and

associated non-residential retail, service and office structures,

not providing for additional development in the township. This is

consistent with the SDGP, where on page 71 it states that "it is

ther desirable nor feasible to prohibit development" in limited

growth areas.

Judge Serpentelli, in his opinion re. Orgo Farms et al. vs.

Colts Neck et al. in October 1983, page 6, stated:

"a careful reading of Mount Laurel II provides clear sup-
port for the holding that a builder's remedy is not pre-
cluded as a matter of law in a limited growth area."

Another criteria for limited growth designation in the SDGP

is the absence of large concentrations of prime agricultural lands

located in semi-rural areas that also have the other designating

characterists. The SDGP planners differentiated areas that have

total "agricultural" designation. Colts Neck received a limited
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growth value, not agricultural.

Absence of concentrations of public open space and environ-

mentally-sensitive land of statewide significance is the other

"negative" factor to defferentiate between conservation areas and

these limited growth areas. The following two maps from the SDGP,

"Steep Slopes and Wetlands" and "Public Open Space," show these

factors are not present in Colts Neck.
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It is argued by Robert Clark, county planning director, that

the Swimming Brook Reservoir must be protected and that limiting

or eliminating growth will protect that supply. The plaintiff's

property is located outside the Monmouth County's Growth Manage-

ment Guide's designated environmentall-sensitive areas, and exist-

ing and proposed protection areas for the Swimming River Reservoir.

If this site is critical to that supply, why wasn't it deemed

sensitive on the Growth Management Plan? The reason is obvious —

there are methods of preventing pollutants from reaching that

reservoir and those techniques can be applied more readily to a

planned development through sil traps, settling ponds and basins,

skimmer traps, etc., than through conventional "sprawl" development

or horses deficating adjacent to streams leading into the reservoir

It is further stated by the county planner that the county is

desirous of preventing sprawl development. The kind of development

that has occurred in "dot" is located over existing development

(a gas station, Colts Neck Inn, antique store, etc.). The plain-

tiff's property would form part or all of that village since it is

the largest tract of vacant developable land near the intersection

of County Road 537 and Route 34. The property extends to the

Route 18 intersection, and its western boundary parallels the

business zone, with existing retail and service uses. These would

all be within walking distance of the proposed development. It is



a matter of the amount of development (i.e., number of units and

density), but certainly the location of a planned development at

this location is consistent with the county plan for concentrating

development at the Colts Neck village center.

In summary, the SDGP designates limited growth for Colts Neck

since the plan did not recommend spending additional dollars for

infrastructure (roads, sewer and water) needs in limited growth

areas. This did not preclude development from occuring in these

areas, but to reduce the amount of growth. (Page 7. Judge

Serpentelli, "The purpose of the Plan is to control growth - not

to eliminate.") The proposal made by Orgo Farms is not to extend

sewer and water from Freehold or other areas, opening up Colts

Neck to new development pressure. And it does not propose to

build these facilities at township, county, state or federal ex-

pense, but these costs will be borne by the developer. The sewer

and water will only handle the development of Orgo Farms and not

encourage "leap frog" or further development to occur inconsistent

with the limited growth policy. But it will build development to

accommodate "Mount Laurel II" households.

There does not need to be further public investment for

Routes 34 and 18. The limited access of Route 18 with a major

interchange adjacent to the property will maximize access to the



region while limiting negative impact on existing local roadways.

Colts Neck grew by 35.6% in the decade between 1970 and 1980,

or from 5,819 persons to 7,888. Between 1960 and 1970 the popula-

tion increased from 2,177 to 5,819, or a 167.3% increase.

The Orgo Farms development of 1,353 dwelling units, will

average 2.2 persons per unit, or a population of approximately

2,9 77. This represents an increase of 38% over 1980, however, since

the project will be phased, and built over several years, the in-

crease is very consistent with the past limited-growth trend in

Colts Neck. In fact, the sprawl-type development that both the

SDGP and County Planning Director are concerned with preventing

could be alleviated by a planned village development. The Growth

Management Guide for Monmouth County recommends a "village dot" at

the intersection of 537 and 34. The proposed Village Center at

Colts Neck (Orgo Farms) will fulfill both of these objectives of

village-concentrated development and certainly suburban sprawl.

The county projects a "village" of approximately 200 units of 600

persons to 1990. The county did not designate Colts Neck as a

town center because it is unique and should not have a town center

designation, although it has, in the opinion of HNA, all the

necessary land use and location to be considered a town center.

Closer examination of the county's growth management plan re-



veals a "village" designation immediately adjacent to plaintiff's

property. However, the conceptual Colts Neck can be defined as

being a classic example of sprawl — large lot, single-family

development. The proposal of the Village Center at Colts Neck is

concentrated planned development, not "sprawl" development.

While it is laudable to protect agriculture and the equine

industry in Colts Neck, as espoused by the county planner, the

SDGP never recognized any large blocks of prime agricultural lands

in Colts Neck. Further, farm preservation may be reasonable

through many areas of Colts Neck, however, the plaintiff's property

is surrounded on three sides by non-agricultural uses — a state

highway (Route 18) and beyond that, the Earle Naval Reservation,

on the western property line by largely commercial uses and Route

34, and on the northern side by single-family homes along Route

537.

Finally, the county seeks to limit growth in Colts Neck be-

cause it wants to see growth occur where there are utilities and

in the existing growth corridors. A proposal to build 1,353 units

on a 220± acre parcel in a township of 20,353 acres, only consumes

1% of the total land, yet will meet housing demand for all age and

income categories for some time to come. This will far better meet

sound planning principles than the existing development history of



Colts Neck where 2,150 housing units have consumed more than ten

times the amount of land as proposed by this development, yet have

only produced housing for middle-to-high income.

This development can be contained without public investment

of utilities, but making use of the existing attributes of a school,

shopping and service facilities, close job opportunities, and pre-

vious investments of millions of dollars in state highways.

The Tri-State Regional Planning Commission designated the

general area between Route 18 and the intersection of Highway 34

and 537 as an Urban Lands area with a suggested density of 2.0 to

6.9 dwelling units per acre. The subregional map prepared by

Tri-State on October 4, 1978, showed the growth area to coincide

with the "village" area designation of the county and Argo Farms

property. In keeping with sound planning principles, this growth

area was surrounded by very low-density development of 0.5 dwell-

ing units per acre. It is the opinion of HNA that this is logical

and sound planning, particularly in response to the access, loca-

tion and environmental suitability. These physical characteristics

particularly make this site suitable to provide MMt. Laurel" type

housing in a small planned unit development.

The Tri-State Regional Development Guide 1977-2000 developed

the above recommendation for this site area after computer-analyz-



ing pertinant land characteristics including poor lands for build-

ing, prime farmlands, headwater areas, and catchment areas. The

recommended open-land uses surrounding the site are farms, wood-

lands, preserves, parks or new residences with two or more acres

of land per unit.

The Tri-State Planning Commission, the Monmouth County Planning

Board, HNA and even the Colts Neck Master Plan, agree that this

general "village-center" area is the logical growth area in the

township.

The affidavit of William Queale primarily endorses the con-

clusions and policies made by Robert W. Clark, Director of the Mon-

mouth County Planning Board.

Mr. Robert W. Clark states in his affidavit of January 1984

that (page 6, #16) "The growth area should be located west of the

ridge line that crosses Route 537 as anything east of that line

draws into the reservoir." Mr. Queale in his affidavit simply en-

dorses this recommendation. This line is 1.5 miles beyond the

Colts Neck municipal boundary. If not draining into the reservoir

was of such concern, why then did the township approve, and the

county approve, large subdivisions with large lawns, and long

lengths of roadways, where storm water leads to the reservoir?
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Mr. Queale concludes in his affidavit, "...move the line desig-

nating the growth area westward, bearing in mind that the new loca-

tion of the line is within the intent of the SDGP and best serves

recognized and vital planning concerns." It is the conclusion of

HNA that "vital planning concerns," not draining into the reservoir,

is, in fact, contrary to current practice in the township. This

makes Mr. Quaele's statement at the minimum, arbitrary.

Reviewing all the available information, including county re-

ports, SDGP, current master plan and zoning ordinances of Colts

Neck, affidavits, etc., it is the conclusion of HNA that the Vil-

lage Center area (537/34/Route 18) is the logical growth area in

the township, and development of this area as a P.U.D. would embody

the right quality planning principles. The area is adjacent to an

under capacity limited access freeway, and will have great region-

al access. The area is near jobs, in Colts Neck, Holmdel and

Freehold, some of the largest employers in Monmouth County.

A planned development area here would concentrate growth and

prevent urban sprawl. The area is adjacent to bus, commercial and

a school. An additional small neighborhood shopping area is pro-

posed by the County Growth Management Plan.

The development in this area is consistent with growth areas

recommended in the County Growth Management Plan. Mr. Robert W.



Clark states, "Development should be targeted for village centers

or town centers, or growth areas. Colts Neck should be in a

limited growth area, except for a village center, which is situa-

ted at the intersection of County Route 537 and Route 34 in the

Township of Colts Neck." (page 2)

This area is consistent with the growth areas recommended in

the Tri-State Plan.

A small P.U.D. in this growth area, Orgo Farms, would have

the highest quality pollution control devices, techniques, in con-

formance with highest engineering standards.

A more concentrated development pattern allows greater control

of drainage than scattered site developments. This small planned

unit development would have its own water and sewage-treatment

facilities.

It is the opinion of HNA that development in this area is

consistent with the intent of SDGP.

In conclusion, the site location for the proposed Village

Center at Colts Neck is ideally suited with regard to its regional

accessibility, its environmental suitability and its potential

ability to fulfill the objective of providing a logical location



for low and moderate income housing, a village center as recommend-

ed by three major governmental planning agencies with a range of

housing types, commercial and job opportunities. The planned de-

velopment will have its own adequate water and sewer system and will

contain the highest quality environmental control measures to guaran-

tee high-water quality of roads immediately adjacent to the actual

reservoir.

The current master plan reprinted in 1979 on Plate 8 indicates

lot subdivision. Comparing this to the revised (March 1981) cur-

rent zoning ordinance indicates several new subdivisions were ap-

proved and in all probability built upon. The Beaver Dam Road and

Runwood Land subdivision front directly on the reservoir as does

the Lovett Road subdivision.

The Partridge Way, Black Briar, Pilgram Way subdivision and

eight other new subdivisions all drain into the reservoir.



-19-

ANALYSIS OF ZONING ORDINANCE

HNA in February 1984 purchased a copy of the current Colts

Neck zoning ordinance (revised to 3/1/81). The zoning ordinance

provides for six zones, of which three are residential, one is

industrial and one is business. The zoning in Colts Neck is pri-

marily A-l with a minimum lot size of 88,000 sq. ft. There are

several smaller zoned areas, primarily A-2 and A-3 requiring 40,000

and 30,000 minimum lot sizes, but these are typically existing

built-up subdivisions. The "D" Zone or laboratory and light in-

dustrial is minimal. The business zone "B" is concentrated around

the intersection of Route 537 and 34, and forms a boundary line

with the Orgo Farms property. The residential zoning in the town-

ship provides no opportunity for the construction of low and

moderate income hosuing. The township's zoning ordinance is de-

signed to perpetuate the exclusionary pattern of development.
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FAIR SHARE METHODOLOGY

AND ALLOCATION CRITERIA
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The methodology to determine a municipality's "fair share" of

the region's present and prospective low and moderate income households

was generated by HNA after reviewing "Fair Share" analysis methodolo-

gy used by the New Jersey Division of State and Regional Planning,

"A Revised Statewide Housing Allocation Report;" "The Branchburg

Township Fair Share Housing Report" prepared by Clarke and Caton

(November 1983); the expert report on Mt. Laurel II issues in"Urban

League of Greater New Brunswick vs. Borough of Careret et. al." pre-

pared by Alan Mallach (December 1983);"Housing Allocation Analysis:

A Proposed Fair Share Allocation Method" prepared by Harvey S.

Moscowitz;"Manalapan Township Fair Share"Report prepared by Prof.

Anton C. Nelessen (1978);"Chapter 7 Introduction to the Fair Share

Concept," Mount Laurel II, Challenge and Delivery of Low-Cost Housing

prepared by the Center for Urban Policy Research; and, finally and

most importantly, the text of the Mt. Laurel II N.J. Supreme Court

decision.

It is the opinion of HNA, after reviewing all the above docu-

mentation and discussing their methodology with planners and attorneys,

that the most comprehensive analysis to date of the present and pro-

spective needs on a statewide basis has been completed by the Center

for Urban Policy Research (CUPR). The analysis and conclusions gen-

erated in this book, CUPR, with regard to the aggregate demand for

present and prospective Mount Laurel-eligible households, and the di-

vision of the state into major regions, which correspond to the di-

rectives of Mount Laurel II, has been adopted by HNA.
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The justification for the distribution of the counties into

various housing regions is included in pages 33-81 of the CUPR's

study, while the present and prospective household demand is develop-

ed between pages 82 and 140. These have been attached as an appendix

to this report.

The CUPR estimates that aggregate demand for the state of New

Jersey is 334,093 units, with a present demand for 120,160, and a

prospective demand to the year 2000 of 213,933 units.

The methodology used by HNA to distribute this aggregate de-

mand to appropriate municipalities within designated regions was

based on a formula outlined in the "Mt. Laurel II" decision:

"Formulas that accord substantial weight to employment op-
portunities in the municipality, especially new employment
accompanied by substantial ratables, shall be favored;
formulas that have the effect of tying prospective lower
income housing needs to the present proportion of lower
income residents to the total population of a municipality
shall be disfavored; formulas that have the effect of un-
reasonably diminishing the share because of a municipality's
successful exclusion of lower income housing in the past
shall be disfavored." (92 N.J. at 256).

The formula used by HNA is as follows (see technical appendix, data

base, regional variables):

(16) + (£8) + (v4) + (h5)
5

(j2) - Municipalities1 share of the region's total covered jobs

expressed in percentage of region as reported by Covered

Employment Totals, N.J. Department of Labor, 1981.
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(j6) - Municipalities1 share of the region's increase in covered

(2)

jobs between 1972 and 1981 expressed in percentage. '

(&8) - Adjusted developable land includes the vacant developable

lands defined in the Revised Statewide Housing Allocation

Report, and land under "farm assessment," as tabulated by

the New Jersey Department of Taxation.

In the Housing Allocation Report prepared by New Jersey

Division of State and Regional Planning, May 1978, vacant

developable lands exclude wetlands, flood areas, excessive

slopes, state-owned lands and qualified agricultural

lands. These figures have been revised by HNA to exclude

any additional land which since 1978 has been purchased

or, by other legislative action, has become state land

(Pineland Preservation/Protection Areas).

Including land under farm assessment provided the op-

portunity to determine the toal potential developable

land in each municipality as a separate factor. The

use of this factor weighs the future distribution of

low and moderate income households towards those muni-

cipalities in growth areas which are land-rich. Those

municipalities which were designated in the State De-

velopment Guide Plan as completely in an "agricultural",

"conservation" or "limited growth" area, or those

municipalities which have neither vacant developable

land (as computed by the Statewide Housing Allocation
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Report) nor agricultural-assessed land were excluded

from the HNA municipal allocation formula. These

municipalities would only have to provide for their

internally-generated or "indigenous" need for low and

moderate income housing units. This allocation formula

also limited the responsibility of providing additional

low and moderate income housing to existing urban built-

up areas if they had or were assigned zero vacant de-

velopable land.

(v4) - Economic Capacity Indicator. ECI is a measure of local

economic capacity of a municipality to absorb the service

demands generated by the development of new housing. To

determine economic capacity, the equalized value for each

municipality was taken from the county divisions of taxa-

tion for 1983 (VI in the data base). The population per

municipality was taken from the 1980 U.S. Census. Dividing

total equalized value per municipality by populations per

municipality provided a comparative measure of each munici-

pality's economic capacity on a per-person basis. Older,

deteriorated urban areas typically have the lower value per

capita. The more exclusive communities typically have a

higher value per capita. HNA used this value per munici-

pality to determine the potential distribution of the

economic capacity on a regional basis. Each municipality

was weighed equally.
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Municipalities with a higher economic capacity, or being

more affluent, will better be able to absorb supportive

expenses due to new development. Correspondingly, those

municipalities with lower economic capacity are less able

to absorb these supportive costs and have been given,

therefore, a lower weight in the allocation formula.

This factor cannot by itself be used, but must be used as

a fair share distribution factor in combination with the

other indicators in the formula.

(h5) - Adjusted households is a factor expressed in percent of

the region. Certain municipalities have a high percentage

of households above moderate income. This indicates past

exclusionary practices of municipalities and seeks not to

penalize those municipalities which have a high percentage

of existing low and moderate income households and a high

percentage of existing, publically-assisted housing units.

The total number of households in each municipality was

determined using the 1980 U.S. Census. From this number

was subtracted the number of low and moderate income

households computed from the 1980 U.S. Census, median

household income. The 0-50% and 50% to 80% of median in-

come definitions of low and moderate, respectively, used

in Mt. Laurel II were applied. The total number of assisted
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housing units in each municipality was further subtracted

from this subtotal (total households - number of house-

holds of low and moderate income - number of assisted

households). Each municipalities1 remaining households,

expressed as a percentage of the region, became th-i final

factor in the allocation formula.

Two factors in the allocation formula measure local advantage/need

using jobs as the indicator. Two factors in the allocation formula

use land as an indicator, one factor uses past exclusionary practices

reflected as an indicator of non-low and moderate income households and

the final factor uses local economic capacity.

The total of these factors was divided by six, giving each factor

an appropriate equal weight. A final allocation ratio was then determined

and this was then assigned to the region's total present and prospective

"Mt. Laurel" housing need.

A controlling factor in the final allocation is potential land

holding. As an example, if a municipality only had 100 acres of remain-

ing developable land, and was assigned 200 units as their "fair share",

this land would have to hold 1000 units. The 200 units being 20% of the

total. This would be a resulting density of 10 d.u./ac.

HNA recommends that a density range of 8-16 d.u./ac. be used as the

holding capacity for developable land. This final control factor in the
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allocation formula insures a rational distribution of the regional need

and does not overburden the land in those municipalities which have a

small amount of remaining land.
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NOTES

The covered employment data published by the New Jersey Department

of Labor refers to that part of the labor force subject to the

New Jersey Unemployment Compensation Law. Essentially, this

covers all jobs with yearly remuneration of $1,000.00 or over.

Some important exceptions should, however, be noted. Namely,

(a) certain categories of agricultural labor; (b) the self-em-

ployed; (c) federal employees, including both the military and

civilians employed on military bases; and (d) employees of a

church, or of elementary or secondary schools operating under

church charter; as well as a number of other categories of

smaller significance.

These exceptions to covered employment data suggest that the data

should be viewed with caution, particularly at the municipal

level. If one of the major employers in a municipality falls in-

to one of these categories, e.g., a military base, then the

covered employment figures may not be adequate without further

adjustments.

* ' Because New Jersey laws defining covered employment have been

amended on several occasions, certain inconsistencies in the

historical series are also unavoidable. Employment coverage

was expanded significantly in 1969, 1972 and again in 1978,

whereas in 1981 some 10,000 jobs lost coverage. These incon-
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sistencies raise problems which are particularly significant

at the municipal level.

Source; New Jersey Department of Labor, Office of Research and
Planning, New Jersey Covered Employment Trends, annual pub-
lication.
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COLTS NECK TOWNSHIP

FAIR SHARE ANALYSIS
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To determine the present and prospective low and moderate in-

come housing need for Colts Neck Township, a regional analysis was

conducted. The region used in the analysis comprises Ocean and

Monmouth Counties. The justification for using these two counties

as the region is clearly and analytically presented in the current

Rutgers Center for Urban Policy Research and the N.J. State League

of Municipalities publication entitled Mount Laurel II. Challenge

and Delivery of Low Cost Housing (December 1983) Pages 33 to 81:

"The Definition of a Housing Region." It is the opinion of HNA,

that the overlaying determinants of comparable housing market areas,

inter and intra bi-county region, journey-to-work commuter patterns,

the diversity of socio-economic population characteristics, the

presence of built-up and non-built-up areas, the ranges of affluence

and the availability of data for this bi-county region from the U.S.

Census and county planning boards, justifies Monmouth and Ocean as

the logical region from which the Colts Neck fair share of present

and prospective low and moderate income households can be determined

The 1980 U.S. Census of Population and Housing indicates that

in Monmouth County, 71% of the residents living in the county work

within the Monmouth/Ocean County region.

The Center for Urban Policy Research indicates that if out-of-

state commuters are removed from the sample and the travel patterns

of in-state workers are exclusively viewed, 94.8% of all workers in
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the Monmouth/Ocean region, live in the Monmouth region. The average

travel time is 18.3 minutes.

Once this region for Colts Heck was proposed, meetings were

held with directors and staff members of Ocean and Monmouth Counties

planning boards, informing them of our intention to prepare a fair

share analysis, explaining our proposed methodology and requesting

their cooperation in gathering the necessary information.

To determine Colts Neck's regional fair share, an equation was

generated, which determined its fair share as a percentage

of the regional data variables. All data was generated from primary

sources and programmed into an IBM computer memory. The following

data variables and sources were used:

1. 1970/1980 U.S. Census of Population per municipality.

2. Covered jobs for 1982 per municipality, N.J. Department of

Labor.

3. Covered jobs for 1971 per municipality, N.J. Department of

Labor.

4. Equalized county real property value for 1983, Monmouth and

Ocean Counties' Divisions of Taxation.

5. Vacant developable land, as generated from a Revised State-

wide Housing Allocation Report for New Jersey (HAR), New

Jersey Division of State and Regional Planning.
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6. Land in Pineland conservation/protection areas generated by

the Pinelands Commission.

7. Farmland - Land under Farm Assessment for 1983, N.J. Depart-

ment of Treasury.

8. Number of households, 1980 U.S. Census.

9. Number of households per income category, 1980 U.S. Census.

10. Median household income, 1980 U.S. Census.

11. Growth area analysis, State Development Guide Plan (SDGP).

There are 87 municipalities in Monmouth and Ocean Counties; 53

in Monmouth and 34 in Ocean.

For the purpose of our allocation formula, certain of these

municipalities were grouped based on recommendations of the staff

of the county planning boards. One of the prime examples of this

is the Englishtown - Manalapan grouping. Certain municipalities

were grouped, because locations of covered jobs are based on post

office addresses, and some jobs, which are actually in Manalapan,

use the Englishtown post office address and are, therefore, enumerated

within Englishtown. A second fact, which reinforced the grouping of

certain municipalities, was when a small borough with a post office is

completely surrounded by a larger municipality, sometimes of the

same name, as an example, Freehold Borough and Freehold Township.

These two municipalities were also grouped to determine their final fair



-34-

share allocation. Combined were Englishtown and Manalapan, Farming-

dale and Howell, Freehold Boro and Freehold Township, Shrewsbury and

Shrewsbury Township, Lakehurst and Manchester. If the court so wishes,

these municipalities can be disaggragated, but it is the opinion of

HNA and the county planning staffs that these municipal groupings are

logical and reasonable.

The data for each municipality was programmed into the computer

to indicate both the actual numerical data and the percentage of the

region that is represented. This percent-of-region methodology al-

lowed HNA to generate an allocation factor to be applied to each

municipality or grouping.

POPULATION

In 1980 Colts Neck had a population of 7,888, representing just

junder one percent (.93) of the bi-county region's total population.

In the past ten years, Colts Neck grew by 2,069 persons, a 35.6 per-

cent increase, representing just above one percent (1.16) of the re-

gional population gain.

Regarding the age structure of this population, it should be said

that Colts Neck ranks among the five municipalities with the highest

percentages of their population under 5 and between 5 and 19 years of

age, and also among the five municipalities with the lowest percentage

of their population over 65.
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Colts Neck's population is grouped in 2,151 households, at an

average of 3.67 persons per household, significantly above both the

county's average (2.96 persons/household) and the bi-county region-

al's average (2.85 persons/household), and second in the region.

Of these 2,151 households, 132 and 157 are, respectively, moderate

and low income, 6.1 percent and 7.3 percent of the municipality's

total number of households. But while the region as a whole con-

tains 39.5 percent of its households in the low and moderate income

category, Colts Neck contains only 13.4 percent, or about one-third

of the regional average. And while Colts Neck contains .72 percent

of the region's households, it only houses .25 percent of the region's

low and moderate income households, again about one-third of the re-

gional average. These variations around the regional average clearly

suggest the existence of exclusionary practice.

It should also be added that, with a net density of only .39

persons per acre, Colts Neck ranks as the third lowest density

municipality in the county, considerably below the majority of other

municipalities. Coincidently, Colts Neck also ranks third in the

county in terms of its dwelling units per acre density.
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JOBS

Job growth is a major criteria in determining the municipality's

fair share allocation. If a municipality has a lower regional share

of job growth, it should have a lower numerical obligation to satis-

fy the regional housing need. Job growth in a municipality means a

commensurate obligation to satisfy the regional housing need.

Existing jobs in a municipality, expressed as a percentage of

the total regional jobs in 1981, was a second factor used in the jobs

category for the allocation formula. This factor became particularly

important for those municipalities which had a high percentage of

total jobs and a low proportion of low and moderate income households.

Colts Neck had 532 covered jobs in 1972 and 743 in 1981, or a

39.7 percent increase. This increase represents .38 percent of the

regional job growth, which parallels the municipality's .39 percent

of total regional employment.

As indicated earlier (p. 20, Fair Share Methodology and Alloca-

tion Criteria section), covered employment data is not always the

most adequate data when examining employment and employment change

at the municipal level. The categories of workers which are excluded

from this data-base (federal employees, church employees and teachers

at church-chartered schools, certain agricultural labor, the self-

employed and others) can, if grouped, constitute a significant share
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of a municipality's labor force.

Colts Neck is a perfect example of these limitations, with the

700 civilian and 420 military - neither of which are covered —

stationed at the Naval Weapons Station Earle. Even if only the

civilian portion of Earle*s labor force is taken into account, it

virtually doubles the municipality's labor force. It is difficult

to assess how employment has grown at Earle, given the absence of

published sources, but the Public Affairs Office at Earle indicates

that employment at Colts Neck will continue to grow in the near

fugure.

The use of covered employment data in the allocation model

must be viewed, then, taking these potential caveats into account.

In the case at hand, Earle Naval Station ranks as the 15th largest

individual employer in Monmouth County, if only civilian employees

are counted (if the military are included, it climbs into 8th).

The only other military employer with more than 100 employees (top

56 major employers in the county)* is Fort Monmouth Army Base. In

Ocean County there are two major military employment centers: Fort

Dix and the Naval Air Engineering Center at Lakehurst. It would,

therefore, seem that, if the figures for military employers in the

region were added to the covered employment data, only a very few

municipalities would see their employment numbers altered signifi-

*
Source: Monmouth County Planning Board, July 1983.
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cantly, among which one would find Colts Neck
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LOCAL DEVELOPMENT POTENTIAL

The amount and quality of land available for development is an

additional factor used in the allocation formula. Simply put, the

greater the amount of vacant developable land, the greater the fair

share allocation. The percentage of total regional vacant develop-

able land was determined by using the "Revised Statewide Housing Al-

location Report for New Jersey," housing allocation criteria data.

This is the only consistent data on vacant developable land that

HNA could find to be acceptable for this factor in the calculation.

Ocean County has recently updated their Master Plan and has mapped

out vacant developable land, but Monmouth County has not. There-

fore, the vacant developable land tabulated in the N.J. State

Housing Allocation Report was used as a base. This data could not

be used for those municipalities which are now in the Pineland Pro-

tection or Preservation areas, and were not subtracted as part of

Public Lands in the HAR's vacant developable land calculations.

This has occurred because the Pinelands Act postdates the HAR. To

correct for this, HNA telecommunicated over several days with the

Pinelands Commission and the Ocean County's representative to the

Pinelands Commission to determine the amount of additional land

which could no longer be developed. These numbers were subtracted

from the Vacant Developable Land in the HAR to determine a revised

vacant developable land figure. A percentage of the regional total of

vacant developable land was calculated with the aid of the computer
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for all municipalities in the region. Colts Neck has 5,854 acres

or 2.95% of the regional total of vacant developable land. That

figure excludes all wet lands, all public lands, all built-up lands,

qualified farmland and land with greater than 12% slope.

Much of the qualified farmland in any developing municipality

is owned by developers, speculators or farmers who wish to sell land

for retirement or other financial needs. It is the opinion of HNA

that this farmland is developable and an additional factor to be

used in the allocation formula. This factor is total available de-

velopable land. This places additional weight on land availability

when assigning the fair share. Without this factor, more weight is

given to the other factor of local economic capacity and past ex-

clusionary practices. There are certain municipalities, which,

because of their total agricultural designation in the N.J. State

Development Guide Plan, have been dropped out of the allocation pool

and, therefore, need only provide their indigenous (or internally-

generated) needs. These municipalities are Roosevelt, Upper Freehold,

Millstone and Allentown. All other municipalities contain growth

areas and must absorb their fair share based on total available de-

velopable land.

Total available developable land was generated by adding the re-

vised vacant developable land acreages to the land which qualifies for

farm assessment. This acreage figure reflects the total developable
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land from which has already been subtracted all public land, wet

lands, built-up areas and environmentally sensitive soil areas.

It is the opinion of HNA that this acreage and corresponding

percent of regional developable land per municipality represents a

more realistic factor to assess regional need. This factor adds

additional weight to availability of land as an indicator of the

need to absorb low and moderate income units. The data indicates

that Colts Neck has 14,941 acres of adjusted vacant developable

land, or 4.84 percent of the regional share. This is also a good

76 percent of the municipality's total taxable land.

There are several other municipalities, which have zero vacant

developable land and, therefore, were assigned "0" allocation. They

have been assigned zero ir the Revised Statewide Allocation Report

tabulating vacant developable land, and they have zero qualified

farmland. These municipalities include: Barnegat Light, Bayhead,

Beachhaven, Engleswood, Harvey Cedars, Highlands, Keansburg, Keyport,

Lavallette, Long Beach, Manasquan, Manto1oking, Matawan, Point

Pleasant Beach, Seaside Heights, Seaside Park, Ship Bottom, Shrews-

bury Township, Spring Lake Heights, Surf City and Union Beach.
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LOCAL ECONOMIC CAPACITY

The higher the local economic capability, the greater the abili-

ty of a municipality to afford some of the expenses associated

with providing low/moderate income households with housing, housing

services and quality community facilities. T h e opinion of HNA

parallels that of the Center for Urban Policy Research. Value per

capita represents "economic capacity of municipalities to absorb the

service demands generated by the development of new housing, if direct

subsidy, tax abatement or other fiscal assistance measures are associ-

ated with housing, new low-income households or these households re-

quire more or specialized public services, a more affluent community

will be better able to absorb such supportive expense" (p. 398).

HNA used a combination of factors of total equalized property value

and population to determine local economic • capability.

The taxable value per capita was computed using the 1980 U.S.

Census of Population and the 1983 County Equalized Valuation as taken

from the Abstract of Ratables 1983 for the two counties' Boards of

Taxation. The total equalized value per municipality was divided by

the population. Once the computer determined the per capita value

per municipality, the percentage of the region's per capita value

was computed. Colts Neck's 1983- County Equalized Valuation is

$313,065,040, or 1.37 percent of the regional total.
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The taxable per capita value is $39,689 in Colts Neck, well above

the $26,934 regional average.
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CONCENTRATIONS OF LOW AND MODERATE INCOME HOUSING AND ASSISTED HOUSING

An objective in the fair share allocation formula is to foster

dispersal away from locations with prior concentrations of affordable

and/or subsidized housing units. A factor was generated in the allo-

cation formula used by HNA to accomplish this objective. The court

stated:

"formulas that have the effect of unreasonably diminishing
the share because of a municipality's successful exclusion
of lower income housing in the past should be disfavored.11

This factor in the allocation formula has three stepsi Determin-

ing total households, subtract existing low and moderate income house-

holds and subtract existing assisted housing units. The amount of-

existing assisted housing and the higher concentration of low and

moderate income households in the various municipalities is included

in the allocation formula to meet the court's objective. These

indicators attempt to direct allocation away from areas of high con-

centrations of low and moderate income or subsidized housing and to-

wards those municipalities which have previously been exclusionary.

The rationale behind this criterion, is that, (1) the poor should

be dispersed rather than concentrated in any particular geographic

location and/or (2) locations which have existing high levels of

housing for the poor are already doing a part or their full fair

share•

To determine this factor in the allocation formula, the total

numbers of households per municipality were taken from the U.S.
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Census and disaggragated by income levels. 1980 median household

income was used to delineate households into both low and moderate

income households. Low-income households are those whose income is

0 to 50% of median household income and moderate is defined as be-

tween 50% and 80% of median income.

The 1980 regional median income, median income for

both counties were combined and a simple average median household

income for the region was determined. This methodology allowed

HNA to determine the percentage of households for each municipality

in the bi-county region which are below and above the 1980 median income

It further allowed HNA to- array those households in the low-income cate-

gory and those in the moderate-income category per municipality and

as a percentage of the region. The 1980 Median Household Income

(MHI) for Monmouth County derived from the U.S. Department of Housing

and Urban Development is $24r526, and the Median Household Income

(MHI) for Ocean is $18,800.

OCEAN (MHI) + MONMOUTH (MHI) * REGIONAL (MHI)

2

$24,526 + $18,800 m $ 2 1 f 6 6 3

2

Based on this figure of $21,663, low income would be defined as

between 0 and 50% of this regional averaged median or between $0 to

$10,831.50. Moderate-income ranges between 50% and 80% of this re-

gional averaged median, or $10,832.06 to $17,330.00.
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This median-income figure is raised slightly to $22,303 if the

total median household income is divided by total households. As

mentioned earlier, based on the 1980 regional median household in-

come of $21,663, Colts Neck contained .72 percent of the region's

households and only .25% percent of the region's low and moderate

income households.

The allocation formula used by HNA directs future allocations

away from those municipalities which have large amounts of existing

subsidized or assisted housing (e.g. Asbury Park has approximately

25% of the region's assisted housing) by subtracting the number of

assisted housing units from the total number of households, and di-

rects it towards those municipalities within the growth area vrhich

have no assisted housing units. The amount of assisted housing per

municipality was provided by the Monmouth and Ocean Counties'

Planning Boards, respectively.

Colts Neck has no assisted public housing. From December 1973

to December 1981, 374 single-family units were built in Colts Neck;

during the same timeframe, no multi-family units were constructed.

Colts Neck rates among the municipalities with the highest ratios

of single-family (96.4%) to multi-family (3.6%) housing in the region

It also presents one of the lowest vacancy rates (3.1%).
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THE REGION'S PRESENT AND PROSPECTIVE NEED

The present housing need for the Colts Neck region was determined

by using the criteria of physical condition (overcrowding, lacking

plumbing facilities, etc.), housing costs (where housing costs to

income ratios are above 25%) and location (where the housing unit was

poorly sited in relationship to the householder's place of work).

The current regional housing deficiency for existing low and

moderate income households was determined by using the 7 basic vari-

ables from the U.S. Census of Population and Housing, which describes

housing quality:

1. Year built, prior to 1940 or after 1940.

2. Persons per room or overcrowding; more than 1.01 persons

per room.

3. Units which lack exclusive access.

4. Units lacking exclusive plumbing facilities.

5. Units lacking complete kitchen facilities.

6. Units lacking central-heating facilities.

7. Units in structures four stories or greater which lack

elevators for the top floors above three stories.
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The present housing need for the Colts Neck region is 4,960

units. It is the opinion of HNA based on the work completed by the

Center of Urban Policy Research that this need is reasonable (see

page 115 of the CUPR Study in appendix to this report).

The prospective housing need for the East Central region, as

determined by the Center for Urban Policy Research, is 43,086 units

by the year 1990, with an additional 36,868 units by the year 2000.

The East Central region has thus a total need of 48,046 units

(present and prospective) by the year 1990 and 84,914 units by the

year 2000.

Applying the allocation formula prepared by HNA to prospective

and present regional housing need as prepared by the Center for

Urban Policy Research, Colts Neck's fair share is 961 (862 + 99)

units for the year 1990 and 1,698 units for the year 2000.

The allocation formula is:

(£8) + (v4) + (h5)

f = Colts Neck's fair share ratio of the regional need.

Low and Moderate Income Housing Need

Present To 1990 1990-2000

Colts Neck 99 862 737
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In a current "Fair Share Housing Report - Branchburg Township"

prepared by Clarke and Caton for Judge Serpentelli in November 1983,

it was suggested that any base figure for current need should include

vacancy as a component of present need (p. 18). The "Caton report"

suggests that the vacancy ratio for rental housing should be 5% and

for owner-occupied housing or for-sale housing, 1.5%; this vacancy

factor could be added as an appropriate percentage in relationship

to unit type (owner vs. renter).

In Monmouth County, based on 1980 U.S. Census, there are 170,130

households of which 52,145, or 30.65% are renters.

In Ocean County there are 128,304 households of which 21,896,

or 17.06% are renters.

It must be noted that present need as projected by the Center

for Urban Policy Research assumes that "those income-constrained

Mount Laurel households living in 1980 in sound housing, but whose

rent-to-income ratio are in excess of 25% are assumed to occupy this

housing at these costs" (p. 90).

The present need would thus increase if these households were

included therein.
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Now that this number has been calculated, the next step, if any,

would be to determine what percentage of this need could be absorbed

using the current zoning ordinance and what is the total amount of

new housing that would have to be built if 20% of any new de-

velopment was devoted to low and moderate income housing.



TECHNICAL APPENDIX -
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1, 530
3,942
11,527
12,943

' 172
33

303
5,213
2,697

465
5,269
6,651

477
1,547
' 340
159
791
T-l ,T

392
942

3, 303
1, 175
260
335

TCTAL

555
2,010

67,916

173,373

0.94%
0. 09%
0.217.
0.247.

2.27%
6.637.
7.457.
0. 10%
0.05%
0. 13%
•J' a '-' «-•• /a

1 a 557.
0.277.
3.03%
•-• a 3 •-< / •

0. 27%
0. 397.
0.48%
0. 09%
0.
0,
0.
0,

0,
0,
0,
0.
0,
1.
0.
0.

54"/.
197.
63"/.
157.
*?*?•'

177.
32%
16"/.
19"/.
20"/.

39.067.

100.00"/.



1 1
Income

1 2 i 4

Hcusehol cis

-:p.^i iti a s

o-f
Rsgi on

Nc. oi
Moderate

2 Allsr,hurst
3 Ailsntcwn
1 A=bury Park
3 Atlantic Highla
i Avon-By-The-Sea
" Beirnar
3 EradIsy Beach
9 Briells

10 Colts Neck
11 Deal
12 Eatontown
13 Ersgl i shtown

M*.n alp an
14 Fair Haven
15 Fsrmir.gdale

He we 11
lw Freehold Bora

FrsehGld Twnshp
17 Hazlet
19 Highlands
19 Hal-del
20 Interlaken
21 Ksar.sburg
22 Keyport
23 Little Silver
24 Loch Arbcur
25 Long Branch
26 Manasquan
27 Marlboro
23 Matawan
29 Middletown
30 Mi l lstone
31 Mon.TiOttth Beach
32 Neptune
ZZ Neptune City
34 Ocean
33 Gceanport
36 Rsd Bank
37 Raossvslt
35 Rumson
3? Sea Bright
40 Sea Girt
41 Shr5wsbury Bcro

S h r e •:••) s b u r y T w p
42 South Bsl,T,ar
T - c p n n u i.«iKtf

44 Sarinc Laks Hts
45 Tmton ̂ ^112

1. 777.
0.117.

0

0.
0
0,
0
1,
0
1
0

60"/.
347.
017-
677.
507.
727.
*?*?"'

667.
117-
377.
637.

r? ? • =!

0. 177.
2.627.
1.207.
1.367.
2.217.
0.747.
0.757.
0. 13%
1. 157.
0.997.
0.627.
0.04%
3.917.
0.71%
1. 527.
1. 037.
6.31%
0.33%
0.457.
3.32%
0.747.
2.33%
0.59%
1. 647.
0.09%
0.347.
0.327.
0. 33%
0.33%
0. 13%
0.22%
0. 497.
0.737.

100
1,412
' 194
196
624
359
143
132
59

866
60

450
140
90

925
533
445
633
374
119
23

550
TTO
• — ' / ' — :

161

2,045
367
239
404

1, 623

144
1,533
335

1, 157

703
29
179
137
94
70
35
110
174
331
329

Or
Muni cipality

IITS

17
9
6
9

11.

-).7 .
1 6 .
1 2 .

3 .
1 3 .
1 7 .
A / .

5 .

3 .
1 0 .
1 0 .
1 5 .
1 5 .
1 3 .
1 3 .
1 4 .
1 0 .

7 m

1 4 .
9 .

, • ,_* /

0 /

s:
3 :
4"
c;«.

3"

1"
6"
•j'.

s :
s :
>-\*
/.
i •

4:

2"
6:
6:

i6.s
11 C

14. i:
"* 4. '"̂



Ccssn - Data Base

4 = 'J-izn Beach
47 J:;sr Frsshcl

i

Lcng Branch
i'OUTH COUNTY

-}0 H-arnsgat T w n s h p
51 Parr.sgat Light

53 Beach Haven
54 Beachweed
5 5 B s r k a 1 *-* v
_; _• c-1 1 >_ r-.

;a Eag
'9 Har
>0 Isl

an

Lan
Man

lS3weed
vey Cedars
and Heights
kson

shcrst
chestsr
ewood
alletta
tle Egg Harb

Beach
oking

g
tel ok

Ocean Gate
Fine Beach
Flurnsted
Pc-int Pleasant
Ft. Pleasant Be
Seaside Heights
Seaside Park
Ship Bettern
S. Terns River
Stafford
Suii T L# » •- /

Tuksrton
CCEAN COUNTY

TOTAL

1,967
392

6, 533
2,241

170,130

2,320
259
521
760

2,477
9,614
13,930

362
167
576

7,756
5, 107

393
13,363
14,439

916
3, 145
1,543

134
1,492
560
653

1, 564
6,561
2, 167

332
734
603

1, 042
3,739

709
931

123,304

293,434

U . UJ & /»

0. 30/1
2. 197.
0.75%

57.017.

0.947.
0. 097.
0. 177.
0.25%
0.337.
•-• a ji-^L/t

6.347.
7.437.
0. 127.
0.067.
0. 197.
2.607.
1.717.
0.307.
4.657.
4.367.
0.317.
1. 057.
0.527.
0.067.
0.507. .
0. 197.
0.22%
0.527.
2.207.
0.73%
0.237.
0.26%
0.207.
0.35%
i r>-?v

0.24%
0.33%

42.99%

100.007.

293
15.3
734
192

21,524

502
53
70
139
413

2,293
-. , / ~ I

3,292
35
23
100
339
375
211

3, 100
2,334

144
637
311
11

210
121
97

265
961
342
131
117
106
239
734
130
200

22,021

*+•_•, w •*+ «J

17.7'

16,
17,

16

Low Income: *0-9,??9/yr
Moderate: $9,9999-14,9999/yr



- Data Bass

f si r 3hr -I. wks 1 C> 1 /

•D-f

"sa:en

No. a-f
L J W In o-f

: c i c a 1 i t y R aeg 1 on

1 Absrdser.
2 Ai1snhurst
3 Allsntown
r AsbLiry Park
3 Atlantic Highla
6 Avon-3y—The-=ea
7 Bel.-nar
3 Bradley Beach
9 Brielle
10 Colts Neck
11 Deal
12 Eatontown
13 Englishtown

Manalpan
14 Fair Haven
13 Farmingdale

Howell
16 F^a=hold Boro

Freehold Twnshp
1~* Haziet
15 Highlands
L3 Holndel
21; Intsrlaken
21 Ksansburg
22 Keyport
23 Little Silver
24 Loch Arbour
23 Long Branch
26 Manasquan
27 Marl sera
'** O 1> i i-
^ r^ | • ._-, î  ̂ r ify ̂  f i

29 Middletcwn
30 Millstone
31 r*!onmouth Beach
32 Nsptune
ZZ Nsptune City
34 Ocean
33 Cc5anport
36 Red Bank
37 Roosevelt
3£ Rumson
39 Ss= Bright
40 Sea Girt
41 Shrewsbury Boro

Shrewsbury Twp
42 South Bel mar
43 Spring Lake
44 Spring Lake Hts
43 "^inton Falls

1. 377.
0.03'/.
0.23%
3.24%
0,
0,
1,
0,
0
0,
0
1.
0
1,
0

45%
45%
43%
32%
34%
30%
147.
99%
14%
03%
32%

0.21%

1. 357.
1.02%
1. 457.
0.36%
0.277.
0.06%

0.37%
0.05%
4.70%
0.84%

0. 93%
3.74%

237.

zzv.
3.537.
0. 77%
2.667.
0.53%
1. 63%
0.07%
0.41%
0.31%
0. 22%
0. 16%
0.20%
0.257.
0.40%
0.767.
0.76%

0
0,

679
60
3S

•-• •• -J / -J

' 377
270

1, 052
315
253
157
110

1, 174
118
690
234
106

1,535
1, 039
593

1,006
" 545
139
54

1,215
1, 156

137
15

4,248
' 561
368
525

2,613
215
174

2,862
648

1,239
313

1,549
34

277
244
144
131
155
233
271
475
214

13.
1 3
49.
21 -
26.
34.
40.
17.
7.

TV
• - ' < • •

3%
6%
2%
qv

37.
5%
3%
3%

16.97.

34.3%
12.47.
12.3%
20.3%
19.6%
•T>O I V
j ^ T • i. i •

10. 77.
15.3%
24.6%

6.2%
13.9%
35.4%
39. 1%
7.4%

12.0%
36.
26.

3.
17.
13.
13,
13.
28.
29.
14,
17,
31,
12,
11,

14,
13,
33,
•—>O i

1 .Q

4%
5%
1%
0%
C § // ' m

3%
07.
9%
47.
7%
7%
6%
17.
1%
9%
7%
*"*V

3%
4%
47.

0.37"

2 0 . 3%
9.27.

0.
2.
0.
0 *
0.
0.
0.
0.

0.
0.
0.

42
09
05
37
T T

19
13

3 6
64



i-'on.Ticut:-. *< Gc^an - Data Pa

46 Uric-n Ssach-
47 Lpz-H-r Frss-hold
48 :>ial 1
H-9 !,\j. Lcng Branch

MCNMQUTH COUNTY

0.6S%
0.36%
1. 697.
0.447.

49. 437.

~- 0 B a r n e g a t T w n s h p
5:1 B-amegat Light

53 Bsach Haven

55 Berkeley

5" Dover
53 Eagisswood
59 Harvey Cadars
60 Is1 and Ksi ghts
61 Jackson
62 Lacav
63 Lakenurst

Manchester

65 Lavaliatts
66 Little Egg Harb
67 Long Beach
6S Mantoloking
69 Ocean
7 0 Ocean Gate
7*1 Pina Beach

73 "oir.t Pleasant
74 ?t. Pleasant Be
75 Seaside Heights
76 Seaside Park
77 Ship Bottom
^S S. Toms River
79 Stafford
50 Surf City
51 TuksrtOR

OCEAN COUNTY

1. 157.
0. 13%
0. 16%

0.967.
5.27%
6.257.
7.56%
0.207.
0.067.
0.23%
2.04%
2.017.
0.48%
7. 127.
5.47%
0.33%

467.
717.
037.
437.
287.

1
0.
0
0,
0
(•) . 2 2 %

0.61%
2.21%
0.797.
0.
0,
0,
0
1,
0

427.
27%
247.
557.
807.
307.

0.46%
err-,

TOTAL 100.007.

173
1, 402

370
J7, 137

24.37.
19. 47.
21.57.
16.57.
21.37.

1 O O'
1 . l_ .

0. 50!
50 „ 01!

673
42
93

212
529

3,214
4,416
5,641

105
51
168

1,654
1.535

217
5,494
5,032
' 295
911
392
14

491
215
169
357

I, 797
650
391
232
210
248
995

330
37,120

24.0%
16.2%
17.97.
27. 9%
21.4%

25.4%
29. 0%
30.5%
_̂ ~ . <_ /.
21.37.
30. 1%
24.3%
39.6%
•_>*T a / /.

"TO 7?*/

29.0%
25.4%

7.6%
32.9%
33.4%
25.7%
nn gv
^_^. . - > >'.

27.4%
30. 0%
47.0%
36. 0%
34.5%
IT QV
*.•-• . a / .

26.3%
34. 1%
33.7%
23.9%

74,257 24.9%



ici^n - Data Pa

I 7 I it.) i li

No. ci Low
and Moderate cf

luni ci palit y
G-f
Rsgion

2 Ail enhurst
3 Allsntcwn
- Asburv Psrk
5 Atlantic Hiqhia
:- Avcn-Bv-Ths-Sea
7 Palmar'
S Bradley Beach
9 Brielle
10 Celts Neck
11 Deal
12 Eatontown
13 Englishtown

Manalpan
14 Fair Haven
15 Farmingdal s

Novell
16 Freehold 3ora

Freehold Twnshp
17 Hazlet
IS Highlands
1? Holmdel
20 Interlaksr.
21 Ksansburg
22 Xevacrt
23 Little Silver
24 Loch Arbour
25 Long Branch
26 Manasquan
27 Marlboro
22 Matawan

30 Millstone
31 iiormouth Beach
32 Neptune
ZZ Neptune City
34 Ocean
35 Oceanport
36 Red Bank
37 Roosevelt
.-• \i i"\ U iTi S U M

3? Sea Bright
-1-0 Sss Girt
41 Shrewsbury 3cro

Shrewsbury Twp
42 South Bel mar
43 Spring Lake
^4 Spring Lake Hts

1,

4,

1,
1,

2,

1.

2,

l i
1,
1,

1,

2/ to

97
133
937
571
466
676
174
406
239
169
040
173
140
374
196
460
627
043
639
919
253
32

765

293
33

6,293
' 923
607
929

4,246
333
313

4,400
933

2,396
545

2,257
63
456
331
233
201
240
343
445
SO 6

24. 1%
23.4%
23.4%
69.2%
32. 2%
46. 4%

58. 3%
27-37.
13.4%
26.0%
41. 1%

20,
19
37
31
45
IS
24
41
11
21

4%
7%
6%
4%
^iv

7%
9%
5%
6%
1%

1.4%
51.
16.
30,
53,
43,
13,
30

29,

44
44,

30,

9%
2%
4%
9%
3%
4%
1%
5%
5%
3%
4%
6%
4%
3%

46.0%

13.2%
40.5%
24.4%
20.2%
60.0%
5^. 2%
30. 1%
34.4%

1
•fa *

0.
0.
4.
0.
0.
1.
1.
0.
0.
0.
1.
0.
0.
0.
0.

0-
1 .
0.
0.
0.
1
•to .

1

0.
0.

0.

0.

0.
0.

0.

0.
1.
0.
0.
0.
0.
0.
0.
0.
0.
0.
0.

08%
03%
16%
23%
4S%
40%
42%
00%
34%
25%
14%
73%
15%
97%
32%
17%
09%
33%
S9%
39%
73%
nn1/

07%
50%
30%
25%
03%

79%
52%
79%
60%
29%
27%
74%
33%
A?V
I.- _• /.

46%
92%
05%
39%

20%
17%
20%
30%
33%
63%
46%



2c2^n - Data Pass

~t, L'r.ion Pc-r-ch 735
* "̂  L';: p 2 r r r -2 s h c 1 d 331
— -::; • -Z-.J.*. «_ , 1 --'O

-"•? :--, Leng Branch 562
'-''. ~ f*'!"'!CL'TH ""CUMTV ^G. 661

III

•:r ••

— * • "

.=•-»

c- ••

::i
57
33
5?
-iz -'

67
68
6 9
T ' I

. 1
. • ^

73

75
"7 .•—

-T-T

30
31

-." =t. i 1 cr!— ̂-\ _ i ?\ r. i: i ; p

jarirgst Light

£-=azh Haven
Beachhead
Esrk—I3v
Er izk
Dcvsr

Harvey Cedars
Island Heights
Jack sen
Lacsy
Lakshurst
Manchester
Lakewecd
Laval Isatfa
Little Egg Harb
Long Beach
Mantelcki ng
u cssn
Ocean Gate
Pine Beach
PIumstsd
Pcir.t Pleasant
Pt. Pleasant Be
Seaside Heights
Seaside Park
Ship Bottom
S. Toms River
Stafford
Surf City
Tukertcn
CCEAN CCUNTY

TOTAL

1,

5,
7,
3,

•7»
^- ,
*-i

**- t

3,
7,

1,

'i

1,

59,

117,

130
100
163
351
947
507
137
933
190
79

263
543
410
423
594
416
439
543
703
25

701
336
266
622
753
992
572
399
316
437
779
372
530
141

302

39.?%
37. 1%

ncr i •/

34.5%

^1.3%
?o '- V
_• \Z. m U /.
T * -r*t
•-> _ . • _ • / •

46.2%
33.2%
=•"7 TV
>_» / . • - ' / .

37.7%
40.3%
52.5%
47.3%
46.5%
32.3%
47.2%
47.9%
62.0%
51.2%
47.9%
49.2%
45.6%
13.6%
47.0%
60.0%
40.4%
39.3%
42.0%
45.3%
68.3%
50.9%
52.0%
46.7%
47.0%
ar'-i erv

59. 1%
46. 1%

39.5%

0. 67%
0.22%
1 O 1 "•'

0. 43%
49.20%

1. 00%
0. 0S%
0. 14%
0.30%
0.30%
4.67%
6.06%
7.53%
0. 16%
0.07%
0.23%
2. 16%
2.05%
0.36%
7.30%
6.30%
0.37%
1.31%
0.60%
0.02%
0.60%

0.23%
0.53%
2.34%
0.34%
0.49%
0.34%
0.27%
0.41%
1.51%

0.49%
50.20%

100.00%



:"'on.r,cu"ih •.-. Ocss.n - Data ;i =

•:- J.i rihr 4, wks

M u n i c i p a l i t i e s

1 A b e r d e e n
2 A l l s n h u r s t
3 A l 1 e n t o w n
4 A ^ D u r y P a r k
5 A t l a n t i c H i g h l a
i - v c r . - B y - T h s - 3 e a
7 P s i c i a r
3 5 ' r a d l e v B e a c h
9 B r i e l l e

1 0 C o l t s N e c k
1 1 D e a l
1 2 E a t e n t o w n

M a n s i p a n
1 4 F a i r H a v e n
1 3 F a r m i n g d a l e

H e w e 1 1
1 6 F r e e h o l d B o r o

F r e e h o l d T w n s h p
1 7 H a z l e t
1 3 H i g h l a n d s
"i -v !-^ f~. ! -^ r* pa \

2 0 I n t e r l a k e n
2 1 K e a n s b u r g
2 2 K e y p o r t
2 3 L i t t l e S i l v e r
2 4 L o c h A r b o u r
2 5 L o n g B r a n c h
2 6 M a n a s q u a n
2 7 M a r l b o r o
2 8 M a t a w a n
2 9 M i d d 1 e t c w n
3 0 M i l l s t o n e
3 1 M o n m o u t h B e a c h
3 2 N e p t u n e
3 3 N e p t u n e C i t y
3 4 O c e a n
3 5 C c e a n p o r t
3 6 R e d B a n k
3 7 R o o s e v e l t
3 3 R u n s o n
3 9 S s a B r i g h t
4 0 S s a S i r t
41 3 h r sw3 b ur y Boro

Shrewsbury Two
42 South Bel mar
43 Spring Lake
44 Spring Lake Hts
45 Tinton Falls

jl
Jobs

1931

3, 156
462
336

5,316
1, 208

533
2,001

431
1, 145
' 743
341

7,301
1, 230
1,644

395
2,691
3,531
5, 195
6,840
2,939

706
11,139

17
600

1, 908
• 922

35
3, 137
2,387
2^306
2, 164
5,934

455
363

7,731
1,825
6,581
1,727
3,344

61
834
742
636

2, 321
' 276
171
696
832

3. 394

j2

V

of
Regi on

J •-'

i i. c v

0.247.
0. 137.
2.777.
Q.bZV.
0.237.
1. 047.
0.227.
0.607.
0.397.
0. 137.
3.317.
0.647.
0.367.
0.217.
1. 407.
1 . 8 7 7 .
2 . 7 1 7 .
3 . 5 7 7 .
1. 567.
0.377.
5.317.
0.017.
0.317.
1 . 0 0 7 .
0 . 4 3 7 .
0 . 0 2 7 .
4 . 2 4 7 .
1. 257.
1. 207.
1. 137-
3 . 1 0 7 .
0 . 2 4 7 .
0. 197.
4.037.
0.957.
3.437.
0.907.
4.357.
0.037.
0.447.
0.397.
0.337.
1.217.
0. 147.
0.09"/.
0.367.
0.43%
1.77"/.

J4

1 9 7 2

2 , 0 4 3
616
327

7 , 2 1 5
938
631

1 , 7 0 8
523
593
532
357

3 , 5 2 3
1 , 1 2 6

972
342

2 , 2 5 0
33

4 , 6 6 2
3 , 9 9 2
2 , 7 6 3

552
7 , 2 2 9

98
843

2 , 3 9 2
699

2
7 , 6 0 5
1 , 5 7 7

947
391

5,324
135
216

5,300
1,778
2,617

367
7,662

11
644
411
370

1,342
394
161
923
593
502

Chang
1931-

(

'—
1972

1 1 * T

(154)
9

1,399)
220
(143)
293
(97)
547
211
(16)

3,773
' 104
672
53

441
3,493

2,343
226
154

3,910
(81)

(248)
(434)
2271

•v •:

532
3 1 0

1 , 3 5 9
1 , 2 7 3

610
270
152

1 , 9 3 1
47

3 . 9 6 4
360
632
50
190
331
266
479

( 1 1 3 :
10

( 2 2 7 !
234



C J c s s n - D a t a B a s e

- • " L i U - . i i s n B e a c h
4 ~ U p 2 5 " - F r e e h o l d
4 S W a ! 1
H - 9 '••'. L o n g B r a n c h

"CNi^QUTH COUNTY

Z-am eg at shw n 3 n p
31 Bar nee. at Light
32 Bay Head
33 Beach Havsn

33 Berkeley
36 Brick
57 Dover
33 Eagleswood
59 Harvey Cedars
60 Island Heights
w *, <j a c r! s Q n

62 Lacey
63 Lakehurst

Manchester
64 Lakewocd
65 Lavailette
66 Little Egg Harb
67 Long Beach
68 Mantel eking
69 Ocean
70 Ocean Gate
7: Pine Beach
72 Plumsted
73 Point Pleasant
74 Pt. Pleasant Be
"3 Seaside Heights
76 Seaside Park
77 Ship Bottom

Toms River>' d -Zi

Surf City
T-kerton
OCEAN COUNTY

TGTAL

319
496

3,771
3,343

129,416

313
243
261

1, 114
433

1,441
6,241
18,135

156
107

3,919
1,376
323

1, 303
10,350

695
179
706
210
463
50

226

3,457
2,274
1,759

704
660
233

2,203
274
532

62,232

191,693

0 . 4 3 7 .
0 . 2 6 7 .
1 . 9 7 7 .

6 / • J 1 /•

0. 1£»7.
0. 137.
0. 147-
0.537-
0.25::
0.75:;
" T > - \ t * f
• J' « -i. O /.

9. 497.
0. 037.
0.067.
0. 007.
2.047.
0.937.
0.437.
0.637.
5.667.
0.367.
0.097.
0.377.
0. 117.
0.247.
0. 037.
0. 127.
0. 147.
1. 307.
1. 197.
0.927.
0.377.
0.347.
0. 127.
1 . 1 5 7 .
0. 147.
0.307.

32.497.

100.007-

825
143

2,339
2,^89

94,232

176
170
229

445
900

4,795
i .*_ , 1 •_' /

109
105
79

927
919
590
424

3,509
439
34

460
75

233

95
252

2,940
l', 696
331
359
560
214

1, 036
329
555

41,705

135,937

343
1,412
1, 054

137

139
33
541

1,446
6, 04S

47

(79)

0,

957

334
341
206
125
246
•1 -TET

230
17

131
20

517
573
373
345
100
24
172
(55

577

55.711



.;th Z-. Gc-ssn - Data Bass

rairsnr4.wka j5 ' j6
• I ' 1 1 . • ~ tf.•• w 4

"7

T

"7

g
9
10
11
12
*f •*

X —'

14
^ cr

J. •_'

•» -7

19
'i,---.

• ^ i

'-!'—1

24
...» —J

—i ̂ _

29
30
— i

36
37
3S
3:5

40

42
a. 3
44
.7 £T"

1 • L '

Absriesn
Allanhurst
Al 1 5 n. town
Asbury Park
Atlantic Highla
Avcn-By-The-Sea
Bel mar
Bradley Beach
Brialis
Colts Neck .
Deal
Eatentown
Er.gi i shtown
Manalpan
Fair Havsn
Farini ngdal a
Hews11
Frsshold Boro
Frsenold Twnshp
Hazlet
HiQh15"u3
Holmdel
Interlaksn
Kean3burg
Ksyport
Little Silver
Loch Arbour
Long Branch
Manasquan
Marlboro
Matawan
Mi ddletown
• . *. i X sL'Jilc

Monmouth Beach
Msptu.ne
Nsptuns City
Gcean
Qcsanpcrt
Red Bank
Raossvelt
Rumson
Sea Bright
Sea 3irt
Shrewsbury Boro
Sh r ew sb ur y Twp
South Bel mar
Spring Lake
Spring Lake Hts
Tinton Falls

7.
1931-1972

Muni cipality

54.57.
-25.07-

-. . C /•
— *? i. T V

-21-77.
17.27.

-18.47-
91.57.
39.77.
-4.57.

106.97.
9.27.

69. 17-
15.57.
19.6/C

3969.37.
11. 47.
71.37.
3.27.

27.97.
54. 17.

—20.2"C
31.97.

1650.07.
7.07.

51.47.
143.57.
142.97.
11.57.

145.97.
70.47.
33.37.
2.67.

151.57.
99.27.
8.97.

454-57.

80.57.
71.97.
26.07.

-29.97.
6.27.

39. 17.
576. 17.

•/
/«1981-1972
Rsgi on

2.007.
-0.237.
0-027-

-3.417.
0.39::

-0.277.
0.537.

-0- 177.
0.987.
0.387.

-0.037.
6.777.
0. 197.
1.217.
0. 107.
0.797.
6.277.
0.967.
5. 117.
0.417.
0.237.
7.027.

-0. 157.
-0.45::
-0.377.
0.407.
0. 067.
0.957.
1. 457.
2.447.
2.297.
1.097.
0.437.
0.277.
3.477.
0.08%
7. 127.
1.547.
1.227.
0.097.
0.347.
0.597.
0.487.
0.367.

-0.217.
0.027.

-0.417.
0.427.
5. 197.



Mcnmouth Ccsan - Data Ease

4d Unicn Beach
47 Upper Freehold
•T O Wati

ir- :». Long Branch
rni IMTV

-O. 7%
!35. 1%
59. 9%
42.3%

-0-01%
0.627.
2.53%
1.39%

63.06%

56
57

60
61

Barnegat Twnshp
Barnegat Light
Bay Head
Beach Haven

wcod
Berkeley
Sri=k
Dover

53 Eagleswood
59 Harvey Cedars

Island Heights
Jackson

62 Lacsy
63 Lakehurst

Manchester
64 Lakewocd
65 Lavallette
66 Little Egg Harb
67 Long Beach
S Mantoloking

Ocean
Ocean Gate
Pine Beach
PI urnsted
Point Pleasant
Pt. Pleasant Be

a Seaside Heights
76 Seaside Park
77 Ship Bottom
73 S. Toms River

Sta-F-Fcrd
Su.r-f City
Takerton
OCEAN COUNTY

77.87.

6
69

74
"•?*=•

.-•• 7

SO
31

14.
20,
8,
60,
30,
49,
43.
1,

•100,

104,
39,

208,
27,

0%
47.
57.
17.
27.
87.
17.
9%
0%
3%
1%
5%
5%
5%

42. 17.

53.5%
180.0%
96.6%
51.57.
137.97.

7.97.
17.6%
34. 17.
99.7%
96. 17.
17.97.
11.27.

113.1%
-16.7%
4.97.

49.3%

0.25%
0. 13%
0.067.
0.34%
0.07%
0.97%
2.60%
10.86%
0.06%
. 00%

-0.14%
5.37%
1. 72%
0.42%
1.59%
4.20%
0.37%
0.22%
0.44%
0.24%
0.41%
0.03%
0.247.
0.047.
0.93%
1. 04%
1. 58%
0.62%
0. 13%
0.04%'
2. 107.

-0.10%
0.05%

36.94%

TOTAL 41.0% 100.007.



Mcnrrouth Gcaan - Data Base

fsir2hr4.
0.1/25/34

Municipalitiss

Aberdeen
AIlenhurst
AII entown
Asbury Park
Atlantic Highl

1 1 12
Vacant Developable Land

34

40

10

1 -> cr

i 4

Bradley Beach
Bri el 1e
Colts Neck
Deal
Eatontown
Englishtown
Manalpan
Fair Haven
Farmingdals
Hcwel1
Freehold Boro
Freehold Twnshp
Has 1et
Hi ghlands
Holmdel
Interlaken
Kaansburg
Keyport
Little Silver
Loch Arbour
Long Branch
Manasquan
Marlboro
Matawan
Mi ddletown
Millstone
Menmouth Beach
Neptune
Neptune City
Ocean

35 Ccsanport
36 Red Bank
37 Roosevelt
33 . Rumscr.

Sea Bright
Ssa Girt

41 Shrewsbury Boro
Shrewsbury Twp

42 South Bel mar
43 Spring Lake

Spring Lake Hts
Tintcn Falls

44
..i sr

1,476
6

73
44
0
4
7
9

170
5,354

43
813

9,423
41

104
24,525

120
9,364
1, 125

0
3,519

10
0
0

282

0
0

9,481
0

10,239
7,031

44
753
49

1,967
294
66

395
635
50
25

569
19
6

23
0

3,065

v

ai
Regi on

0.74%
. 00%

0.04%
0.02%
0. 00%
. 00%
. 00%
.00%

O oov
2.95%
0.02%
0.41%
0.06%
4.74%
0.02%
0.05%
12.35%
0.06%
4.97%
0.57%
0. 00%
1. 77%
0.01%
0.00%
0.00%
0. 14%
. 00%

0.00%
0. 00%
4.77%
0.00%
5. 15%
T era v
•••a w*T / •

0.02%
0.38%
0.02%
0.99%
0. 15%
0.03%
0.20%
0.32%
0.03%
0.01%
0.29%
0.01%
. 00%

0.01%
0.00%
1. 54%



Men m out! Ocean - Data Base

46 Union Beach
47 Upper Freehold
42 l\!ai 1
4? w. Lcr.g Branch

6,292
7, 977

504
107.131

o. oo":
4.02:'.

59
60
61
62

64
65
66
67
63
69
70
71
72

75
76
77
73
79
SO
31

Sarnsgat Twnshp
Barnegat Light
Bav Head
Beach Haven
3eachwood
Perkeley
Brick
Dover
Eagleswood
Harvey Cedars
Island Heights
Jackson
Lacey
Lakehurst
Manchester
Lakewood
Lavallette
Little Egg Harb
Long Beach
Mantoloking
Ocean
Ocean Gate
Pine Beach
PI urnsted
Point Pleasant
Pt. Pleasant Be
Seaside Heights
Seaside Park
Ship Bottom
S. Toms River
Sta-Fford
Surf City
Takerton
OCEAN COUNTY

1, 500
0
0

o
717

5,439
7,129
14,053

0
0

56
17,393

0
6,242

7,905
0

15,694
0
0

3,692
153

6,341
263

0
0
0
0

60
1, 500

0
2,316
91,500

0.00%
0. 00%
0.36%
2.747.
3.59'/.

03%
00%
00%
03%
01%

7(

0.
0,
0.
9,
0.00%
3. 14%
0. 00%

00%
90%
00%

0,
7
0,
0. 00%
1.36%
0. 03%
0.02%
3.44%
0. 13%
0.00%
0.00%
0.00%
0.00%
0.03%
0.76%
0.00%
1. 17%

46.07%

TOTAL 193,631 100.00%



i-:-r-l

Ocean - Data Base

Land cent.
14 16

Farm
Land

Total
Taxable Land

Households c&
acre of
Dsv. La

acre cf total
Ag.Qpen S< V.D.L

2 Al ". snr.urst
3 All antown
'' ?sburv Park
5 Atlantic Highla
i Av:n-Bv-7hs-Sea
7 B~l.Tiar'
3 Bradley Beach
9 Brislls
10 Celts Neck
11 Deal
12 Eatantown
13 English-town

Manalpan
14 Fair Haven
13 Farningdaie

Howel1"
16 Freehold Eoro

Freehold Twnshp
17 Hazlet
13 Highlands
19 Hclmdel
20 Interlaksn
21 Ksansburg
22 Ksyport "
23 Little Silver
24 Loch Arbour
23 Long Branch
26 Manasquan
27 liar 1 bora
23 Matawan
29 Midd1stown
30 Millstone
31 Monmouth. Beach
32 Neptune
33 Neptune City
Z^ Ocean
33 Gcsanport
36 Red Bank
37 Roosevelt
38 RMfflSan
39 Sea Bright
40 Sea Girt
41 Shrewsbury Bora

Shrewsbury Twp
42 South Bel mar

35.00

11.69

9,036.63

19.30
61.90

3,414.30

31.33
3,379.64

36.00
10,334.38

104.73

4,471.46

75.00

44.12

6,602.26

2,360.50
14,366.49

52.30

602.53

133.00

43
4

Soring Lake
4 Spring Lake Hts
45 Tinton Falls 7S3.53

3,433.00
192.00
576.00
960.00

2,496.00
256.00
576.00
443.00

1,152.00
20,224.00

763.00
3,776.00
334.00

20,544.00
1,024.00
320.00

40,448.00
1,083.00

24,512.00
3,571.20
704.00

11,456.00
192.00
652.80
396.00

1,792.00
44.30

3,264.00
1,033.00
19,323.00
1,446.40

24,443.00
23,910.40

704.00
5,120.00
576.00

1,984.00
7,059.20
1,152.00
1,241.60
3,392.00
334.00
325.60

1,472.00
57.60
192.00
832.00
896.00

10,374.40

34. 67
?.O7

163.30
ERR

25L.00
431.29
223.67
3.76
0.37
13.54
6.10
2.67
0.59
46.22
5.01
0.32
29
0

73
56

5.36
ERR

0.63
33.90

ERR
ERR
6.52

41.67
ERR
ERR

0.43
ERR
1.34
0.16

30.36
13.17
44.93
4.30
6.01

74.36
0.71
3.94

13.82
39.03
1.75

21.05
109.00
64.17

ERR
0.76

3?34
54. 67
6.13

163.80
151.92
251.00

223.67
3.76
0.14
13.34
5.96
1.79
0.31
46.22
3.34
0.23
22.90
0.23
5.36
ERR
0.23
33.90
ERR
ERR
5.15
41.67
264.55

ERR
0.2S
ERR
1.44
0.05
30.36
12.31
44.93
3.67
6.01
74.36
0.23
3.94

13.32
39,OS
1.32

21.05
109.00
64.17
ERR
0,60



Mcnmouth Gc=an - Data B«=e

~-i L'-ion Beach
47 Upssr Freehold
43 '.-jail

-1? '-K Lo-r.g Branch
s-ir,\,sini !-j-'_! O O U N ' ^ Y

1,132.00

62
63

o •

50 3ar-»egat Twnshp
51 Barnegat Light
52 3ay Head
57 Eaach Havsn
34 Beachwood
55 Berkeley
56 Brick
57 Dover
~3 Eagleswood

Harvey Csdars
Island Heights

_-., Jackson
Lacey
Lakehurst
Manchester

64 Lakswcod
65 Lavallstte
66 Little Egg Harb
67 Long Beach
63 Mantoloking

Oca an
Ocean Gate

71 Pine Beach
72 Plurcstsd
73 Point Pleasant
74 Pt. Pleasant Beach

Seaside Heights
- Seaside Park

77 Ship Bottom
73 S. Toms River
79 Stafford
SO Surf City
21 Takerton

23,546.13
3,343.13

102.27
94,990.06

253.60
44.85

671.14

2,653.31
949.25

504.04
374.32

63. 00

7,876.33

763.13

15,037.96

Z0f 144.00
19,346.40
1,856.00

305,236.40

23,232.00
396.30
416.00
640.00

1,792.00
25,702.40
16,896.00
28,179.20
10,944.00

505.60
403.20

64,512.00
55,340.30

742.40
52,672.00
16,512.00

364.30
30,348.00
2,688.00

231.60
320.00

12,780.80
430.00

26,048.00
2,304.00

960.00
160.00
384.00
454.40
896.00

29,376.00
576.00

2,432.00
410,240.00

ERR
0. 14
0- 82
4. 45
1.59

ERR
ERR
ERR

3.45
1. 77
2.66
1.53
ERR
ERR

10.29
0.43
ERR

0.14
ERR
1.33
ERR

0. 20
ERR
ERR
0. 40

20.56
0.23
24.43

ERR
ERR
ERR
ERR

17.37
2.53
ERR
0.42
1.40

ERR
o.
0 m

("'I

' . ' • •

55
70

1.16
ERR
ERR
ERR

3.45
1.69
2.64
1.51
ERR
ERR

10.29
0.33
5.33
0- 14
27.50
1.75
ERR
0.20
ERR
ERR
0.40
3.66
20.56

11
43

ERR
ERR
ERR
ERR

17.37
1. 67
ERR
0.42
1.20

0
24

TOTAL 110,073.02 715,526.40 1.50 0.97



Mcnr.cuth ?•. Ocsan - Data Bass

rairshrl.wks 17 13
01/25/84 Adjusted Vacant 7.

Developable region
Lard

1

4
c

iz,
•7

q

9
10
11
i_2

1 _•

14
15

la

17
13
1?
20
• " " • •<

'—,'—•

•~ T

•-! .-7

26
—i-y
«_ /

— —<

29
30
31
? n

73

34
_'W

3ib
-T-T
• _ : /

33
39
40
4:1

42
43
44

Acerdssn
Allanhurst

Asbury Park
Atlantic Highla
Avon-By-Ths-Sea
B&lmar
Bradley Beach
3ri el 1e
Colts Neck
Deal
Eatontown
Engli shtcwn
Manalapan
Fair Havsn
Farni ngdals
Hewe11
Freehold Bora
Freehold Twnshp
Hazist
Highlands
Holmdel
Inter1 aken
Keansburg
Keyport
Little Silver
Loch Arbour
Long Branch
Manasquan
Marlboro
Matawan
Mi dd1stown
Mi 11 stone
Monmouth Beach
Msptune
Neptune City
Ocean
Qceanpcrt
Red Bank
Roosevelt
Rumson
Sea Bright
Sea Girt
Shrewsbury Bora
Shrewsbury Twp
South Bel mar
Spring Lake
Sorinq Lake Hts
Tin ton. Falls

1,535
6

ioa
44
12
4
7
9

170
14,941

48
932
189

17,937
41
136

33,405
156

20,199
1 i 230

0
7,990

10
0
0

357
•j>

44
0

16,083
0

13,100
21,397

44
306
49

2,299
294
66

998
' 635

50
25

752
19
6

0
3,249

0.517.
. 007.

0.03"/.
0.017.
. 007.
. 007.
. 007.
.00"/.

0.067.
4.947.
0.027.
0.277.
0.067.
5.737.
0.017.
0.047.
10.827.

o.os;:
6.547.
0.407.
0.007.
2.597.
. 007.

0.007.
0.007.
0. 12%
. 007.

0.017.
0.007.
5.217.
0.007.
4.247.
6.937.
0.017.
0.267.
0.027.
0.747.
0. 102
0.027.
0.327.
0.217.
0.027.
0.017.
0.247.
0.017.
. 007.

0.017.
0.007.
1.257.



Cesar. - Data Bs=e

•f iz
.-I —

.•;! 3

4 °

tz *

~; —

53
34
_ _ •

36
57
33
5?
60
61
62
63

64
65
• . ~ ' — '

'.j /

69
70
"7 t

-T-—5

7"̂
"7 • ̂

75

7 7

73
79
30
31

j T: i c- n d< e a c n
L'oper Freehold
Wai 1
v1. Lang Branch
Mn»!MriiT'j i""'~ii'MTV

3 BIT.eg at Twnshp
Darnegat Light
Bay Head
Beach Haven
Eeachweed
Berkeley
Brick
Dover
Eaglsswood
Harvey Cedars
Island Heights
Jackson
Lacey
Lakehurst
Manchester
Lakewood
Laval1ette
Littls Egg Harb
Long Beach
Mantoloking
Ocean
Ocean Gate
Pine Beach
PI urnsted
Point Pleasant
Pt. Pleasant Be
Seaside Heights
Seaside Park
Ship Bottom
3. Toms River
Stafford
Surf City
Takerton
OCEAN COUNTY

(.)
29,333
11,320

606
202,121

2,430
0

o
o

111
5,693
7, 174
14,729

0
0

56
20,551

949
6,242

504
8,279

0
15,757

0
0

3,692
153

14,717
268

0
0
0
0
60

2,263
0

2,316
106,538

0. 00 V.
9.677.
3.33V.
0.20"/.

63.477.

0.79"/.
0. 00/1
0
0
0
1

007.
007.
237.
847.

777.
007.
007.
027.
667.
317.
027.
16:-:
637.
007.
107.
007.
00X
207.
05"/.
017.
777.

0.097.
0.007.

007.
007.
007.
027.
737.
007.
757.

TOTAL 308,709 100.007.



Mcnmouth ?-. Ocean — Data

f ai :-=:hr4. wks pi p2 p3
0:,'25/S4 Population

1930 V. 1970

Mu.n i c i D a1i t i es

1 Aberdeen " "~ 177235 ~ 2.03V. 77,680
2 Alisnhurst . • 912 0.1 IV. 1,012
3 Allsntown 1,962 0.23V. 1,603
4 Asbury Park 17,015 2.00% 16,533
Z At I ant i c Hi gh 1 a 4, 950 0. 53V. 5, 102
a Avcn-By-The-Sea 2,337 0.28V. 2,163
7 Bel mar 6,771 0.80V. 5,732
5 Bradley Beach 4,772 0.56V. 4,163
9 Brielle 4,063 0.43V. 3,594

10 Colts Neck 7,333 0I93V. 5,319
11 Deal 1,952 0.23V. 2,401
12 Eatontown 12,703 1.50V. 14,619
13 Englishtown 976 0.1 IV. 1,043

Manalpan 18,914 2.23V. 14,049
14 Fair Haven" 5,679 0.67V. 6,142
15 Farmingdale . 1,343 0.16V. 1,143

Howell 25,065 2.95V. 21,756
la Freehold Bora 10,020 1.13V. 10,545

Freehold Twnshp 19,202 2.26V. 13,135
17 Haslet 23,013 2.71V. 22,239
IS Highlands 5,137 0.61V. 3,916
19 Hclmdel 3,447 0.99V. 6,117
20 Interlaken 1,037 0.12V. 1,132
21 Keansburg 10,613 ' 1.25V. 9,720
22 Keyport 7,413 0.37V. 7,205
23 Little Silver 5i,543 0.65V. 6,010
24 Loch Arbour 369 0.04"/. 395
25 Long Branch 29,319 3.51V. 31,774
26 Manasquan 5,354 0.63V. 4,971
27 Marlboro 17,560 2.07V. 12,273
2S Matawan 8,837 1.04V. 9,136
29 Middlstown 62,574 7.37V. 54,623
30 Millstone 3,926 0.46V. 2.535
31 Monmouth Beach 3,313 0.39V. 2,042
32 Neptune 28,366 3.34V. 27,363
33' Neptune City 5,276 0.62V. 5,502
34 Ocean 23,570 2.73V. 18,643
35 Oceanport 5,338 0.69"/. 7,503
36 Red Bank 12,031 1.42V. 12,347
37 Roosevel t % 335 0. 1OV. 314
3S Rumson 7,623 0.90V. 7,421
3? Ssa Bright 1,312 0.21V. 1,339
40 Ssa Girt 2,650 0.31"/. 2,207
41 Shrewsbury Boro 2,962 0.35V. 3,315

Shrewsbury Twp 995 0.12V. 1,164
42 South Belmar 1,566 0.13V. 1,490
43 Spring Lake " 4,215 0.50V. 3,396
44 Spring Lake Hts 5,424 0.64V. 4,602
45 Tinton Falls 7*, 740 0.91"/. 3,395



nor.^outh *.'. Ccian - Data Base

59
60

&J.

'Jr.ion Beach
Upper Freehold
Wai 1
N. Long Branch
MCNMGL'TH COUNTY

-•0 Barnsgat Twnshp
51 Barnscat Light
52 Bay Head
53 E-:each Haven
54 Beachwocd
55 Bsrkslsy
56 Brick
57 Dover

Eagleswood
Harvey Cedars
Island Heights
Jackson
Lacey
Lakehurst
Manchester
Lakswood
Lavallette
Little Egg Harb
Long Beach
Mantoloking
Ocean
Ocean Gate
Pine Beach
PIumsted
Point Pleasant
Pt. Pleasant Be
Seaside Heights
Seaside Park
Ship Bottom
S. Toms River
Stafford
Surf City
Tukerton
OCEAN COUNTY

TOTAL

69
70

/1>
-77

73

a t

6,354
2,750
13,952
7,330

103, 173

3,702
61?

1, 340
1,714
7,637

23,151
^j .—1 _ t|j ̂ ^ ^

64,455
1, 009

•-> 6 •-•

1,575
25,644
14,161
2,908
27,937
33,464
2,072
3,483
3,483

433
3,731
1,335
1,796
4,674
17,747
5,415
1, 302
1,795
1,427
3,954
10,3S5
1,571
2,472

346,038

849,211

0. 75%
0.32%
2.23%
0.37%

5?. 257.

1. 02%
0. 07%
0. 167.
0. 207.
0.91%
2.73%
6.327.
7.59%
0. 127.
0.047.
0. 197.
3.027.
1. 67%
0.34%
3.30%
4.53%
0.247.
1.00%
0.41%
0.05%
0.447.
0. 167.
0.21%
V.-1 a ta/W /•

2.097.
0.647.
0.217.
0.21%
0. 17%
0.47%
1. 22%
0.137.
0.297.

40.757.

100.00%

6,472

16,490
6,345

461,341

1,539
554

1, 033
1, 4SS
4,390
7,913

35,057
43,751

323
314

1, 397
13,276
4,616
2,641
7, 550

25,223
1, 509
2,972
2,910

319
2, 222
1,031
1, 395
4, 113
15,963
4,332
1, 243
1,432
1, 079
3,931
3,634
1, 129
1,926

208,470

670,311

Source: N.J. Dept. of Labor,
Population Estimates for
New Jersey, Sept., 1983.



Ccssn - Data Bass

.?. i r s.~ r 4 . w k i» p6

1

•—«

"T

4in

6
7
3
9

10
11
1 ̂

14
15

16

17
13
19
20

24
•—ter

26
27
23
29
30

32

34
35
36
37
33
39
40
41

42
43
44

Municipali ti ss

Aberdeen
All er, hurst
Al1 entown
Asbury Park
Atlantic Highla
Avon-By-The-Sea
Bslmar
Bradley Beach
Brislle
Colts Neck
Deal
Eatontown
Engli shtown
Manaipan
Fair Haven
Farmingdals
Hcwel1
Freehold Bora
Freehold Twnshp
Has 1et
Highlands
Holmdel
Inter 1 aken
Keansburg
Keyport
Little Silver
Loch Arbour
Long Branch
Manasquan
Marlboro
Matawan
Middletown
Mi 1Istcne
Monmouth Beach
Neptune
Neptune City
Ocean
Oceanpert
Red Bank
Roosevelt
Rumson
Sea Bright
Sea Girt
Shrewsbury Bora
Shrewsbury Twp
South Bel mar
Spring Lake
Spring Lake Hts
Tinton Falls

Change
1930-1970

(445)
(100)
359
432
(152)
174
939
609
474

2,069
(449)

(1,916)
(72)

4,365
(463)
200

3, 309
(525)

6,017
774

1,271
2,330
(145)
393
203
(462)
(26)

(1,955)
333

5,237
(299)

7,951
1,391
1,276

503
(226)

4,927
(1,615)•

(316)
21

202
473
443
(353)
(169)
76

319
322
(655)

1930-1970
Muni ci pali ty

-2.5%
-9.9%
22. 4%
2.9%

-3.0%
3.0%

' 17. 17.
14.6%
13.2%
35.67.

-13.7%
-13.1%
-6.9%
34.67.
-7.57.
17.4%
15.27.
-5.0%
45.67.
3.57.

-12.37.
9.27.
2.9%

-7.7%
-6.6%
-6.2%
7.77.

43. 17.
-3.3%
14.67.
54.9%
62.57.
1.3%

-4. 1%
26.4%

-21.57.
-6.4%
2.6%
2.77.

35.3%
20. 17.

-10.6%
-14.5%

sr -f •/
.J • 1 .'.
3.2%
17.9%
-7.3%

/•
1930-1970
Region

-0.257.
-0.06%
0.207.
0.27%

-0.03%
0. 10%
0. 55%
0.347.
0.26%
1. 16%

-0.25%
-1.077.
-0.04%
2.72%

-0.26%
0. 11%
1. 35%

-0.29%
3.36%
0.43%
0.717.
1.307.

-0.03%
0.50%
0. 12%

-0.26%
-0.017.
-1.09%
0.217.
2.967.

-0. 177.
4.44%
0.737.
0.717.
0.23%
-0.13%
2.75%

-0.90%
-0.467.
0.017.
0. 11%
0.267.
0.25%

-0.207.
-0.09%
0.047.
0. 137.
0.46%

-0.37%



Men me n t h Ccesn - Da ta Bas

J-6 Ur . icn 5-s^.ch
•••1-7 Ucpsr F r e e h o l d
43 Wa i l
4 9 !.g. Lcng B ranch

MDriMQL'TH COUNTY

( 1 1 3 )
199

2,462
535

•1,332

-1.37.
/ • o / •

14.97.
7.37.
3.97.

-0.077.
0. 117.
1 TOV
4. • ••••_/ / .

0.307.
23. 107,

56
57
53

50 Sarnsgat Twnshp
51 Bsrnegat Light
52 Bay Head
53 Beach Haven
54 Beachweed
55 Berkeley

Brick
Dover
Eagleswcod

59 Harvey Cedars
60 Island Heights
61 Jackson
62 Lacey
63 Lakehurst

Manchester
64 Lakewocd
65 Laval lette
66 Little Egg Harb
67 Long Beach
63 Mantoloking
69 Ocean

Ocean Gate
Pine Beach
Plumsted
Point Pleasant
Pt. Pleasant Be

'5 Seaside Heights
r6 Seaside Park

Ship Bottom
S. Toms River
Stafford
Surf City
Tukerton
OCEAN COUNTY

TOTAL

70
71
72
73
74

77
73
79
GO
3 1

7, 163
65

257
226

3,297
15,233
is!572
20,704

' 136
49
173

7,363
9,545

267
20,437
13,241

563
5,511
573
114

1, 509
304
401
561

1,779
533
554
363
343
(27)

6,701
442
546

137,563

173,900

465.47.
11 . 77.
23.77.
15.27.
75. 17.

192.47.
ejT (')*/

47.37.
22.67.
15.67.
12.77.
40.37.

206.37.
10. 17.

270.7"/:
52.57.
37.37.

185.47.
19.97.
35.7"/:
67.97.
r»o 1 v

28.77.
13.67.
ii. i::
10.97.
44.47.
T>=: T V

Tr» T V

-0.77.
131.97.
39. 17.
23.37.
66.07.

26.77.

4.00%
0. 047.
0. 147.
0. 137.
1. 847.
3.517.

10.337.
11.577.
0. 107.
0.037.
0. 107.
4. 127.
5.347.
0. 157.

11. 427.
7.407.
0.31'/-
3.087.
0.327.
0.067.
0.347.
0. 177.
0.227.
0.31%
0.997.
0.307.
0.317.
0.207.
0. 197.

-0.027.
3.757.
0.257.
0.317.

76.907.

100.007.



:jC3.sri - Data Pass

~." r. i r -•»r*i J~ ~T . v-j k ̂3 , 1

25/24 Valuation

Net

1 Aberdeen ' 350,391,091
2 A11sn hurs t 40,119,535
3 Allentown 35,632,394
4 Asbury Park 156,613,391
5 Atlantic Highla lis', 132,440
Jz Avon-By-The-Sea 73,557,300
7 Belmar 155,698,213
8 Bradley Beach 33,331,916
9 Brialls 172,334,013

10 Colts Neck 313,065,040
11 Deal 176,063,450
12 Eatontown 235,465,264
13 Englishtown 21,030,640

Manalpan 540,723,256
14 Fair Haven 178,753,463
15 Farmingdale 23,279,573

Hcwell 543,129,033
16 Freehold Boro 206,448,755

Frsshold Twnshp 563,473,389
17 Haslet 419,527,212
13 Highlands 110,776,192
19 Hol.Tidel 556,714,760
20 I n t er 1 a k en 33, 771, 361
21 Ksan s b ur g 116,663,316
22 Keyport " 126,246,835
23 Little Silver 210,443,979
24 Loch Arbour 12,770,532
25 Long Branch 507,847,676
26 Manasquan 213,771,990
27 Marlboro • 515,696,058
28 Matawan 172,685,732
29 Middletown 1,700,350^055
30 Millstone 135,512,139
31 Monmouth Beach 143,799,973
32 Neptune 499,224,256
ZZ Neptune City 104,950,623
34 Ocean 672,469,230
35 Qceanpcrt 201,317,323
36 Red Bank 264,366,196
37 Roosevelt 17,401,998
33 Rumson 350,304,747
39 Sea Bright 76,732,301
40 Sea Girt 172,321,702
41 Shrewsbury Boro 130,366,101

Shrewsbury Twp 5,169,871
42 .South Belnar 33,932,434
43 Spring Lake 235,348,572
44 Spring Lake Hts 143,935,896
^Z Tinton Falls 213,454,775 0.93% 27,578

of
Regian

1.53%
0. 137.
0. 16%
0.637.
0.52%
0.347.
0. 63%
0.36%
0.757.
1. 37%
0.77%
1. 257.
0.09%
2.367.
0.737.
0. 12%
2.40%
0.907.
2.49%
1. 337.
0.48%
2.43%
0. 177.
0.51%
0.55%
0.927.
0.06%
2.22%
0.937.
2. 257.
0.75%
7.437.
0.59%
0.657.
2. 187.
0.467.
2.94%
0.33%
1. 16%
0.087.
1 • J w /.

0.347.
0.757.
0.577.
0.027.
0. 157.
1. 037.
0.63%

Value
Per capita

20,330
43,991
13,161
9,204
23,375
33,615
22,995
17,473
42,376
39,639
90,196
22,472
21,599
28,539
31,477
20,979
21,868
20,604
29,605
13,230
21,357
65,907
37,333
10,993
17,030
37,932
34,603
17,031
39,923
29,363
19,541
27,173
34,517
44,346
17,599
19,892
28,531
34,191
21,974
20,341
46,019
42,374
65,027
44,013
5. 196

21,663
55., 336
26,537



Mormouth Ocsan Data Base

•;-6 Union Peach
47 Upper Freehold
43 Wail
4? '••4. Long Branch

96,972,101
106,903,753
530,993,903
220,656,062

MCNMOUTH COUNTY13,171,417,430

53
59
60
61
62

64
65

67
6S
69
70

7P

79
P.C:

barnagat Twr.shp 163,
Barnegat Light 128,
Bay Mead " 139,
Beach Haven' 219,
Beachwood 136,
Berkeley 710,
Brick 1,503,
Dover 244,
Eaglaswood 35,
Harvey Cedars 137,
Island Heights 41,
Jackson 497,
Lacev 433,
Lakshurst 28,
Manchester 712,
Lakewosd 713,
Laval le-.te 234,
Little Egg Harb 307,
Long Beach 852,
Mantaleking 131,
Ocean 137,
Ocsan Gate 36,
Pins Beach 49,
Plumsted 77,
Point Pleasant 466,
Pt. Pleasant Be 242,
Seaside Heights 133,
Seaside Park 162,
Ship Bottom 151,
S. Toms River 46,
Stafford 431,
Surf City 207,
Tukarton 70,
OCEAN COUNTY 9,70lj

TG^AL

124,
463,
904,
014,
947,

233,
465,
925,
269,
390,
109,
678,
754,
973,
392,
344,
383,
106,
963,
331,
636,
595',
923,
550,
692,
515,
545,
599',
253,
170,
571,
646,

356
637

060
033
611
204
609
731
374
377
534
743
203
154
750
432
279
615
797
801
657
029
916
966
236
313
930
460
843
906
727
577

0. 427.
0.477.
2.547.
0.967.

57.537.

0.717.
0.567.
0.617.
0.967.
0.597.
3. 117.
6.597.
1. 077.
0. 167.
0.607.
0. 137.
2. 187.
2. 137.
0. 137.
3. 12%
3. 127.
1. 037.
1.347.
3.73%
0.577.
0.607.
0. 167.
0.227.
0.347.
2.047.
1. 067.
0.617.
0.717.
0.667.
0.207.
2. 107.
0.917.
0.317.

42.42/1

100.007.

15,262
33,376
30,656
29,399
26', 177

13,732
206,936
104,077
123,299
17,694
30,709
23,123
3, 739

35,149
379,961
26,203
19,415
34,469
9,362

25,467
18,562

113,365
w « 6 , -i_:< 1

244,521
302,787
36,979
26,232
27,665
16,601
26,310
44,792
76,966
90,533
106,199
11,785
46,341
131,372
23,543
28,036

26.93422,373,064,057

Source: 1980 US Census
.Abstract of Ratables, 1933
Ocsan %>. Monmouth Counties'1

Boards of Taxation



Mcnmouth S<. Ocean - Data Bass

•f airshr4. wks
01/25/B4

Mur. icip&lities

v4

7.
V.F.C,
re on

1

rr

4
5
6
7
S
9

10
11
12
13

14
15

16

17
18
19
20

23
24
25
26
27
2S
29
30
31

34
35
36
37
3S
39
40
/I 4

.-"» •""•

44

Aberdeen
AlIsnhurst
Al lentown
Asbury Park
Atlantic Highla
Avon-By-The-Sea
Bel mar
Bradley Beach
Erielle
Colts Neck
Deal
Eatontown
Engli shtown
Manalpan
Fair Haven
Farmingdale
Howei1
Freehold Boro
Freehold Twnshp
Hazlet
Hi ghlands
Holmdel
Interlaken
Keansburg
Keyport
Little Silver
Loch Arbour
Long Branch
Manascuan
Marlboro
Matawan
Mi ddletown
Millstone
for. mouth Beach
Neptune
Neptune City
Ocean
Cceanport
Red Bank
Roossvelt
Plums or.
Sea Bright
Sea Girt
£ h r ~ '-* s b LL r y B c r o
S!-. r e w s b u r y T w p
Sc^-.th 3s 1 mar
Spring Lake
Spring Lake Hts
•7 ; -. -̂  - "; p .̂  1 1 K

0.500%
1. 0S37.
0.447%
0.2277.
0.53E7.
0.S2S7.
0.566%
0.430%
1 - 0437.
0.9777.
^ ^ k ^V /"* •/

0.553%
0.532%
0.7047.
0.775%
0.5167.
0.5387.
0.507%
0-729%
0.449%
0.5267.
1.622%
0.920%
0.271%
0.419%
0.9347.
0.852%
0.419%
0.983%
0.723%
0.431%
0.669%
0.850%
1.104%
0.4337.
0.490%
0.702%
0.342%
0.541%
0.513%
1.133%
1.043%
1.601V.
1. 0837.
0. 125".
0.533%
1.375%
0.653%
0. C3~T?%


