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INTRODUCTION

A Master Plan for the City of Beverly is a record of the physical, economic and
social development of the City. This Master Plan was developed in accordance with the
provisions of the Municipal land Use Law (N.J.S.A. 40:55D) and is designed to guide the
appropriate use, development and redevelopment of lands within the City which will
promote the public health, safety and general welfare of the present and future residents of
the City of Beverly. This plan will replace the 1966 Master Plan which was subsequently
revised in 1977, 1982 and 1989.

A Master Plan presents a general statement for the desirable long-range and
comprehensive physical development policy of a community by designating appropriate
uses for private land and the general location and extent of all necessary public
improvements and facilities. It can function as a guide for future physical and economic
growth of a community with the overall development policy. Although it represents an
ideal, the Master Plan is scaled to the realities of the present community, for its goals must
be achievable by the community. The Zoning Ordinance, in fact, must reflect the intent
and objectives of the adopted Master Plan. |

Beverly is basically a residential community, with a central commercial area and a
defined area for industrial development. The City requires a plan which protects existing
_residential areas, provides redevelopment opportunities in areas most suited for infill uses,
provides adequate services and facilities for the present and projected population, and
preserves open space in areas of environmental concern. It is important that a planning
program be established which permits growth to be managed with consideration to fiscal
capabilities of the City and other levels of government.

In formulating this Master Plan for the City of Beverly, consideration has been given
to the Master Plans and development occurring in the surrounding municipalities of
Delanco Township and Edgewater Park. Policy established in this plan is coordinated with
the Burlington County Planning Board, and the State Development and Redevelopment
Plan.

In preparing this Master Plan, assistance and input was received from the Mayor,
Planning Board, City Clerk, Tax Assessor, Engineer, Attorney, School Principals, Fire



Department, First Aid Squad, Library, Public Works Department and Police Department,
in addition to various County and State agencies.
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OBJECTIVES, PRINCIPLES, ASSUMPTIONS,
POLICIES AND STANDARDS

The City of Beverly Master Plan is based upon objectives, principles, assumptions,

policies and standards which have been developed over time by the Mayor and Council,
Planning Board, Board of Adjustment, and other City boards and agencies. The Master
Plan proposals for the physical, economic, and social development of Beverly are based
upon the following planning and development guidelines.

OBJECTIVES

The Beverly Master Plan is based on several objectives in accordance with the

Municipal Land Use Law:

1.

To encourage municipal actions which will guide the long-range appropriate use of

and development of the lands within the City of Beverly in a manner which
promotes the public health, safety, morals, and general welfare of present and future

_residents.

To secure safety from fire, flood, panic, and other natural and man-made disasters,
To provide adequate light, air, and open space.

To ensure that development within the City does not conflict with the development
and general welfare of neighboring municipalities, the County, the region, and the
State as a whole.

To promote the establishment of appropriate population densities in locations that
will provide for the development of diversified residential areas to allow for a
sufficient choice among housing types and address the changing needs of a maturing
community to contribute to the well-being of persons, neighborhoods and
preservation of the environment.

To encourage the appropriate and efficient expenditure of public funds by
coordinating public and private development within a framework of land use and
development, principles, and policies.

To encourage and provide appropriate areas for the development, redevelopment
and maintenance of a comfortable, healthful, safe and stable residential



10.

11.

12.

13.

14.

environment while providing balanced commercial and industrial land use
consistent with and supportive of the residential use.

To encourage the location and design of transportation and circulation routes which
will promote the free flow of traffic in appropriate locations while discouraging
roadways in areas which would result in congestion, blight, or depreciate property
values.

To promote a desirable visual environment through creative development
techniques which respect the environmental qualities and constraints of the City and
of particular sites, and to foster resident cooperation to improve the visual
environment and to require new uses to comply with accepted design standards.

‘To promote the conservation of open space and valuable natural resources and

prevent degradation of the environment through improper use of land.

To encourage the preservation and restoration ‘of historical buildings and sites
within the City in order to maintain the heritage of Beverly for enjoyment by future

generations.

To encourage coordination of the numerous public and private regulations and
activities which influence land development towards a goal of producing efficient
uses of land with appropriate development types and scales.

To encourage the practicable recovery and recycling of municipal solid waste
through the use of planning practices designed to incorporate the State Recycling
Plan and to complement existing Burlington County and Beverly recycling programs.

To encourage development patterns minimizing future operating and capital
expenditures including comnsideration of innovative development techniques to
achieve an overall environment of quality, harmony, variety and interest.

PRINCIPLES

The Beverly Master Plan is based upon several principles concerning development

of land. These include:

L.

Encouraging residential development in locations and at densities which are



compatible with existing development patterns and can be properly serviced by
public roadways, utilities and services.

75 Locating public, commercial, service and office uses at sites and in locations which
are suitable for their use environmentally, economically and geographically, and are
compatible with existing uses, public facilities, roadways, and natural features.

3 Protection of natural and environmental resources including floodplains, wetlands,
and areas suitable for public and quasi-public recreational activities.

4, Encouraging a development pattern which will protect and enhance the long term
economic, social and welfare interests of present and future residents of the City.

ASSUMPTIONS
The Beverly Master Plan is based upon several assumptions:

1. That there will be no catastrophic disruption of the existing natural and/or cultural
development of the City.

28 That Beverly will be able to guide its growth in accordance with the Municipal Land
Use Law and will have input into any proposed County, Regional, State and/or
Federal development plans which may affect the City or its immediate environs.

3. That future growth during the next five (5) year period will not exceed the capacity
of the City to provide essential community facilities, utilities, and/or services.

POLICIES

The Master Plan for the City of Beverly is based upon policies which have been

developed by the Planning Board and other land development review agencies.

1.

Planning will include a variety of residential and non-residential uses which will
encourage an enhancement of the City of Beverly as a quality residential community
supported by business and recreational areas for western Burlington County.

To protect and enhance the environmental quality of the City.

To consider and evaluate innovative development proposals which would enhance
and protect environmental features, minimize energy usage and encourage



development densities consistent with existing patterns of development.

4. To encourage commercial, office, recreational and service development within the
City which will provide employment for residents and contribute to a balanced
economic and ratable base for the City. -

5. To allow use of the riverfront by the City's residents while encouraging its
commercial development.

6. The proposed development contained in this Master Plan for the City of Beverly is
consistent with existing and proposed land uses in the adjacent Townships of
Edgewater park and of Delanco. Burlington County accepts the Master Plan of
each individual municipality as part of the County-wide planning effort. In the State

_Development and Redevelopment Plan, the City of Beverly has been identified as
an Existing Center within Planning Area 1.

STANDARDS

The Master Plan provides general standards for development, including type,
density, and location of development and delineation of areas which are not suitable for
development. The City Land Use procedures, zoning, and various development ordinances
including, site plan, land subdivision and design regulations provides specific standards for
the design, construction, and development of individual land uses within the City. In
addition, Beverly regulations pertaining to utilities, fire prevention, waste disposal, and
other development factors have been adopted and are applied by the Planning Board and
Board of Adjustment and other boards and agencies. Burlington County, the State of New
Jersey, and federal planning and regulatory agencies have also detailed standards
pertaining to environmental features, roadways, utilities, etc. which are utilized in the
overall development process in the City of Beverly.
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LAND USE PLAN ELEMENT

Existing land development patterns in the City of Beverly provide a framework upon
which future land planning should be based. The type, density and distribution of uses
have evolved over time to produce the framework which exists today. While the City is
predominantly residential in character, there still exists a variety of land use types within
the development pattern.

The scale of future development will be restricted to the limited amount of vacant,
developable land and redevelopment of existing parcels. However, the City of Beverly has
the opportunity to plan and guide future development and redevelopment to achieve
compatible and desirable growth patterns.

“There are only a few undeveloped areas within the City, including oversized lots
‘with subdivision potential. Many of these are encumbered by steep slopes, drainage
problems and/or other environmental concerns.

BACKGROUND .

Founded in 1850 as a Borough, Beverly was incorporated as a City in 1857. It is
located on the Delaware River midway between Trenton and Camden. Early growth was
also a result of good railroad access. Mullin and Lonergan in their 1966 report to the City
of Beverly note: "Through the years the growth of Beverly has been relatively steady but
modest. By 1930, the population had increased to 2860 persons. In the thirty year period
to 1960 the population increased by 540 persons or nearly 20 percent to 3400. Much of this
increase was due to the pressure of general population expansion after World War IL."

The 1970 Census showed a population of 3,105, a decrease of 295 or 8.7%. In 1990
the total dropped by 132 or 4% to 2,973. While these decreases are small, it shows that the
City of Beverly has reached its maximum growth and now must manage its existing
resources within the existing framework of a shrinking population base.

EXISTING LAND USE

The City of Beverly consists of approximately 346 acres, or about one-half square
miles. Of this total, 293 acres, or 85 percent of the City is developed. In addition, 6.9 acres
or 2 percent are classified as recreation or conservation areas. This leaves approximately
39.07 acres or 11 percent as vacant land with some development potential.
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For the purpose of analyzing land use within the City, seven (7) major land use
categories were identified. These are: Residential, Commercial, Industrial, Public, Quasi-
Public, Streets and Vacant Lands.

EXISTING LAND USE MAP

An Existing Land Use Map (Appendix A) provides a graphic pattern of existing
developed and undeveloped land within the City. Remaining areas for potential
development are delineated, and existing land use conflicts are identified. This provides a
basis for planning future development patterns for the City of Beverly.

Use of the existing Land Use Map should not end upon completion of the basic
planning studies which create the Master Plan, but should be updated and renewed by
Officials when considering future decisions on Zoning, land development proposals and
improvement of public facilities.

LAND USE CLASSIFICATION

Classification of land by use and function is important in analyzing land
development patterns. The following definitions of uses and land area functions were used
to identify overall land use in Beverly.

Residential

Residential Land Uses are classified by type of dwelling units and lot size. A
dwelling unit represents a household with the customary facilities needed to accommodate
one family. The following definitions are taken from the 1977 Master Plan since they are
still in use.

(1) Residential - Low Density (R-LD): This district, covering the northern and eastern
portions of the city includes the riverfront estates and larger lot areas, greater than
15,000 square feet per unit predominates. In this district the integrity of both the
estates and other single family detached units should be protected. Subdivisions and
conversions to duplex or multifamily structures should be severely discouraged.
Almost 100 properties are within this area while approximately 75 are of the larger
lot variety.

This area may be considered Beverly's prestige residential area. Homes here are of
the most valuable in town possessing greater than average assessments. The City's
overall density is lessened by this area. Conversions and subdivisions here, besides



threatening the areas values and prestigious market position, would increase overall
city densities further beyond typical suburban standards.

(2)  Residential - Medium Density (R-MD): Medium Density is described as 6,000
square feet to 15,000 square feet per dwelling unit. In this area most units are at the
lower end of the range. The residential character of the area should not be
jeopardized by mixed uses or conversions. Because of the size of the lots, further
subdivision is generally impossible and quite undesirable. A plurality of Beverly's
land area is devoted to this use and density.

(3)  Residential - High Density/Restricted Commercial (R-HD/RC): This classification
describes the existing situation. Densities are generally between 4,000 and 6,000
.square feet per unit with many units having a lesser land area. This density is
equivalent to 7.3 to 10.9 units per net acre. This area, to a greater extent than the

two above, has many industrial, commercial and mixed uses within it. Most of the
non-residential structures are of a substantial construction. It is unlikely that these
income producing buildings will be demolished to make way for a new residential

unit. The impracticality of removing these structures along with the uses which
occupy them necessitates an alternative means to minimize conflict and maximize

the harmony between divergent uses.
Community Facility/Utility (CF):

This district along the river takes into account such land uses as the sewerage
treatment plant, water pumping station of the New Jersey Water Company, the Penn Street
park and a significant portion of the riverfront. It is the intent of the Planning Board that
this area remain essentially in its present state, providing essential municipal services while
constituting a significant portion of the City's open space.

Commercial:
Commercial uses are of basically a neighborhood service type with several

exceptions. Strip development along Warren Street is its present and expected future form.
A core of commercial uses is centered at Warren and Cooper Streets.



Industrial;

While some concentration of industrial uses exists along the rail lines of Conrail,
many of these uses are scattered throughout the residential areas of the City. It is
necessary that the structures housing these uses and the uses themselves relate as
harmoniously as -possible with the predominant residential uses.

Both the industrial uses in the residential areas and those within the industrial areas

should be light industry. Beverly's small size and high density militate against any type of
heavy industry with its attendant glare, noise, noxious fumes and other similar adverse

impacts.
Commercial - Recreational - Industrial (C-R-I):

"This district covers the vast majority of Beverly's vacant land. It is the intent of the
Planning Board that this area be developed as a mixed use area in a consistent and
comprehensive manner. The principal use is expected to be a commercial recreational
facility, e.g. boat marina, athletic/racquet club complex, offering a regional recreation
service provided by a private entrepreneur. Public facilities which do not produce a profit
are unsuitable for these parcels.

Other uses which may make use of this area along with the commercial recreational
facility are commercial offices, retail business and personal service operations.
Commercial uses which may be categorized as industrial are also suitable here providing
the impact, character and appearance of the use is not too dissimilar to offices e.g. research
and development and printing facilities.

LAND USE STUDIES

Residential Land Use
During the post World War II housing boom, the City of Beverly was virtually all
developed. The predominant land use was for housing, including the 71 unit HUD

project, Delacove Homes.

Residential development constitutes almost 47 percent of the total land area in the
City of Beverly, or 163.1 acres. Of this total, 158.5 acres, or 44 percent is Single
Family Development; and 4.6 acres or 3 percent is Apartment development.
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Commercial Land Use

Commercial development in the City of Beverly is primarily located along Warren
Street, from Broad Street to Cooper Street. This area has a very distinct identity
due to the uses present. However there are other commercial uses in residential
areas outside of this district. Commercial uses in the City primarily serve City
residents.

At this time, approximately 11.05 acres, or 3 percent of the City land area is
developed for commercial uses.

Industrial Land Use
Industrial development in the City of Beverly is primarily located along Railroad

Avenue, adjacent to Edgewater Park. However, there are some isolated Industrial
-uses within residential areas. There are 12.85 acres or 4 percent of the total land
area dedicated to this use.

Public and Quasi-Public .and Use
Public and Quasi-Public facilities occupy almost 24.49 acres, or 8 percent, of the

developed land area in Beverly. These uses include the City Hall complex, the
school grounds and the parks. The Firehouse, First Aid Building, Post Office and
other public uses are included in this category.

Churches
Church owned properties account for 12.58 acres or 4 percent of the developed land

area in Beverly.

Streets and Railroads
In the City of Beverly, almost 73 acres or 21 percent of the total land area is
occupied by streets. There are 12 miles of paved roads in the City.

Vacant Lands
At this time, approximately 39 acres are vacant lands in the City of Beverly.

Development potential of some of the large parcels along the river is questionable,
given flood zones and wetland areas. Also, the Cosden site is classified as a
hazardous waste site to be remediated under ECRA.

Given the small amount of developable land, existing development patterns in the
City will be expected to determine future uses. Existing Zoning Ordinances have
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been developed to reflect established use patterns.

A summary of Land Use in the City of Beverly is shown in the following Table:

TABLE 1

Land Use Acres Percent
Residential 163.09 47%
Commercial 11.05 3%
Industrial 12.85 (incl NJAWC) 4%
City 12.34 4%

Parks 4.50

Other 4.03

Paper Streets 3.81

Streets ' 73.0 21%
Quasi-Public 8.72 (incl. B.S.Auth) 3%
~School 3.43 1%
Cosden/ECRA 6.70 2%
State 10.85 3%
Churches & Cemetery 12.58 4%
Vacant 32.37 (less Cosden Site) 9%
347 Acres* 101%*

*Differences are due to rounding.

PROPOSED LAND USE
Although much of the City of Beverly has remained unchanged over the past

decades, there have been evolutions due to the various improvement programs which have
been enacted. The target areas of the Community Development Block Grants (CDBG)
Program and Neighborhood Preservation Program (NPP) are shown on Map B in the

Appendix.

Residential

While the identity of the City of Beverly can be characterized as residential, there
are some noticeable differences between areas of the City. Even though the land area is
small, there is a diversity of uses, just as in larger cities.

Upon consideration of various options, the Board decided the existing zones provide
the most regulatory control over future development application. These are described
previously under Land Use Classification. The perception is the existing lot sizes are too
small, and the Board is encouraging efforts to maintain appropriate levels of air, light and
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open space for the benefit of public safety and welfare. The existing Zoning Map is
presented in Appendix D. : o

Commercial

Commercial land uses are classified by location and the focus of the retail or office
operation,

Industrial
Industrial land uses are classified by location and type of manufacturing operation.

Town Center
This includes any building or land dedicated to public administration, health, safety
and welfare, such as the City Hall, Public Works, Firehouse, Post Office, First Aid,
Library, Schools, Parks, Open Space and Conservation Areas. Many of these
‘functions are located near each other and could be further identified by a new
designation. The sites are located on Map C in the Appendix.

Quasi-Public

Any building or land area of an organization which is generally open to the public,
but usually requires some form of membership or affiliation, such as churches and
fraternal organizations. These sites are located on Map C in the Appendix.

Streets
Rights-of-way for improved public streets which are improved are in this

classification.

Waterfront Development
This area along the Delaware River is identified for possible
development/redevelopment. This should include Delacove Homes, since that
could be an attractive redevelopment site when the HUD contract expires. This
area is near the designated commercial area, and also provides for a buffering of
uses to the R-2 Zone.

-13 -
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HOUSING AND FAIR SHARE PLAN ELEMENT

Effective July 2, 1985 every community must include a Housing Plan Element as a
part of the Master Plan. The City of Beverly adopted a Housing Element and Fair Share
Plan in July 1988.

This Housing and Population Element is intended to update the previous plan and
provide a document for resubmission to the Council on Affordable Housing (COAH) for
substantive certification.

The purpose of this section is to meet present and prospective housing needs,
establish residential standards, and proposals for the construction and improvement of
housing. ‘The intent is to give consideration to providing a realistic opportunity for
construction, conversion and rehabilitation of affordable housing. Affordable housing is
defined as those dwelling units available to low and moderate income families in
compliance with the requirements of the Council on Affordable Housing (COAH), the Fair
Housing Act and the Municipal Land Use Law.

The size of the City of Beverly which is 346 acres, is a neighborhood in many
communities. Yet within its confines, there are three (3) separate and distinct housing
areas, two (2) schools, identified commercial and industrial areas, and undeveloped
riverfront areas.

Residential density in Beverly is 5,505 per square mile, one of the highest densities
in Burlington County. The City only has 39 vacant acres. Of this, there are 35 identified
buildable lots in the R-3 Zone. A large part of the vacant land is in the flood plain of the
Delaware River. Part of this vacant land is owned by the State of New J ersey since it is a
spoils site from dredging of the Delaware River.

The Delaware River is frontage to many small, multifaceted communities. Of all,
Beverly is the most unique. It possesses a core of deteriorated housing stock. Its
residential neighborhoods are dotted with commercial and industrial uses. While park
areas are present, all need rehabilitation . The eight (8) churches in the City account for
3.6 percent of the land area. In all, 94 acres, or 27.2 percent of the City is tax free or vacant
properties.
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New Jersey Route 130 and I-295 serve to siphon most of the daily traffic away from
Beverly. Instead of being a destination, the City of Beverly is a bedroom community.
Residents work out of town. Local business are staffed mainly by locals who can walk to
work.

From the 1990 Census, 13.1 percent of Beverly residents are living below the
poverty level. This is very high compared to the Burlington County average of 4.1 percent.
Delanco has a below poverty population of 5.2 percent and Edgewater Park has a total of
2.9 percent of the population in that category.

Housing
The median Housing Value in the City of Beverly is $91,900.00, according to the

1990 Census. This was 24.7 percent less than Burlington County average of $122,000.00. In
Delanco the median price was $97,600.00 and in Edgewater Park it was $114,200.00. So, in
general, the riverfront communities lag behind the County in median housing value.

According to COAH, a housing unit for a low income family of four (4) would cost
about $65,000, at present interest rates, in Burlington County. For a moderate income
family of four (4), the estimated sales price would be $80,000.

Comparison of the 1970 and 1990 Census results shows a drastic improvement in the
housing stock of the City of Beverly. In 1970, 19 of 934 dwelling units were lacking full
bathroom facilities. By 1990, only 4 dwelling units out of 1,011 lacked complete plumbing.
However, there were eight (8) which lacked complete kitchen facilities and four (4) did not
have heat.

In 1970, 640 units or 68.5 percent were owner-occupied and 3.5 percent were
rentals.

In 1990, the rental aspects had increased slightly to 5.2 percent.

In 1985, COAH allocated 58 affordable housing units to the City of Beverly. This
number was compatible with the Burlington County Housing Allocation Plan of 1976. At
the time the following position was developed:

First the Housing Allocation Plan is an attempt to distribute the demand for low
and moderate income housing fairly among all Burlington County communities. The
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report notes that Beverly should receive no more than 80 additional housing units. This is
a reduction of 128 units from the demand of 208 units. This was done because of Beverly's
already high density, little available vacant land and the community's low fiscal carrying
capacity. The term fiscal carrying capacity means the fiscal ability of the community to
provide services and support for low and moderate income families while integrating them
into the community's mainstream without a significant adverse impact on the receiving
community. Beverly has the least ability of any community in Burlington County to carry
additional low and moderate income families.

Given the low cost of housing in some areas of the City of Beverly, much of the
COAH allocation has been met to date. Seventeen dwelling units have been provided
through new construction. Another 10 dwelling units have been met through rehabilitation.
Through CDBG and NPP programs, an additional 26 dwelling units had been provided
prior to July 1, 1992. This is a total of 53 affordablé units created and/or rehabilitated
within a COAH-determined need of 58.

_ What is important to note is the number of available building lots which by location
~ will result in housing for low and moderate income families. This could yield
approximately another 35 units. In addition, there is the Lehigh FElectronics/former
convent property at Third and Magnolia Streets which has potential for Senior Citizen
Housing. Therefore, there is adequate opportunity to meet present and future needs.

Demographic Characteristics

Household Size
In 1990, households in the City of Beverly averaged 2.94 people. This was the same
as the average for Burlington County. However, the neighboring Townships of Edgewater

Park and Delanco each averaged 2.7 people per household unit.

Age
The age profile for the City of Beverly shows the potential for an aging population.

As of 1990, 270, or 9.1 percent, residents were under 5 years of age, while 324, or 10.9
percent, were over 65. There is still a significant school age population of 608, or 20.5
percent. The working force group aged 18-64 has 1777, or 59.6 percent of the people.
These figures are compared with Burlington County totals in Table 2.
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TABLE 2

Age City County

0-5 270 9.1% 28,068 7.1%

5-17 608 20.5% 69,913 17.7%

18-64 1,771 59.6% 255,069 64.6%

65+ 324 10.9% 42,016 10.6%
2,973 100.1% 395,066 100.0%

The median age for Beverly is 32.4 as compared to 33 for the County of Burlington.
This is consistent with 32.8 years for Edgewater park and 34 years for Delanco.

Sex and Race
In 1990, 1,535 people or 51.8 percent were female and 1,438 or 48.2 percent were
males in the City of Beverly.

The racial breakdown for Beverly, neighboring towns and the County highlights the
uniqueness of the City. This information is presented in Table 3.

TABLE 3

Beverly Edgewater Park Delanco County
Race Total % Total %o Total % Total %
White 2145 721 6783  80.9 3316  100.00 324903 822
Black 731 24.6 1528 18.2 0 56,868  14.4
Other 91 3.3 77 0.9 0
Hispanic
Origin 126 4.2 213 2.5 47 14 12,980 3.3
TOTAL 2873  100.0 8383  100.0 3316 100.0 395,066  100.0

According to the above statistics, the City of Beverly has a significant minority
population which is almost double the County average. Persons of Hispanic origin are
present in Beverly at a higher concentration than the other areas.

Income

In 1990 the median household income for the City of Beverly were 18.5 percent
lower than the average for Burlington County. Similarly, the median family income was 29
percent less than that for the County. Table 4 shows the comparison.

-17-



TABLE 4

Median

Income Beverly Edgewater Park Delanco ounty -
Household $30,303 $41,285 $36,964 $42,373
Family $33,821 $47,659 $43,984 $47,641
Sex

The male-female ratio in Beverly is almost even, with 1,438 or 48.4 percent males
and 1,535 or 51.6 percent females. This is slightly more female-oriented then the County
average of 49.5 percent males and 50.5 percent females.

Proposal
Given the preceding data, the City of Beverly appears to be meeting its Fair Share

Housing allocation. Due to the small land area, there is not a definable "receiving" area for

the housing to be located.

The fact that vacant building lots exist in areas of low and moderate income
housing, should support that any new construction will go toward meeting this need.
Recent construction has proven this to be so. Also, an active Neighborhood Preservation
Program is in place which is enabling the rehabilitation of low and moderate income limits.

There is potential for the Lehigh Electronics site to be converted to Senior Citizen
residences. Not only will this provide for the aging segment of the population, but in doing
so will free up other housing for families. Also, any development proposals for the
Riverfront area will be required to address any affordable housing issues which may arise

at the time.
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CIRCULATION PLAN ELEMENT
Regional Roadways

No major regional roadways exist in the City of Beverly, and the regional highway
system does not have a direct effect on local traffic movement or the local street system.
There i$ access to an interchange of 1-295 via Burlington County Route 626.

Primary Arterial Roadways
A primary arterial roadway serves as a regional connector for the vehicular

movement of people and goods. Ideally, there is limited access to these roads from
adjacent properties. A Circulation Map is included as Appendix E.

New Jersey State Highway 130 is in this classification since it provides access to
Beverly from the Philadelphia metropolitan regions, and parts of central New Jersey,
including Trenton and Princeton.

Secondary Arterial Roadways

A secondary arterial roadway serves as an inter-municipal connector for the
vehicular movement of people and goods. In addition, these roadways serve as main traffic

arteries within the community

Burlington County Route 543 (Warren Street), Route 630 (Cooper Street) and
Route 626 (Broad Street) are in this classification as they are the major connection with
Beverly to neighboring municipalities of Edgewater Park and Delanco.

Major Collector Roadways
Major collector roadways carry traffic from local streets and major traffic generated

land uses to and from the arterial roads.

A major collector roadway in the City of Beverly is Manor Road.

Minor Collector Roadways
Minor Collector roadways serve to collect traffic from major residential areas and

provide access to major collector and arterial roadways.

Minor collector roadways in the City of Beverly are Pine Street and Putnam Street.
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Local Streets and Local Collectors

Local streets have the primary function of providing access to abutting properties.
They also serve as easements for the various public utilities and provide light and air to
adjacent buildings. Local streets should have a minimum right-of-way width of fifty feet
(50) with suitable shade tree and utility easements.

Some local streets serve as "local collectors”. While not included in the Federal
Functional Classification System, local collectors do serve a dual function of property
access and traffic collection. Local collectors may serve as "through” streets in major
subdivisions and planned developments. Design standards based upon traffic intensity,
usage and other circumstances should be evaluated to determine pavement width, need for
sidewalks and other street design standards.

Roadway Jurisdiction
In general, primary arterial roads should be a State responsibility, and secondary

arterials should be a combined State and County responsibility.

In the City of Beverly, the secondary arterial roads of Burlington County Routes
543, 626 and 630 are maintained by the County of Burlington.

The City of Beverly has responsibility for all other public streets. Maintenance
funding comes from taxes and contributions from the Safe Streets Program of the State.
This source has decreased in recent years. Community Development Block Grants
(CDBG) provide some needed improvements.

Intersection Problems

There are three (3) dangerous intersections all of which involve a County Road -
Warren Street. The County has denied that traffic lights are needed because there has not
been a consistent record of fatalities.

Two of the intersections, Manor Road at Warren Street and Cooper Street at
Warren Street have sight problems. A four-way stop sign may ease the problem.

Broad Street at Warren Street does create traffic congestion. A traffic light may be
needed here to improve traffic flow.
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Traffic Accidents
According to the Chief of Police, vehicular and other accidents in the City of

Beverly have remained constant over the past three (3) years.

Number of Accidents: Year Vehicular Other

1989 62 3
1990 56 2
1991 56 3

There have been no fatalities sincé 1985. In the last S years there has been no

change in the rate of accidents.

Public Transportation
Regional Bus Service is provided by New Jersey Transit which runs via U.S. Route

130. Bus Route 419 which runs from Burlington Center Mall to Philadelphia serves the
City of Beverly on Warren Street. Connections to Route 409, which runs via U. S. Route
130, are possible which provides access to Trenton Train Station and Quaker Bridge Mall.
Connections to PATCO in Camden provide access to the N.J. Transit Atlantic City Rail

line.
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UTILITY SERVICE PLAN ELEMENT

Water Facilities
Potable water is supplied to the residents of Beverly by the New Jersey-American

Water Company. At present, the water source consists of three (3) wells. Two (2) are
located at the Front Street site. A third is located on Cooper Street in Edgewater park.

The water is treated and distributed from the Front Street location which has
capacity for 2.2 million gallons per day.

Portions of the water distribution system was rehabilitated in 1960, Improvements
to the water plant, were completed in 1990.

Sanitary Sewerage

“The City of Beverly is serviced by the Beverly Sewerage Authority. The treatment
plant located at Penn and Magnolia Streets has a capacity of one (1) million gallons per
day. 950 Residential properties in the City are served by the Authority. At present the
Township of Delanco is a customer of the facility. At present, only one-half of the capacity
is used.

Solid Waste Disposal _
Solid waste is collected in Beverly by a contracted firm with pick-up once a week at
each residence. At present, waste is disposed of at the Burlington County Resource

Recovery Complex.

Leaves are deposited in Delanco under a contractual arrangement. A recycling plan
is included as a separate section in this Master Plan.

Storm Drainage and Flood Control

According to the Flood Emergency Management Act (FEMA) Map, most of the
City is located in Zone X which is outside of the 500 year Flood Plain. Portions of the City
which are located along the Delaware River are Classified as Zone AE - with a base flood
elevation of 11, and shaded Zone X, which are areas of a 500 year flood, with 100 year
flood levels of 1 foot or less, or are protected by levees from the 100 year floods.

Public Works Department

The Sanitation and Road Department of the City of Beverly is responsible for
maintaining 12 miles of City streets. There are two (2) employees, a Superintendent and a
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laborer. The City owns two (2) trucks, a wood chipper, leaf vacuums and other machinery
needed to perform routine maintenance. Municipal street sweeping is contracted out to a

private firm. Recycling bins are maintained at City Hall.

Most of the streets in the City (95 percent) have sidewalks and curbs. Street lights
are present at least at every intersection. Curb and sidewalk repair and replacement is
often accomplished with Community Development Block Grant (CDBG) or Neighborhood
Preservation Program (NPG) funding. The need for street lights is being reviewed under
the Safe Streets Program.
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COMMUNITY FACILITIES PLAN ELEMENT
Municipal Building
The City of Beverly Municipal Building is situated on Broad Street, and is located in
a former school building which was constructed in 1928. The building houses all of the
daily functions of the City.

Offices located in this building include the Assessor, City Clerk, Building Inspector,
Welfare Director, Health Officer, Tax Collector, Magistrate and Violations Clerk. The
Municipal Court and Council Chambers share a meeting room. The Police and Fire
Department offices are also located here. The Neighborhood Preservation Program is
based here also.

. The building needs to be upgraded to meet disabled accessibility requirements.
Plans have been prepared for the renovations, but a source of funds is needed.

Adequate parking is provided to the side of the building and on adjacent streets.

~ City Library

The Beverly Library is a private corporation which serves the City of Beverly and
the Township of Edgewater Park. Residents denate an annual fee to become part owners.
Due to a staff shortage, the library which is located in Memorial Hall on Cooper Street, is
only open at certain hours, five days a week.

City Police Department
The Police Department of the City of Beverly has a staff of eight (8). This includes

a Chief, 7 full-time officers (Captain and 6 patrolmen) and 5 part-time officers (Sergeant
and 4 patrolmen). Dispatching is through central communications in Westhampton (911).

The Police Department has three (3) patrol cars, a 1988, 1989 and 1992. These are
used 24 hours per day. They do not have computer ties to any information systems and
cannot afford software to utilize the personal computer that they have.

According to the State Department of Corrections, they are in compliance at
present. They have a holding area of a bench with bars and video, but no cell, which would
also require audio. They are located in the basement of City Hall, which is in need of
upgrading. There is also a courtroom which is shared as Council Chambers,
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There has been an increase in crime since 1989:

1989 527 calls
1990 604 calls
1991 664 calls
1992 525 calls to date

In 1991, the reason for police calls was broken down as:

Simple Assaults 45%
Domestic 20%
Criminal Mischief 15%
Theft 10%
Violent Crime 10%

Public and Private Schools

.The Beverly Board of Education has one school with 375 students, Grades
Kindergarten through Eighth as of August 1992. The students attend High School in
Mount Holly at the Vo-Tech - (21 students); Palmyra High School - (42 students); Holy
Cross Parochial - (14 students). There are 25 teachers and there are two classes for each
grade. The Superintendent's office is in the school building. The Board of Education
offices are in rented space.

The school is located on Bentley Avenue. The 3.5 acre tract include a playground
with a tot lot, two ball diamonds-- one with dugouts, rest rooms and an open play area.

St. Joseph's Roman Catholic Church operates a parochial school for grades
Kindergarten through Eighth. There is one class per grade level. The two story building
was completed in 1967. Classrooms are on the lower level, with upper level space utilized
as special activity rooms. There is a playground with a tot Iot, open play area and ball
diamond. 160 students are enrolled at present. In addition to Beverly, students come from
Willingboro and the adjacent towns. Busing is funded by the State of New J ersey.

City Fire Department
+ Beverly Fire Company #1. The building is quite old and was rebuilt in 1959. The

building is 40" wide by 20’ high by 150' long. The building houses one (1) 1969 Pumper and
one (1) 1989 Ladder Truck Pumper and two (2) Ambulances. Stored outside is one (1)
1965 Ford Walk-in Van which carries miscellaneous equipment and oxygen.

There are 40 total members with 10 to 15 active members who respond to fires.
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They have the usual ranking members with one Chief, Deputy Chief and Safety Officer
working out of an office at Town Hall. They have adequate equipment but will need to
replace the Pumper truck in the near future. The buildings only need to be upgraded.
They respond to a paging system and the sirens are only used on structure fires. They do
not use an air horn.

Hope Hose Fire Company #2. The building is older than at Fire Company #1. The
building is a two-story building and is 60' Wide and 80' Long. There are 55-60 total
members with 15-20 active members. The equipment stored inside is one (1) 1988
Pumper; one (1) 1982 Pumper; One (1) 1952 Pumper; and one (1) 1987 Fire Police Van.
One Pumper truck may have to be replaced in the near future,

_Funding for both fire companies comes from Fire Tax with minor amount of fund
raising. Both fire companies cover the adjacent town of Edgewater Park. Edgewater Park
does not have any fire protection of their own. They have a total of 200 to 150 calls per
year covering the two towns. Most of the calls are rubbish fires with brush, auto and
structure following respectively. There are approximately 70 structure calls per year.
Included in the 70 are false alarms, small appliance fires, etc. During daytime adjacent
towns are called for backup. There has been a decline in fires in recent years. No
explanation or opinion has been given.

There is also a Fire Police Department with approximately 4 members.

City First Aid Squad

The Beverly First Aid Squad operates out of the Beverly Fire Co. #1 facility. There
are about fifteen (15) active members. The Squad had owned a building lot on Broad
Street, but has since sold it. The existing arrangement is expected to suffice for the near
future.

City Churche
There are eight (8) churches located in the City of Beverly, all of which are active.

In addition to the actual church structure, many also have a separate residence, and some
denominations own parking lots. The Beverly Presbyterian Church is located on Warren
Street in adjacent Edgewater Park.
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St. Joseph's Roman Catholic Church and School

St. Joseph's occupies the largest property (7.15 Acres) of the churches in Beverly.
The parish boundaries include the City of Beverly, Edgewater Park, Delanco and part of
Burlington Township. The former convent structure located adjacent to the church has
never been associated with St. Joseph's Church. The complex occupies a visible site near
the center of the city on Warren Street. The Rectory is located across the street.

St. Stephen's Episcopal Church and Cemetery

St. Stephen's Church, classrooms and manse are located on the western end of
Warren Street. There is a parking lot located to the rear, on Perkins Street. The cemetery
is located at Bridge and Oak Streets.

First Methodist Church

The First Methodist Church is also located on the western end of Warren Street,
nearly across from St. Stephens. Parking is provided on the site. The church owns a

residence on Church Street.
First Baptist Church

This Church and the adjacent residence is located on Broad Street, at the

intersection with Warren Street.
Macedonia Baptist Church

The Macedonia Baptist Church occupies a new structure on the corner of Second
and Magnolia Streets. This congregation recently relocated from a facility on Locust
Street.

Bethel AME Church

The Bethel AME Church is located on Magnolia Avenue, between Warren and
Putnam Streets. The property is contiguous with a lot which fronts on Bentley Avenue.
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St. James Baptist Church

This structure is located on Broad Street, between Front and Second Streets. There
is a residence on the adjacent property.

Jerusalem Temple

Formerly the Macedonia Baptist Church, this small property is located on Locust
Street, between Second and Third Streets.
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PARKS AND RECREATION PLAN ELEMENT

Parks and open space areas enhance the quality of life in the City of Beverly by
providing opportunities for public recreation, and moderating residential development
densities. Open space can also enhance the aesthetic quality of the environment and
preserve natural resources such as forests and wetlands.

In spite of the abundance of water frontage in the City, open space is a scarce
resource in the City. It is important that existing sites be maintained,

Existing parks and recreation sites are owned by the City, the Board of Education
and St. Josephs. City parks are located on Parker Street, Penn Street, Veterans Drive, and
Broad Street.

Total acreage of the Parks and Recreation Areas is approximately 9.4 acres. Of this,
4.5 acres are owned and maintained by the City. Major areas are identified as follows:

Site Area Ownership
Veterans Field 3.03 Acres City
Broad Street Park 0.45 Acres City
Farnum Park 0.44 Acres . City
Firehouse Courts 0.35 Acres City
River Front 0.23 Acres City
Memorial Park 1.0 Acres NJAWC
NJAWC Field 14 Acres NJAWC
Lauinger Field (School) L5 Acres Bd. of Ed.
St. Joseph's Fields 1.0 Acres St. Joseph

The National Recreation Association recommends as a general standard, one (1)
acre of park and recreation area for 100 residents. Under this guideline, Beverly should
have 30 acres set aside for the resident population, however, this is not a realistic
parameter in this case.

At present the total need is being met by use of the school properties. Centrally
located, these facilities are within walking distance for residents within various
neighborhoods of the City.

The nearest regional park operated by Burlington County is Mill Creek Park.
Holiday Lake is a privately-owned recreational complex in Delanco, off of Route 130.
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Facilities located at the individual park areas are as follows:

Veterans Field

Located at Broad and Penn Streets, on the Delaware River, this City-owned Park
has a Gazebo, Soccer Field and Baseball Diamond.

Broad Street Park
Located across from City Hall on Broad Street, this Park provides playground

- equipment and a playing field.

oy

Farnum Park
Located at Pine Street between Jennings and Parker Streets, this facility has a

Tennis Court, Basketball Court and playground equipment. There is lighting on the site.
Some refurbishing is needed by the City.

Firehouse Courts
Lighted Basketball Courts located next to the Firehouse on Broad Street.

Riverfront
An unimproved access to the Delaware River.

Memorial Park and NJAWC Field _
This site which includes the adjacent vacant lot are located between Veterans Drive

and Front Street. Both parcels are owned by New Jersey-American Water Company
(NJAWC). The City has a long term lease which permits the use of the facilities. The
facilities provided are a Grandstand and bleachers, playground equipment, tables, benches
and grills.
Laninger Field :

Owned by the Board of Education, the playing fields at the school include a tot lot,
two (2) baseball fields - one with dugouts, rest rooms and an open play area. These are
located at Railroad Avenue, between Melbourne and Bentley Avenues.

St. Joseph's Fields

While no formal arrangement exists between the City and the School, the facilities
located on Manor Road include a tot lot, baseball field and open play area.
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CONSERVATION PLAN ELEMENT

The City of Beverly has very little land remaining vacant within its jurisdictional
boundaries. Therefore, no significant amount of actual conservation or natural resources is
practicable except for the river bank area. Here, the Riverfront flood plain area, in which
most of the City's vacant land is located, has been adequately protected and controlled by
an ordinance adopted in 1974. Any development along the flood plain must comply with
these provisions.

It is the intention of the Planning Board that the Riverfront be developed in a
manner that the general population of Beverly is able to use this resource. This
development should be done privately, rather than with public monies, A study has been
proposed by City officials to determine how much land is actually developable, and what
uses may be most feasible.

In addition, the estates along the river provide an important, practical and aesthetic
resource for the City. These properties should remain in their present form, as single-
family detached dwellings having direct access to the riverfront,
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ECONOMIC DEVELOPMENT PLAN ELEMENT

This section is based on 1990 Census data from the Burlington County Planning
Board. Discussion will center on household income, employment opportunities for City
residents, City tax base, revenue sources and expenditures. A projection for long-term
viability will be included as the City is virtually fully developed.

Household income for Beverly is thirty-seventh (37th) of the forty (40)
municipalities in Burlington County. The median household income for Beverly is one-
quarter less than that of Burlington County. Part of this can be explained by the significant
senior citizen and poverty level families.

A relatively high unemployment rate results in part from the general economy, in
addition to lack of local opportunities and work related disabilities among the resident
population,

In 1989, the City of Beverly had a budget of $2,421,916.43 in expenditures, or about
$815.00 per person. Under this budget, essential services are provided and basic
maintenance of public facilities is performed. What is lacking however, is any form of
capital expenditure to improve the existing conditions. Areas which need physical attention
are City Hall and the City-owned playgrounds. At City Hall, accessibility is a major
concern. The playground equipment needs refurbishing in addition to some cosmetic
improvements,

The largest single line item in the budget is reserves for uncollected taxes. In 1989,
the amount of $236,176.54 represented 11 percent of the total expenditures. Revenue from
taxes is fully 65 percent of the City Budget. Of this, the reserve for uncollected taxes
represents 13 percent.

State Aid revenues in 1989 were $60,173.35 or only 2.5 percent of the Budget. This
reinforces the fact that the City of Beverly relies mainly on its residential tax base and
whatever specific grant programs are available.

Total assessed real property valuations in 1989 were $38,953,915.00. Of this total,
$33,502,165.00, or 86 percent is residential. Of the balance, 7.1 percent is commercial
valuation and 4.8 percent is industrial. The balance is allocated to apartments and vacant
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land.

With such a reliance on residential property taxes, the City of Beverly cannot raise
taxes for fear of increasing the amount of uncollected taxes. Tax increases for schools and
County services also impact on the City's ability to collect revenues.

The State Equalized Tax Rate is $2.60. Of this $1.25 or 48 percent is for local
schools; $0.78 or 30 percent is for municipal purposes; $0.54 or 21 percent is for County
taxes and $.03 or 1 percent for County Library Tax.

While the City of Beverly is at best maintaining the status quo, it is important to
maximize any future private development plans. While new construction does create some
temporary jobs, long-term employment needs to be created. Light industry which requires
low-skilled labor should be solicited to reuse some of the vacant industrial buildings.

Without an influx of new, private capital, it is not likely there will be any change
within the City of Beverly in the near future.
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RESOURCE CONSERVATION AND RECYCLING PLAN ELEMENT

Water Conservation

A conscious effort should be made by the City to have all homeowners consider
water conserving fixtures for new installations or when replacements are made. Suggested
flow rates for water conserving fixtures are: '

Kitchen faucets - 2.5 gallons per minute
Bathroom faucets - 1.0 gallon per minute
Toilets - 3.5 gallons per flush
Showerheads - 2.0 gallons per minute.

Restrictions on lawn watering, car washing and unnecessary uses should be
considered for enforcement, particularly during the summer months when demand for

water is greater.

New Construction Guidelines

Conservation techniques for new construction and rehabilitation have been
established by the New Jersey Department of Environmental Protection and Eliergy
(NJDEPE) which can be adopted by the City of Beverly. These energy conservation
measures for residential construction are intended to maximize energy efficiency in new

construction and remodelling..
Conservation techniques include, but are not limited to, the following:

Siting - locating units with long axis within 30 degrees of true south, minimal
shading, limiting glass on north, east and west walls to a maximum of about 100 square feet.

Windows - double pane with wood frame or thermal break, with low infiltration

rating.
Doors - metal faced insulated door with magnetic weather stripping.

Insulation - ceiling: R-30 or R-38
walls: R-17 or R-19
floor over vented crawl space: R-11 or R-19.

Water heating - off peak metering/storage water heater; complete insulation of hot
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water piping; installation of heat traps on water lines.
Heating - clock controlled thermostat, heat pump and high efficiency heating units.
Cooling - whole house fan and efficient air conditioner units.

Appliances - high efficiency models are now available for most household
appliances.

Landscaping - evergreens along north and west sides, deciduous shading on south,
east and west windows.

Recycling Plan Element
A recycling Plan was prepared and adopted by the City of Beverly in 1988. This

plan still meets all County and State requirements. It consists of mandatory separation of
glass, aluminum, tin and newspaper. Organic matter such as leaves and grass are separated
from solid waste collection. Offices and businesses are to comply with County and State

regulations as applicable.
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RECOMMENDATIONS

The City of Beverly exists as a microcosm of a major metropolis. There is a variety
of housing opportunities, a mix of commercial and industrial uses, and all of the functions
and services relating to a city.

On a casual drive-through along Warren Street, there is an auto body shop,
restaurant, liquor store and other services. There is a definite presence of churches.

To the residents, Beverly offers waterfront recreation, education opportunities,
affordable housing, good public transportation and highway access, and a defined
neighborhood structure.

-On the local streets, the impression is an urban one -- narrow or nonexistent front
yards, narrow side yards. A noticeable number of duplexes and multi-family houses along
with the Federal Housing Project increase the original density set by the factory worker
housing origins.

Like any caring municipality, the City of Beverly has managed to provide localized
recreation areas, a centralized elementary school and basic public services (including fire
and police protection) to support a comfortable standard of living.

Like any city, there is a chaotic mix of housing from acre-plus riverfront lots to
duplexes to the Delacove Homes. There are seven (7) churches for a population of 2973,

Traffic control on Warren Street is a problem due to the access between other
riverfront towns. Pine and Putnam Streets carry much of the local residential traffic.

While the Delaware River and Conrail Railroad tracks offer definite North/South
bounds, the East/West borders are vague. As a result, the housing stock of Beverly blends
into the adjacent neighborhoods of Edgewater Park and Delanco.

What will help the City of Beverly to stabilize their residential tax base is
cancellation of the HUD Contract for Delacove Homes, possible redevelopment of the
Lehigh Electronics site, a profitable use of riverfront lands and continued infill housing on
vacant lots.
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The City offers recreation, location, education, opportunities, riverfront,
transportation and some local commercial combined with convenient regional shopping.

Working with an existing community which has evolved over 100 years, there are not
many concepts to offer for implementation. Some obvious ones are to strengthen the
Warren/Cooper/Broad Street commercial node; maximize the Railroad Avenue Industrial
Section; and resolve the Cosden ECRA Issue to develop a recreational or commercial
complex at the site.

To further identify the commercial area and define the proposed Town Center,
consideration could be given to closing Bridge Street. This could also help in identifying
Broad Street as an access to the City Center. :

‘Develop and promote vacant tracts along Second and First to improve for the City
image and promote opportunities for river access. Conversion of the "former convent" to
Senior Citizen housing would free up housing stock for younger families while creating a
mix of residential opportunities.

A possible 30-35 building lots exist in the City. A majority of these are lots used as
side and rear yards for other properties, and are not expected to be available for future
development. What is unique is the high frequency of residential uses within the identified
"downtown".

Aesthetically, there are adequate recreation areas provided within the City. There
are a lot of street trees which provide an attractive canopy. Streets are generally well
lighted, with curbs and sidewalks.

In a developing community, the Master Plan serves as a guide to future growth. For
Beverly, a mature and developed community, the Master Plan will guide the improvement
of current facilities, use of vacant land and reuse of occupied land.

While the visual impression is pleasing at times, the City of Beverly could benefit
from a property maintenance ordinance. This could include a cosmetic facelift along
Warren Street in the commercial area. At present this area offers a poor first impression
of the City.
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