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Memorandum

To:  City of Ocean City
Planning Board Members

From: Randall Scheule, PP/ AICP
Planning Board Planner

Date: December 23, 2025

RE: 600 Boardwalk, LLC
Block 600.05, Lots 1 and 2

Introduction.

On December 4, 2025, City Council adopted Resolution 25-62-514. Resolution 25-62-544
(attached) was transmitted by the City Clerk to the Planning Board Secretary on
December 5, 2025. The primary objective of Resolution 25-625.44 follows:

The Ocean City Planning Board be and is hereby requested to review the Property,
its condition, and its impact on neighboring properties and the city in general and
make a recommendation to City Council in accordance with NJSA 40A:12A-14
with respect to whether it is in the best interest of the citizens of the City or Ocean
City to declare the Property! to be an area in need of rehabilitation.

Via City Council Resolution 25-62-544 the City seeks to determine whether an area in
need of rehabilitation and a rehabilitation program for the Property, “may be expected to
prevent further deterioration and promote overall development of the community.”

Resolution 25-62-544 also indicates that, “. . referral of the attached Resolution to the
Planning Board would in no way serve as an endorsement or approval of any specific use
or project, nor would it confer development rights; rather, the referral would be the first
step in a public process to consider the best way to revitalize the Property.”

1 The “Property” referred to herein is Block 600.05, Lots 1 and 2.
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Block 600.05, Lots 1 and 2 - 600 Boardwalk, LLC
Avrea in Need of Rehabilitation Determination

Referral of Resolution 25-62-644 to the Planning Board represents the initial step in the
redevelopment process as described below.

NJSA 40A:12A-14a. Prior to adoption of the resolution, the governing body shall
submit it to the municipal planning board for its review. Within 45 days of its
receipt of the proposed resolution, the municipal planning board shall submit its
recommendations regarding the proposed resolution, including any modifications
which it may recommend, to the governing body for its consideration.

Thereafter, or after the expiration of the 45 days if the municipal planning board
does not submit recommendations, the governing body may adopt the resolution,
with or without modification. The resolution shall not become effective without
the approval of the commissioner pursuant to section 6 of P.L.1992, ¢.79
(C.40A:12A-6), if otherwise required pursuant to that section.

The following documents have been submitted on behalf of the property owner, and
provide the basis for the comments in this report.

o Transmittal to Terry Crowley, Jr. from Keith Davis, August 13, 2025

o Rehabilitation Designation Boardwalk and Sixth Street, Tiffany Morrissey,
August 11, 2025

o Survey of Premises, The Hyland Group, March 17, 2021

o Condition of Specified Amusement Rides, Rides-4-U, undated

o Re-construction Cost Estimate, Caritas Construction, April 16, 2025
o Investigation, O'Donnell & Naccarato, March 24, 2025

The Local Redevelopment and Housing Law (NJSA 40A:12A-1, et seq).

Local Redevelopment and Housing Law (LRHL) terms defined.

o "Redevelopment' means clearance, replanning, development and
redevelopment; the conservation and rehabilitation of any structure or
improvement, the construction and provision for construction of residential,
commercial, industrial, public or other structures and the grant or dedication
of spaces as may be appropriate or necessary in the interest of the general
welfare for streets, parks, playgrounds, or other public purposes, including
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recreational and other facilities incidental or appurtenant thereto, in
accordance with a redevelopment plan.

o '"Redevelopment plan" means a plan adopted by the governing body of a
municipality for the redevelopment or rehabilitation of all or any part of a
redevelopment area, or an area in need of rehabilitation, which plan shall be
sufficiently complete to indicate its relationship to definite municipal
objectives as to appropriate land uses, public transportation and utilities,
recreational and municipal facilities, and other public improvements; and to
indicate proposed land uses and building requirements in the redevelopment
area or area in need of rehabilitation, or both.

o '"Rehabilitation" means an undertaking, by means of extensive repair,
reconstruction or renovation of existing structures, with or without the
introduction of new construction or the enlargement of existing structures, in
any area that has been determined to be in need of rehabilitation or
redevelopment, to eliminate substandard structural or housing conditions and
arrest the deterioration of that area.

o "Rehabilitation area" or "area in need of rehabilitation" means any area
determined to be in need of rehabilitation pursuant to section 14 of P.L.1992,
c.79 (C.40A:12A-14).

NJSA 40A:12A-14 specifies that, a delineated area may be determined to be in need of
rehabilitation if the governing body of the municipality determines by resolution that a
program of “rehabilitation”, as defined in section 3 of P.L.1992, .79 (C.40A:12A-3), may
be expected to prevent further deterioration and promote the overall development of the
community; and that there exist in that area any of the following conditions such that:

(1) a significant portion of structures therein are in a deteriorated or substandard
condition;

(2) more than half of the housing stock in the delineated area is at least 50 years
old;

(3) there is a pattern of vacancy, abandonment or underutilization of properties in
the area;

(4) there is a persistent arrearage of property tax payments on properties in the
area;

(5) environmental contamination is discouraging improvements and investment
in properties in the area; or
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(6) a majority of the water and sewer infrastructure in the delineated area is at least
50 years old and is in need of repair or substantial maintenance.

A brief summary of the 2-step process for designating an "Area in Need of
Rehabilitation" and “Implementing a Redevelopment Plan” is included at the end of
this memorandum.

Master Plan and Zoning Ordinance.

Wonderland Pier is located on the Boardwalk between E. Sixth Street and Plaza Place.
The Master Plan notes that the Boardwalk provides a focal point for the resort character
of the City, and seeks “to preserve this portion of the oceanfront area of the City for
resort commercial and commercial recreation uses.”?

The Ocean City Zoning Map indicates the subject site is located within the On-
Boardwalk Zone. According to the Purpose statement (§25-205-5.1), “The On-
Boardwalk Zone established in §25-201.2 of this Ordinance is intended to reserve a
portion of the Atlantic Ocean frontage exclusively for resort commercial and
commercial recreational use adjacent to the Boardwalk from 6th Street to 14th Street.”
Permitted use categories include retail stores, entertainment, amusements and
restaurants.

As depicted on the Zoning Map, a portion of the subject property is located within the
Special Improvement District (SID), a designated area where property owners pay a
special assessment to fund enhanced services, promotions, and beautification, managed
by a District Management Corporation (DMC) for economic vitality and tourism, with
funding covering events like fireworks, block parties, and beautification projects.

The Zoning Map depicts the location of the Wonderland site and nearby properties
relative to the zoning district and SID designations.

21988 Ocean City Master Plan, page 7-10.

PAGE4



https://ecode360.com/36271388#36271388
https://www.google.com/search?q=District+Management+Corporation&rlz=1C1AVNE_enUS637US888&oq=ocean+city+nj+special+improvement+dis&gs_lcrp=EgZjaHJvbWUqBwgBECEYoAEyBggAEEUYOTIHCAEQIRigATIHCAIQIRigATIHCAMQIRigATIHCAQQIRirAjIHCAUQIRiPAjIHCAYQIRiPAtIBCTE0NDUxajBqN6gCALACAA&sourceid=chrome&ie=UTF-8&ved=2ahUKEwji4b6rk8CRAxXbkYkEHTMtGfkQgK4QegQIARAD

Block 600.05, Lots 1 and 2 - 600 Boardwalk, LLC
Area in Need of Rehabilitation Determination

Zoning Map

L ]
. onderland

The Property - Block 600.05, Lots 1 and 2.

The August 13, 2025 transmittal indicates the site is presently improved with structures
and improvements associated with the former Gillian's Wonderland Pier (the "Pier"),
and that the Pier ceased operations on October 13, 2024. The transmittal also describes
four (4) small businesses operating in the remnants of the pier building, including
Ocean City Pizza Company, Dead End Bakehouse, Wonderland Pier Arcade, and OC
Bikes and Rentals.

The following exhibit depicts the location of the Property on the Ocean City Tax Map.
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Current tax assessment
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information for the two parcels is depicted in the following

table.
Year Land Value($)
Block | Lot Address Buil D L.
s EsCmpion Land Improvement Total
641 Wi,
600.05 | 1 ayne 1953 135’ x 285’ 2,693,300 400,700 3,094,000
Avenue
600-640
600.05 2 NA 220" x 295 11,097,900 1,614,900 12,712,800
Boardwalk
Total - - - - - - 15,806,800
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Summary and Conclusion.

Resolution 25-62-444 requests that the Planning Board, “review the Property, its
condition, and its impact on neighboring properties and the city in general and make a
recommendation to City Council in accordance with NJSA 40A:12A-14 with respect to
whether it is in the best interest of the citizens of the City or Ocean City to declare the
Property? to be an area in need of rehabilitation.”

The “Rehabilitation Designation Boardwalk and Sixth Street” (Rehab Report) contends
that “substantial credible evidence exists to support a determination that the properties
in the Study Area meet one or more of the criteria outlines in Section 14 of the Local
Redevelopment and Housing Law (NJSA 40A:12A-14) to be declared an area in need of
rehabilitation,” and that the following LRHL criteria are satisfied.

NJSA 40A:12A-14(1) - a significant portion of structures therein are in a
deteriorated or substandard condition;

NJSA 40A:12A-14(3) - there is a pattern of vacancy, abandonment or
underutilization of properties in the area;

The following citation from the Rehab Report is provided in support of a rehabilitation
area designation.

o “...in this instance the impacts of the weather and environmnet have resulted
in conditions which are contributing to the overall deterioration of the property
which has suffered from deferred or nonexistent maintennce.”*

The following excerpts are from the O’'Donnell & Naccarato investigation which
focused on the 64,000 SF elevated concrete structure (accounting for approximately
50% of the total project site) adjacent to the Boardwalk.

o “Our review of the existing structure determined the concrete framing
generally appeared to be in Poor to Extremely Poor condition.”>

3 The “Property” referred to herein is Block 600.05, Lots 1 and 2.
4 Rehabilitation Designation Boardwalk and Sixth Street, Tiffany Morrissey, August 11, 2025, page 17.
5 Investigation, O’'Donnell & Naccarato, March 24, 2025, page 2.
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o “Itisour assessment that a signicant portion of the structure is in a deteriorated
and substandard condition. The amount of deterioration and lack of adequate
shoring render the elevated pier not safe for occupancy”®

The Rides-4-U report identifies amusement components in need of repair and
estimates the cumulative cost to repair the Carousel, Ferris Wheel and Log Flume Ride
at $4M - $6.5M.

Additionally, the Re-construction Cost Estimate prepared by Caritas Construction
cites a total cost of $3,899,769 to repair the pier foundation and piling.

Due to their subjective nature, consideration of the two above-cited LRHL criterion often
involves a degree of professional judgment and interpretation. At NJSA 40A:12A-14(1),
the phrase "a significant portion of structures therein are in a deteriorated or substandard
condition" typically requires a visual and structural assessment to determine whether the
criteria is safisfied.

Criterion 1 requires that a "significant portion" of the structures in the area be in a
"deteriorated or substandard condition". While the law does not define a specific
numerical percentage for "significant," 50% is widely accepted by planners and courts as
meeting this threshold.

Although the cost of repairs is not a direct statutory criterion for designating an Area in
Need of Rehabilitation, these costs relative to the value of the property may lend support
to the argument that the area is in need of municipal intervention to prevent further
decline. The total estimated cost for repair of the three rides and reconstruction of the pier
foundation and piling is $10.4M, wherein the property is valued at $15.8M.

Similarly, determining a "pattern of vacancy, abandonment or underutilization of
properties" (NJSA 40A:12A-14(3) requires analyzing usage over time and making a
judgment call on what constitutes a "pattern" or "underutilization".

The Rehab Report documents the historic use of the property as an amusement pier and
its subsequent deterioration beginning in 1965. The Rehab Report also notes that the
amusement pier closed October 13, 2024, that approximately 20% of the Property was

6 Ibid., page 3.
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open for business in the Summer 2025, and that many of the amusement features have
been removed from the site.

The information cited herein documents the deteriorated condition of the Property. The
engineering investigation concludes that the concrete framing is in Poor to Extremely
Poor condition, and that a significant portion of the structure is not safe for occupancy.
Cost estimates to repair three of the primary amusement rides and reconstruct the
foundation and piling represent 66 percent of the site’s assessed value.

An Area in Need of Rehabilitation designation and implementation of a rehabilitation
program, may be expected to prevent further deterioration and encourage improvement
and reinvestment at the Property.

The Planning Board shall submit its recommendations regarding the proposed resolution

(page 11), including any modifications which it may recommend, to City Council for its
consideration no later than January 19, 2026.
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CITY OF OCEAN CITY
CAPE MAY COUNTY, NEW JERSEY

RESOLUTION

No. 25-62-544

REFERRING A PROPOSED RESOLUTION DECLARING BLOCK 600.05, LOTS 1 & 2,
LOCATED AT 600 BOARDWALK, TO BE AN AREA IN NEED OF REHABILITATION TO
THE OCEAN CITY PLANNING BOARD

WHEREAS, Block 600.05, Lots 1 & 2 (hereinafter, “the Property”) is located at 600 Boardwalk
and is in the On-Boardwalk; and,

WHEREAS, the current owner of the Property has requested that City Council declare the Property
to be an area in need of rehabilitation pursuant to the New Jersey Local Housing and Redevelopment Law
(N.J.S.A. 40A:12A-1, et seq.); and,

WHEREAS, the request of the current owner is accompanied by a Rehabilitation Designation
Report regarding the Property, a copy of which is attached hereto; and,

WHEREAS, N.J.S.A. 40A:12A-14 authorizes the governing body of any municipality, by
Resolution, to determine whether, pursuant to the criteria set forth therein, an area within the municipality
is in need of rehabilitation and that a program of rehabilitation, as defined in N.J.S.A. 40A:12A-3, may be
expected to prevent further deterioration and promote overall development of the community; and,

WHEREAS, pursuant to N.J.S.A. 40A:12A-14(a), the governing body must refer the proposed
Resolution, a copy of which is attached hereto, to the Planning Board for the Board’s recommendation
regarding the proposed declaration as an area in need of rehabilitation; and,

WHEREAS, referral of the attached Resolution to the Planning Board would in no way serve as
an endorsement or approval of any specific use or project, nor would it confer development rights; rather,
the referral would be the first step in a public process to consider the best way to revitalize of the Property.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Ocean City,
County of Cape May, New Jersey as follows:

The Ocean City Planning Board be and is hereby requested to review the Property, its
condition, and its impact on neighboring properties and the city in general and make a

recommendation to City Council in accordance with N.J.S.A. 40A:12A-14 with
respect to whether it is in the best interests of the citizens of the City of Ocean City to

declare the Property to be an area in need of rwwtlo%

Terry Crowley, Jr.
Council President

ITHEREBY CERTIFY THAT the foregoing resolution was duly adopted by the City Council of the City of
Ocean City, New Jersey at a Council Meeting held on Thursday, December 4, 2025, with the voting record as indicated

below.
NAME MOTION SECOND AYE NAY ABSENT ABSTAINED , "‘ 1, J (
Barnes ‘/, V4 '(\‘ \_( M{y}(/( C— ) (&%M,‘
Crowley / - -
Hartzell 9 v Melissa G. Rasner, City Clerk
Levchuk , V4
Madden v 5 V4
Polcini v Vv ,
Winslow v
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CITY OF OCEAN CITY
CAPE MAY COUNTY, NEW JERSEY

RESOLUTION

DESIGNATING BLOCK 600,05, LOTS 1 & 2, LOCATED AT 600 BOARDWALK, TO BE AN
AREA IN NEED OF REHABILITATION
WHEREAS, N.JS.A. 40A:12A-14 authorizes the governing body of any municipality, by
Resolution, to determine whether, pursuant to the criteria set forth therein, an area within the municipality
is in need of rehabilitation and that a program of rehabilitation, as defined in N.J.S_A. 40A:12A-3, may be
expected to prevent further deterioration and promote overall development of the community; and,
WHEREAS, pursuant to N.J.S.A. 10A:12A 11(a), the governing body referred this Resolution to
the Planning Board and has received the Planning Board’s recommendation regarding the proposed
declaration as an area in need of rehabilitation.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Ocean City,

County of Cape May, New Jersey as follows:

1. Block 600.05, Lots 1 & 2, located at 600 Boardwalk, meets one or more of the requirements of
N.J.S.A. 40A:12A-14 to be designated an Area in Need of Rehabilitation, including the
following:

A. A significant portion of the structures at the Property are in a deteriorated or
substandard condition; and,

B. There is a pattern of underutilization of the Property since the former use was
discontinued; and,

2. A program of rehabilitation, as defined in N.J.S.A. 40A:12A-3, may be expected to prevent
further deterioration and promote overall development of the community; and,

3. Block 600.05, Lots 1 & 2, located at 600 Boardwalk is hereby designated as an Area in Need

of Rehabilitation pursuant to N.J.S.A. 40A:12A-14.

Terry Crowley
Council President
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The Redevelopment Process.

The Local Redevelopment and Housing Law (LRHL) process follows a highly
standardized sequence of steps for designating an "Area in Need of Redevelopment" and

”

“Implementing a Redevelopment Plan.” This process is divided into two phases:

the Designation Phase and the Planning & Implementtation Phase.

Phase 1: Designation Process

The process for designating an Area in Need of Rehabilitation is simplified compared to
redevelopment and follows these specific steps under N.J.S.A. 40A:12A-14:

1. Governing Body Initiation
The municipal governing body prepares a proposed resolution and
a supporting report (study) identifying why the area meets at least one of the
six statutory criteria.

2. Planning Board Referral
The governing body refers the resolution and report to the Planning Board for
review.

3. Planning Board Review (45-Day Window)

The Planning Board has45 daysto submit recommendations and any
suggested modifications back to the governing body.

Note: A formal public hearing is notstrictly required by statute for
rehabilitation (unlike redevelopment), though many towns hold one for
transparency.

4. Final Adoption
The governing body adopts the resolution, with or without the Planning
Board's suggested modifications.

5. State Notification
The municipal clerk must transmit a copy of the final resolution and the
Planning Board’s recommendations to the Commissioner of the Department of
Community Affairs (DCA) for review.

Phase 2: Planning & Implementation

Once an area is designated, the municipality must create a roadmap for its
transformation.
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o Redevelopment Plan: The Planning Board or Governing Body prepares a
detailed Redevelopment Plan that outlines land uses, building requirements,

and infrastructure needs.

o Plan Adoption: The Governing Body adopts the Redevelopment Plan by

ordinance, which can override existing local zoning.

o Redeveloper Selection: The municipality (or a designated Redevelopment
Entity) selects a redeveloper and enters into a Redeveloper’s Agreement,
which specifies rights, responsibilities, and timelines.

o Financial Tools: The municipality may offer fiscal incentives such as long-term
tax exemptions or Payments in Lieu of Taxes (PILOTs).

Key Differences from Redevelopment

e No Eminent Domain: This designation does not grant the power of
condemnation.

o No Long-Term Tax Exemptions: While it allows for 5-year tax abatements, it
does not permit long-term PILOT agreements.

o Simpler Procedure: It skips the mandatory preliminary investigation, formal
public hearing notice, and 45-day legal challenge window required for
"Redevelopment" areas.
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CITY OF OCEAN CITY
CAPE MAY COUNTY, NEW JERSEY

RESOLUTION

No. 25-62-478

REFERRING A PROPOSED RESOLUTION DECLARING BLOCK 600.05, LOTS 1 & 2,
LOCATED AT 600 BOARDWALK, TO BE AN AREA IN NEED OF REHABILITATION
TO THE OCEAN CITY PLANNING BOARD

WHEREAS, Block 600.05, Lots 1 & 2 (hereinafter, “the Property”) is located at 600
Boardwalk and is in the On-Boardwalk; and,

WHEREAS, the current owner of the Property has requested that City Council declare the
Property to be an area in need of rehabilitation pursuant to the New Jersey Local Housing and
Redevelopment Law (N.J.S.A. 40A:12A-1, et seq.); and,

WHEREAS, the request of the current owner is accompanied by a Rehabilitation Designation
Report regarding the Property, a copy of which is attached hereto; and,

WHEREAS, N..J.S.A. 40A:12A-14 authorizes the governing body of any municipality, by
Resolution, to determine whether, pursuant to the criteria set forth therein, an area within the
municipality is in need of rehabilitation and that a program of rehabilitation, as defined in N.J.S.A.
40A:12A-3, may be expected to prevent further deterioration and promote overall development of the
community; and,

WHEREAS, pursuant to N.J.S.A. 40A:12A-14(a), the governing body must refer the
proposed Resolution, a copy of which is attached hereto, to the Planning Board for the Board’s
recommendation regarding the proposed declaration as an area in need of rehabilitation.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Ocean City, County of
Cape May, New Jersey as follows:

1. The Ocean City Planning Board be and is hereby requested to review the Property, its
condition, and its impact on neighboring properties and the city in general and make a
recommendation to City Council in accordance with N.J.S.A. 40A:12A-14 with respect to whether it
1s in the best interests of the citizens of the City of Ocean City to declare the Property to be an area in
need of rehabilitation.

The above resolution was duly adopted by the City Council of the City of Ocean City, New
Jersey, at a meeting of said Council duly held on the 21st day of August, 2025.

Terry Crowley, Jr.
Council President

I HEREBY CERTIFY THAT the foregoing resolution was duly adopted by the City Council of the City of
Ocean City, New Jersey at a Council Meeting held on Thursday, August 21, 2025, with the voting record as indicated
below.

NAME MOTION SECOND AYE NAY ABSENT ABSTAINED
Barnes
Crowley

Hartzell Melissa G. Rasner, City Clerk
Levchuk
Madden.
Polcini
Winslow




DESIGNATING BLOCK 600.05, LOTS 1 & 2, LOCATED AT 600 BOARDWALK, TO BE AN
AREA IN NEED OF REHABILITATION

WHEREAS, N.J.S.A. 40A:12A-14 authorizes the governing body of any municipality, by
Resolution, to determine whether, pursuant to the criteria set forth therein, an area within the municipality
is in need of rehabilitation and that a program of rehabilitation, as defined in N.J.S.A. 40A:12A-3, may be
expected to prevent further deterioration and promote overall development of the community; and,

WHEREAS, pursuant to N.J.S.A. 40A:12A-14(a), the governing body referred this Resolution to

the Planning Board and has received the Planning Board’s recommendaﬁon regardmg the proposed
declaration as an area in need of rehabilitation.

NOW, THEREFORE, BE IT RESOLVED by the CitfiCouncil of the @ 0f Ocean City,

County of Cape May, New Jersey as follows: &

1. Block 600.05, Lots 1 & 2, located at 600 BoardWalk, meets one or more of the reqdlrements of
N.J.S.A. 40A:12A-14 to be des1gnated an Area in Need of Rehabilitation; and,

2. A program of rehabilitation, as deﬁned mN.J .S.A. 40A:12A—3 may. be expected to prevent
further deterioration and promote overall development of the oommumty,

3. Block 600.05, Lots 1 & 25 located at 600 Boardwalk is hereby designated as an Area in Need

of Rehabﬂna,non pursuant- tON.J.S.A. 40A:12A-14.

A
N

The above resolut1on was duly adopted by the Clty Councﬂ of the City of Ocean City, New Jersey,

ata meetlng of said Councﬂ duly held on the ~ day of . 20235,

2 N \, A
- b S \ 3 /
A . A i y

Terry Crowley
Council President



Keith A. Davis
Partner

Nehmad [\[p]&

Davis & Goldstein
Nehmad Davis & Goldstein, PC 4030 Ocean Heights Avenuie
Counselors at Law - Egg Harbor Township, NJ 08234

www.ndglegal.com £609 927 1177
f609 926 9721

kdavis@ndglegal.com

August 13, 2025

Via Hand Delivery and Via Email: (mrasner@ocnj.us)
Terry Crowley, Jr., Council President

The City of Ocean City

861 Asbury Avenue

Ocean City, NJ 08226

RE: Request for Area in Need of Rehabilitation Designation
Block 600.05, Lots 1 and 2 :
Ocean City, Cape May County, New Jersey 08226
Our File No.: 09615-011

Dear Council President Crowley and Members of the Ocean City Council:

Please be advised that this firm represents 600 Boardwalk LLC, the owner of the above-
referenced property in Ocean City. The purpose of this letter is to respectfully request City Council
evaluate and consider the above property as an area in need of rehabilitation under the New Jersey Local
Housing and Redevelopment Law (N.J.S.A. 40A:12A-1 et seq.).

The subject site is an approximately 2.53-acre parcel situated between E Sixth Street (north),
Plaza Place (south), the Boardwalk (east), and Wayne Avenue (west). The site is presently improved
with structures and improvements associated with the former Gillian’s Wonderland Pier (the “Pier”).
The Pier ceased operations on October 13, 2024. Currently, four (4) small businesses operate in the
remnants of the pier building, including Ocean City Pizza Company, Dead End Bakehouse, Wonderland
Pier Arcade, and OC Bikes and Rentals.

Due to the combined effects of accelerated environmental wear, resulting from the property’s
exposed beachfront location, and a prolonged period of deferred maintenance, the existing structures on
site have undergone substantial deterioration. This deterioration affects not only the pier structure itself,
but also its underlying structural support and the remnants of the former amusement rides.

As a result of this environmental stress and extended deterioration due to lack of proper
maintenance, the condition of the pier and associated attractions has fallen well below modem safety
and operational standards. To ensure the property's viability for long-term use, comprehensive remedial
work, including significant structural rehabilitation or full replacement, is required.

Egg Harbor Township | Avalon | Bridgeton | Trenton



Terry Crowley, Jr., Council President
The City of Ocean City

August 13, 2025

Page -2-

Pursuant to N.J.S.A. 40A:12A-14, a municipality’s governing body may, by resolution, designate
an area (or individual property) as in need of rehabilitation if “a significant portion of structures therein
are in a deteriorated or substandard condition.” This designation may also be based on other qualifying
criteria under the statute, including outdated housing stock, persistent vacancies that detract from the
area’s overall vitality, or persistent arrearage of property tax payments. '

As discussed in the enclosed Rehabilitation Designation Report prepared by Tiffany A. Morrisey,
AICP, PP, the significant deterioration of the pier, specifically the structural support and the remnants
of the former amusement rides, results in a significant portion of the site being in deteriorated and
substandard condition. The total cost to make these necessary repairs to the pier structure and associated
rides would be approximately $7,500,000 to $10,000,000. In order to prevent further deterioration and
promote the significant structural repairs and replacements necessary for the long-term utilization of the
site, a program of rehabilitation pursuant to N.J.S.A. 40A:12A-14 should be instituted.

Before adopting such a resolution, the governing body must refer the proposed rehabilitation
designation to the Planning Board for review and recommendation within 45 days. Following the
Planning Board’s review, the governing body may adopt the resolution, thereby establishing the area in
need of rehabilitation. It is important to note that no development rights are extended by the
rehabilitation designation. No actual project or proposal is “approved” with a rehabilitation designation.
That would not occur unless and until a redevelopment plan were approved by Council.

After the area in need of rehabilitation were to occur, the City may proceed with designating a
redeveloper for the site and begin crafting a site specific redevelopment plan to guide future
development. This redevelopment plan must go through the formal ordinance adoption process. Further,
any actual redevelopment would be subject to the Planning Board’s site plan review powers,
necessitating additional meetings and review. The benefit of this process is that Ocean City Council
remains in control of the process and has the final word on the parameters of any redevelopment project.
But to get to that point, the area in need of rehabilitation designation must first occur to allow for any
redevelopment project.

In support of this designation, enclosed herein please find the following:

1. Ten (10) copies of Rehabilitation Designation Report, prepared by Tiffany A. Morrisey,
AICP, PP dated August 11, 2025;

2. Ten (10) copies of Survey of Site prepared by the Hyland Group dated March 17, 2021
3. Ten (10) copies of Amusement Report prepared by Rides4u, Inc. dated March 2025;

4. Ten (10) copics of Caritas Construction Cost Estimate for Remedial Work for Wonderland
Pier Foundation and Piling Work dated April 16, 2025.



Terry Crowley, Jr., Council President
The City of Ocean City

August 13, 2025

Page -3-

The Applicant has been advised that this request will be considered at the August 21, 2025
meeting of Council in City Hall. Should Council require any additional documents or information in
anticipation of the August 21, 2025 meeting, please do not hesitate to contact me.

Thank you, as always, for your kind attention and usual courtesies.
Very truly yours,

NEHMAD DA\/I‘;/& /O SLEIN, P.C.

' 4

BY: v/
KEITH A. DAVIS

KAD:tle

Enclosure

(¢ 600 Boardwalk LLC (via email)
Tiffany A. Morrisey, AICP, PP (via email)
Kevin Dixon, PP, PE (via email)
Michael J. Lario, Jr., Esquire (via email)
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.

REHABILITATION DESIGNATION
BOARDWALK AND SIXTH STREET
BLOCK 600.05, LOTS 1 & 2
CITY OF OCEAN, CAPE MAY COUNTY

August 11, 2025

Adopted by the Governing Body by Resolution No. ----- on ------

(‘um//uu/ily Development
<t Planning

C

Prepared By:

Tiffany A. Morrissey, AICP, PP#5533

The original of this document was signed and
sealed in accordance with NJAC 13:41-1.3.b

Tiffany A. Morrissey, PP, AICP
7 Equestrian Drive

Galloway, N7 08205

(856) 912-4415

tamorrissey @comcast.net




REHABILITATION DESIGNATION
BOARDWALK AND SIXTH STREET
BLOCK 600.05, LOTS 1 & 2
CITY OF OCEAN, CAPE MAY COUNTY

PLANNING BOARD
MAYOR
' John Loeper, Chairman
Jay A. Gillian Gary Jessel, Vice Chairman
Dean Adams
COUNCIL MEMBERS Joseph Sheppard
Matthew Vanderschuere
Terry Crowley, Council President John Birch
Pete Madden, Council Vice President Vince Bekier
Keith Hartzell Sean Barnes
Jody Levchuk Michael Allegretto
Dave Winslow Shannon Halliday, Alt I
Sean Barnes Teric Stell, Alt II
Tony Polcini

Gary Griffith, Solicitor
David Scheidegg, Prof. Engineer
Randall E. Scheule, Planner
Jaime M. Felker, Secretary



TABLE OF CONTENTS

Surrounding Area. ... e
SHAtE PIan cooiiiccieiiec et
STATUTORY REQUIREMENTS ...ceiiiiiieeiereeecvecieeneersaresesenesnns
FINDINGS .o oovivcvrererev vt sesnvvvenar e seseneeens erveernrrtaeeessriraane

Property Conditions.....ooeeeiveriiiiiiicnciniccecnene
Amusement Attraction ConditionsS .. aurovereorniseeererieeneins
Rehabilitation FIndings.....oiiiiieniinnnnerececeeenenan
CONCLUSION .ottt ettt ee st a s e sestsa e seeesassrenneresesene

EXHIBIT I - Site Survey

APPENDIX I - Governing Body Resolution
APPENDIX II - Planning Board Resolution
APPENDIX III - Rides 4-U Report



EXECUTIVE SUMMARY

The State of New Jersey in 1992 adopted the Local Redevelopment and Housing
Law (LRHL) at N.J.S.A. 40A:12A-1 et seq. with the purpose of providing municipalities
with tools to help address deterioration of properties which are not likely to be improved
or corrected by private effort alone. Since that time municipalities have used the LRHL to
create Redevelopment or Rehabilitation areas in their communities and adopt
Redevelopment Plans which are designed to encourage investment and improvements.
This has resulted in the reuse of formerly underutilized or abandoned properties which have

created new investments, housing, employment and other positive impacts to communities.

The City of Ocean City has entertained the use of the LRHL in the past through the

creation of three Redevelopment/Rehabilitation areas since 2005. These are listed below:

e July 14,2005 by Resolution 05-18— Flanders Hotel Site Redevelopment Area

e December 22, 2009 by Resolution 09-46-253 — Central Business/Historic
District Rehabilitation Area

e March 14, 2013 by Resolution 13-49-179 - Marine Village Harbor
Rehabilitation Area

This report proposes a new Rehabilitation Area for the former Wonderland
Amusement Pier along the Ocean City Boardwalk. The Pier closed in October of 2024 and
due to extensive repair costs to many of the rides and necessary improvement costs, is not
planned to be reopened. The property is an anchor on the City Boardwalk and has been a
destination for visitors for just shy of six decades. Over the past several years the property
was unable to sustain the changing market conditions and repairs and improvements were

deferred resulting in substantial costs for necessary improvements to the rides and pier.

This report reviews the existing conditions of the property and determines that the
site does meet the standard to be determined an Area in Need of Rehabilitation. The report
further finds that a program of rehabilitation, as provided for by law, would result in future
investment back into the property and prevent further deterioration of these conditions,

thereby proioting the overall development of the community.
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INTRODUCTION

The following study has been prepared for the Governing Body of Ocean City to
determine whether the property located between the Boardwalk and Wayne Avenue at
Sixth Street qualifies as an “Area in Need of Rehabilitation” in accordance with the New

Jersey Local Redevelopment and Housing Law (LRHL) at N.J.S.A. 40A:12A-1 et seq.

On ----- the Ocean City Council by Resolutioﬁ # ---- directed the Planning Board
to provide a recommendation as to whether or not the subject property met the criteria as
an “Area in Need of Rehabilitation™ in accordance with the LRHL. The primary purpose
for this effort is to help strengthen the City’s economic base by improving the conditions

and redevelopment opportunities on property suited for such development.

As provided for in the Local Redevelopment and Housing Law, the City must
gather and evaluate existing conditions of the study area in order to conclude if the area
warrants a finding that the property meets the criteria of an area in need of rehabilitation.
Such a designation permits the City to undertake a number of activities to help revitalize
and redevelop the Area, activities that would not be possible otherwise. These include the
preparation of a Redevelopment Plan which establishes zoning standards for new
development, enables the leasing or selling of property without public bidding, contracts
with private entities, the use of various tax abatement programs and other actions in

conjunction with the adopted Redevelopment Plan.

The LRHL specifies a process which must be followed in designating a rehabilitation

area. This is a four-step process as follows:

1. The Governing Body prepares a proposed resolution with any supporting report
attached, which would declare identified properties as an area in need of
rehabilitation and refers that proposed resolution and any report attached to the.

Planning Board for its review.
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2. Within 45 days of the receipt of the proposed resolution, the Planning Board
submits its recommendations, including any modifications recommended, to the
Governing Body for its consideration. The Governing Body is not bound by the
Planning Board’s recommendations and may adopt a resolution with or without
modifications. If the Planning Board does not submit recommendations within 45

days, the Governing Body may adopt the resolution with or without modification.

3. The Governing Body adopts the proposed resolution, with or without modification,

designating the proposed area as an Area in Need of Rehabilitation.

4. The Rehabilitation Designation is required to be sent to the NJ Commissioner of

Community Affairs for review.

No development approvals are granted to the property owner or any designated
redeveloper of the property by the Area in Need of Rehabilitation Designation. Rather, the
Designation would allow — in the future — for a redevelopment plan to be proposed to

Council and the approval of that can only be effectuated by the adoptidn of an ordinance.
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STUDY AREA

The Study Area includes the property between the Boardwalk and Wayne Avenue
extending along Sixth Street and Plaza Place, known as Block 600.05, Lots 1 and 2 on the
City tax maps. Included as Exhibit I is a survey showing the extent of the properties within
the Study Area. The Study Area contains the former Wonderland Pier located between
Wayne Avenue and the Boardwalk and between Sixth Street and Plaza Place. The property
does include the Riparian areas extending from the western edge of the boardwalk toward
the Atlantic Ocean. The Boardwalk is a public Boardwalk and the Riparian Area is subject
to a Tidelands Grant from 1924 and 1925, however the focus of this report is on that area

west of the Boardwalk.

The property was historically known as the Wonderland Pier, containing various
amusement rides, food sales and games. The property has an upper and lower level. The
amusement rides varied over the years, but the Ferris Wheel, merry-go-round and log flume
have been long-standing features. Other amusements include bumper cars, elevated train,
swings, and other similar items. The property also provided concessions within the

building which ran the full length of the Boardwalk.
Zoning

The study area is located in the On Boardwalk (ON-BD) zoning district as shown
on the map below. The zoning district permits retail, entertainment, amusement and
restaurant land uses. The purpose of the district is provided for under Section 25-205.5.1

as follows:

“The On-Boardwalk Zone established in § 25-201.2 of this Ordinance is
intended to reserve a portion of the Atlantic Ocean frontage exclusively for
resort commercial and commercial recreational use adjacent to the
Boardwalk from 6th Street to 14th Street. This zone contains one of Ocean
City's major resort attractions, consisting of many small specialty shops,
boutiques, restaurants, amusement and entertainment facilities abutting a
sunlit planked promenade with an unobstructed ocean view, which
encourages leisurely sitting, strolling, jogging and bicycling for pleasure,
recreation and health.”
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A portion of the study area is also located within the City’s Special Improvemeht
District (SID) which was created in 1995 and is designed to encourage investment which
promotes the economic and general welfare of the District and the City. The SID provides
for a special assessment to be collected by the City for the funding of the District
Management Corporation. The District Management Corporation provides funds and
programs for special events, new businesses, improvements to attract new businesses and

other similar functions related to the economic development within the SID.

The riparian area of the Study Area extends to the east of the Boardwalk and is
located within the City’s Beach Dune (B-D) zoning district. The purpose of this district is
provided for under Section 25-206.2.1 as follows:

“The Beach and Dune Zone established in § 25-201.3 of this Ordinance
delineates areas in Ocean City where beaches and dunes have developed
and are deemed to be part of those landforms which provided a natural
protection from flooding. The purpose of establishing the Beach and Dune
Zone is to regulate the use of this flood preventative land form in ways that
will not destroy its flood preventative function, in accordance with N.J.S.A.
40:55D-2(a),(b),(g) and (j), in order to secure safety from flood and other
natural disasters; to provide sufficient space for recreational uses in order to
meet the needs of all New Jersey citizens; and to promote the conservation
of a valuable natural resource.”

'Juu&mow

1d uoiybug

C-40/4000

Corinthian Ave

Ocean City Zoning Map
Excoprt to show Study Area
Taken from Map with Latest Revislon Date August 31, 2016
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Surrounding Area

The Study Area is abutted by streets on three sides and the Boardwalk to the east.
The properties to the north consist of the Ocean City High School and associated athletic
fields. There is also a publiclparking area and City recreational facilities located between
the High School and the Boardwalk. The most prominent feature in the area is the
Boardwalk which runs along the property and extends from Saint James Place to the north
down to 23" Street. The Boardwalk is wider between 14t Street and 5t Street, where there
are more commercial and entertainment land uses. Along the Boardwalk are a variety of
retail, restaurant and entertainment uses. Just off the Boardwalk are various hotels,

condominiums and vacation rentals.

To the west of the property are existing residential units and a parking lot. The
residential units consist of both single and multi-family structures, with the majority of the
units being multi-family condominiums. Single family units are generally located to the
west of Wayne Avenue along Plaza Place and further down Pelham Place. To the south of

the site along Plaza Place are residential condominiums.

State Plan

The majority of Ocean City is within an Environmentally Sensitive Barrier Island
Planning Area (PA5B) under the New Jersey State Development and Redevelopment Plan.
There are no designated centers, cores or nodes within the City. Despite this the City is
part of a Statewide Sewer Service Area for all of the developed areas. The area of the City
within the Sewer Service area is also identified as a Smart Growth Area. The Smart Growth

Area is shown on the map below and encompasses the developed areas of the City.
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ArcGIS Web Map
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The identification of the City’s developed areas as a Smart Growth Area
demonstrates that the redevelopment or rehabilitation of properties is appropri‘ate' and
consistent with smart growth planning principles. Although the City is a barrier island, it
is recognized that the developed areas should be serviced by infrastructure and that the
developed areas are within a Smart Growth area which means that the continued use and

development in these areas are appropriate.

Further analysis using the New Jersey Smart Growth Explorer Beta Map (included
below) shows that the site is primarily within a High and Medium-High area as being
suitable for redevelopment. The area along Wayne Avenue is shown as Medium-Low as
suitable for redevelopment, this is due to the 5-foot sea level rise mapping and is not
necessarily a reason to discourage redevelopment as this impacts a large part of all coastal
communities. The appropriate design during redevelopment of a property will mitigate

any area that is shown as Medium-Low suitability. The majority of the property is within
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a High and Medium-High suitability for redevelopment; therefore, any redevelopment of

the entire property would be consistent with smart-growth principles.
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STATUTORY REQUIREMENTS

This document consists of the Study which is a gathering and evaluation of existing
conditions in order to conclude if they warrant a finding that the area is in Need of
Rehabilitation under the statutory requirements. In accordance with the Local
Redevelopment and Housing Law (N.J.S.A. 40A:12A-14) an area can be determined to be
in Need of Rehabilitation if it is determined that a program of rehabilitation may be
expected to prevent further deterioration and promote the overall development of the

community. It must also be found that any of the following conditions exist in the area:

1. A significant portion of the structures therein are in a deteriorated or
substandard condition;

2. More than half the housing stock in the delineated area is at least 50
years old;

3. There is a pattern of vacancy, abandonment or underutilization of the
properties in the area;

4. There is a persistent arrearage of property tax payments on the
properties in the area;

5. Environmental contamination is discouraging improvements and
investment in properties in the area; or

6. A majority of the water and sewer infrastructure in the delineated area
is at least 50 years old and is in need of repair or substantial
maintenance.

The LRHL defines Rehabilitation to mean “an undertaking, by means of extensive
repair, reconstruction or renovation of existing structures, with or without the introduction
of new construction or the enlargement of existing structures, in an area that has been
determined to be in need of rehabilitation or redevelopment, to eliminate substandard
structural or housing conditions and arrest the deterioration of that area.” If any of the
above criteria are met then it must also be found that a program of rehabilitation, as defined
herein, may be expected to prevent further deterioration and promote the overall
development of the community.
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FINDINGS

Where there exist conditions of deterioration of land uses and services and an
improper, or lack of proper development, the legislature has adopted the LRHL to aide
local governments to help reverse these conditions. This statute was adopted by the
legislature to aide local governments in “promoting the physical development that will be
most conducive to the social and economic improvement of the State and its several

municipalities.” (N.J.S.A. 40A:12A-2a & c)

An investigation of the Study Area was completed which included a review of the
existing property and improvements, the physical condition of the structures and
improvements, reports prepared by licensed professionals relating to the existing
improvements and structures on the property and other similar items. The investigation
concluded that the Study Area meets the following required criteria to be declared an area

in need of rehabilitation as defined by the LRHL.

Historical Use

The property operated as an amusement pier since 1965. The facility closed in the

Fall of 2024, with the last day of operation on Sunday October 13, 2024!. Since then, many
of the amusements have been removed. This summer, 2025, a small portion of the pier
was reopened with a pizza and bagel shop, a bike rental shop and small amusements such
as arcade games and the like. The area being utilized currently accounts for approximately
20% of the entire property. The following maps show the site while fully operational and
how it appears as of March of 2025. There is a clear change to the property with the

removal of the amusement features that were in fact the core of the site’s operations.

! Press of Atlantic City article, “Visitors say goodbye to Gillian’s Wonderland on its Final Day” by John
Russo, October 13, 2024
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04/16/2005 beach view

04/16/2005

The above photo from Cape May County Pictometry Imagery was taken in April
of 2005. Wonderland was full of amusement attractions including the Ferris Wheel,
Swings, Log Flume, and other rides and features on the upper and lower decks and inside

the building. i
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03/08/2016 6th ave

03/08/2016

The above photo from Cape May County Pictometry Imagery was taken in March
of 2016. The site contains multiple amusement attractions including the Ferris Wheel, Log

Flume, Swings and other features on the upper and lower levels.

Rehabilitation Designation
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03/19/2025

03/19/2025

The above photo from Cape May County Pictometry Imagery was taken in March
of 2025. The site still contains some of the amusement attractions, but many have been
removed. The upper level is empty, the swings are gone and remaining are the Ferris
Wheel, Log Flume and some smaller attractions. Many of these have been removed as of

the writing of this report.

Property Conditions

The property has existed as an amusement pier since 1965. It has been subject to
coastal storms, hurricanes and ﬂoodihg. The salt water and air also impact the property.
This is true for all shoreline communities, however in this instance the impacts of the
weather and environment have resulted in conditions which are contributing to the overall

deterioration of the property which has suffered from deferred or nonexistent maintenance.
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O’Donnell & Naccarato Structural Engineers conducted a site investigation and
prepared a report dated March 24, 2025. The report focused on the elevated concrete
section which is directly adjacent to the boardwalk on the east side of the Study Area. This
area accounts for approximately 64,000 square feet which is 50% of the total property.
The report found “that a significant portion of the structure is in a deteriorated and

substandardv condition.”

The following is taken from page 2 of the March 24, 2025 report prepared by
O’Donnell & Naccarato.

The concrete framing generally appeared to be in Poor to Extremely Poor
condition.

Temporary wood shoring below much of the outer bay adjacent to the boardwalk
as well as isolated locations elsewhere including cribbing for rides above were
observed.

A summary of the deficiencies noted during the investigation is as follows:

*  Cracking, spalling, and deterioration of concrete topping. Cracking was
observed consistently at the support beam locations for typically the full
length. Miscellaneous cracking was observed at isolated locations, but many
did appear to align with the edge of planking below. Concrete spalls were
observed throughout the topping and ranged in size from 1 SF to 8 SF.
Approximately 10% of the topping was determined to be delaminated when
sounded.

* Deterioration of overhead concrete at underside of hollow core precast
concrete plank. Similar to the note above, numerous deficiencies were
observed with additional exposed heavily corroded prestressing cables.
Prestressing cables are located at the bottom of planks between hollow core
cells. Efflorescence was built up and hanging from the underside in many of
the planks.

* Cracking, spalling, and deterioration of concrete beams. Cracking was
observed at the bottom of the beams for typically the full length.
Miscellaneous cracking was observed at isolated locations and caused
spalling which exposed corroded reinforcement.

Rehabilitation Designation— Boardwalk and Sixth Street
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Amusement Attraction Conditions

Existing on the property are three primary structures which are integral to the
former amusement pier operaﬁons. These include the Carousel, the Ferris Wheel and the i
Log Flume Ride. Each of these components are in need of substantial repairs with
estimated costs ranging between $4,000,000 to $6,500,000 based on a report prepared by
Rides-4-U, Inc., a copy of this report is included in the Appendix.

The Carousel is from 1965, located within the enclosed structure on the pier. It
served as a main attraction to the pier and is in need of substantial repair. According to the
Rides-4-U report the electrical system requires replacement. The telescopes, which are the
poles that support the carousel horses, are worn and in need of replacement or repair. The
platforms for the carousel need to be rebuilt. The estimated costs of these repairs range
from $1,000,000 to $1,500,000

Carousel Telescopes

Carousel Decking

» Page 1 5
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The Ferris Wheel, a primary attraction to the pier, is in need of substantial repairs.
According to the Rides-4-U Report the Ferris Wheel lights are non-functional and need to
be replaced or repaired. The non-functioning lights were also noted in the October 13,
2024 Press of Atlantic City article where customers commented on how the Ferris Wheel
“lights have been out all summer, and even longer” (Visitors Say Goodbye to Gillian’s
Wonderland on its Final Day, Press of Atlantic City, October 13, 2024, by John Russo).
The center hub and main sweeps, also known as the spokes which extend from the center
to the outer edge of the wheel, must be entirely rebuilt. The spreader bars which connect
the sweeps and keep them spaced evenly, are worn out and need to be replaced. The

estimated costs of these repairs range from $1,500,000 to $2,500,000.

Ferris Wheel Spreaders

Ferris Wheel Sweeps/Spokes

The Log Flume Ride was constructed in 1992. It is a primary structure and
attraction and is also in need of repair and maintenance. According to the Rides-4-U report
the upper troughs need to be rebuilt. Additionally, the electrical system needs to be entirely
replaced. These repairs are estimated to cost between $2,500,000 and $4,000,000.
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Rehabilitation Findings

Substantial credible evidence exists to support a determination that the
properties in the Study Area meet one or more of the criteria outlined in Section 14
of the Local Redevelopment and Housing Law (N.L.S.A. 40A:12A-14) to be declared an
area in need of rehabilitation. Note, not all of the criteria must be satisfied to warrant
a Rehabilitation Designation, if only one criterion is satisfied that provides sulfficient

cause for the Designation. Specifically, the following criteria are met:

Criterion “14.1”

Under criterion “14.1”, a property qualifies as in need of rehabilitation if “a
significant portion of the structures therein are in a deteriorated or substandard condition.”

(N.LS.A. 40A:12A-14.1).

The Study Area consists of a former amusement park which contains numerous
structures including the Ferris Wheel, Carousel and Log Flume attractions. These three
attractions are the primary components of the property and all are in need of substantial
repairs and improvements. Additionally, the elevated concrete portion of the Study Area,
accounting for 50% of the area, is in a deteriorated and substandard condition. The

condition of the Study Area therefore satisfies criterion “14.1.”
Criterion “14.3"”

Under criterion “14.3”, a property qualifies as in need of rehabilitation if “there is
a pattern of vacancy, abandonment or underutilization of the properties in the area”

(N.LS.A. 40A:12A-14.3).

The existing property is no longer functioning as an amusement pier. There is a
small portion of the site that is being utilized for restaurant and entertainment use,
Rehabilitation Designation— Boardwalk and Sixth Street  Pagel7
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accounting for approximately 20% of the entire property and Study Area. The once active
amusement pier no longer contains the extensive rides and attractions. It has not been
occupied for ten months and is currently vacant and underutilized. These conditions satisfy

criterion “14.3.”

Program of Rehabilitation

When an area meets the statutory criteria to be determined in need of rehabilitation,
it must also be found that a program of rehabilitation “may be expected to prevent further
deterioration and promote the overall development of the community.” (N.LS.A.

40A:12A-14)

Rehabilitation is defined by statute under N.J.S.A. 40A:12A-3 to mean “an
undertaking, by means of extensive repair, reconstruction or renovation of existing
structures, with or without the introduction of new construction or the enlargement of
existing structures, in any area that has been determined to be in need of rehabilitation or
redevelopment, to eliminate substandard structural or housing conditions and arrest the
deterioration of that area.” In this particular case, the Study Area is in need of extensive
repairs as evidenced by condition of the rides which form the core component of the former
amusement pier, and the condition of the pier. These items are integral parts to the overall

property and require significant repair and investment.

This property is an important part of the Ocean City Boardwalk, former the
bookend as the last commercial site along the developed portion of the Boardwalk. The
amusement pier has been closed since the Fall of 2024 and this summer season it has been
utilized for limited purposes. It is therefore determined that a program of rehabilitation is
necessary for this property and that such a program would in fact improve the conditions

of the property and area and promote the overall development of the community.

Rehabilitation Designation — Boardwalk and Sixth Street
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CONCLUSION

The Study Area operated as an amusement pier since 1965. In October of 2024 it
was closed and has remained underutilized since that time. Based on an analysis completed
by O’Donnell & Naccarato Structural Engineers it was noted that portions of the pier are
in substandard and deteriorating condition. Additionally, the three primary amusement
rides are in substandard condition and in need of substantial investment and repair. As
noted by Rides-4-U, the costs of repairing these amusement rides are exorbitant. Based on
these findings, a program of rehabilitation, as provided for by law, would result in future
investment back into the property and prevent further deterioration of these conditions,

thereby promoting the overall development of the community.

Based upon the above findings, the Study Area meets the criteria of the Local
Redevelopment and Housing Law as an area in need of rehabilitation under N.J.S.A.
40A:14. 1t is therefore recommended that the Governing Body and Planning Board take

the action necessary to make that determination according to law.

~ Page 19
August 11, 2025



EXHIBIT I - Site Survey
APPENDIX I — Governing Body Resolution
APPENDIX II - Planning Board Recommendation

APPENDIX III — Rides-4-U, Inc. Report
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: Rides-4-U, Imc.
_, # APPENDIX 1lI 221 Evans Wu;, Suite E

:'a

Somerville, NJ 08876

e-mail: info@rides4u.com
www.ridesdu.com

Tel: 908-526-8009

SoPPT™0 Aot Naw 1° Ueag, Fax: 908-526-4535

VIA EMAIL: emita@icona.com

600 Boardwalk LLC

c/o Mr. Eustace W. Mita

2501 Seaport Drive, Suite 400

Chester, PA 19013

RE: Condition of Specified Amusement Rides

Wonderland Pier
Ocean City, New Jersey

Dear Mr. Mita:

You have requested, based upon my significant experience in the amusement industry, that I
inspect and provide my opinion as to the condition of specified amusement rides currently existing at the
above-captioned location. These include the following:

1% Philadelphia Toboggan (Carousel)

2. 40mt Technical Park Wheel (Ferris Wheel)

3. Odi Hopkins Flume Ride (Flume Ride)

Based upon my review and inspection of these amusement rides, it is my considered opinion that
they are all in a deteriorated and substandard condition for the following reasons:

Carousel —

A, The electrical system needs to be replaced.

B The telescopes are worn and in need of replacement and/or repair. |
c. The platforms need to be rebuilt.
D

Probable estimated repair cost for the Carousel is approximately $1,00‘0,000 to
$1,500,000.



Rides-4-U, Ine.

221 Evans Way, Suite E
Somerville, NJ 08876

e-mail: info@ridesdu.com
wivw.ridesdu.com

Tel: 908-526-8009

S0P At et 2 iy ' Fax: 908-526-4535
Ferris Wheel —
A. The spreader bars are worn out and need to be replaced.
B The lights are non-functional.
24 The center hub and main sweeps must be entirely rebuilt.
D Probable estimated repair cost for the Ferris Wheel is approximately $1,500,000
to $2,500,000.
Flume Ride -

A. The uppér troughs need to be rebuilt.
B The electrical system needs to be entirely replaced.

C. Probable estimated repair cost for the Flume Ride is approximately $2,500,000 to
$4,000,000 ’

As my attached summary of qualifications indicates, I have been in the amusement industry for
over forty years. Each of the above amusement rides is, for the reasons set forth above, in a deteriorated
and substandard condition needing significant repairs in my professional opinion. I would estimate the
cumulative total cost of the repairs to be between $4,000,000 to $6,500,000

I thank you for your attention to this matter.
Sincerely,

(_ﬁ/,/f—./z

Leonard Soled
President



POV,
HTZIH
100000
Ne@@on
'g\..ﬂ

Re-Construction Cost Estimate

CARITAS

CONSTRUCTION

-1 0
- e

Date:

2501 Seaport Drive, Suite SH200

Chester, PA 19103

Office: (610) 569-0569

4.16.2025

ICONA Resorts 600 Boardwalk
Eustace W. Mita Ocean City, NJ
2501 Seaport Drive, Chester, PA 19013 Rev.: 0

Gillian's Wonderland Pier

Complete Remedial Work for Wonderland Pier Foundation/Piling Work

1 DEMO / TEMPORARY SHORING $670,000
2 CIP PRECAST PANELS $2,120,370
3 CIP CONCRETE REINFORCED BEAMS $61,111
4 CONCRETE / WOOD PILES $426,000
5 2" CIP STRUCTURAL CONCRETE TOPPING SLAB $165,000
Total Trades Cost $3,442,481
GENERAL CONDITIONS $157,983
PERMIT $68,850
INSURANCE BURDEN $34,425
BUSINESS / MERCANTILE TAX $10,327
BUILDERS RISK INSURANCE $0
Construction Cost $3,714,066
FEE $185,703

Total Cost

$3,899,769




Budget Qualifications and Assumptions 04/16/2025

Gillian’s Wonderland Pier

General

("

The proposal was based on utilizing open shop labor and assumes normal working hours 7:00am
to 3:30pm, Monday to Friday; premium time and holiday hours are excluded.

Caritas Construction includes obtaining construction permit with costs to be reimbursable.
Architectural and engineering design drawings and permit documents are excluded.

Builders risk insurance shall be by owner.

All utility fees have been excluded. Any utility deposits, usage fees, etc. will be paid by the owner.

We do not include any costs associated with governmental tariffs that may be imposed on goods
and services utilized on the project.

This proposal is based on the structural report provided by O'Donnell Naccarato.

CARITAS CONSTRUCTION 2501 Seaport Drive, SH200, Chester, PA 19103  610.569.0569
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