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SUMMARY

A 504-unit, mid-rise apartment community developed on one of the last significant parcels of land on the Jersey City 
waterfront. The project, consisting of two U-shaped buildings oriented to both the waterfront and the community, 
offers spectacular views of lower Manhattan and features one- to four-bedroom units. Standing in contrast to the 
existing high-rise residences on the waterfront, Avalon Cove creates variation and offers a more human scale while 
preserving views of the waterfront from nearby buildings. Developed and managed by Avalon Properties (now Avalon 
Bay), a self-administered and self managed equity real estate investment trust, Avalon Cove targets the high-end of 
the housing market with an abundance of amenities and an emphasis on high-quality service to residents.

FEATURES

Waterfront development
Mid-rise apartment buildings
Public waterfront access
Recreational amenities
High-tech amenities
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PROJECT TYPE

A 504-unit, mid-rise apartment community developed on one of the last 
significant parcels of land on the Jersey City waterfront. The project, consisting 
of two U-shaped buildings oriented to both the waterfront and the community, 
offers spectacular views of lower Manhattan and features one- to four-bedroom 
units. Standing in contrast to the existing high-rise residences on the 
waterfront, Avalon Cove creates variation and offers a more human scale while 
preserving views of the waterfront from nearby buildings. Developed and 
managed by Avalon Properties (now Avalon Bay), a self-administered and self 
managed equity real estate investment trust, Avalon Cove targets the high-end 
of the housing market with an abundance of amenities and an emphasis on 
high-quality service to residents.

SPECIAL FEATURES

Waterfront development
Mid-rise apartment buildings
Public waterfront access
Recreational amenities
High-tech amenities

DEVELOPER

Avalon Properties*
100 Canal Pointe Boulevard
Suite 110
Princeton, New Jersey 08540
609-452-0025
*Now known as Avalon Bay Communities, Inc.

ARCHITECT

Minno & Wasko
80 Lambert Lane
Suite 105
Lambertville, New Jersey 08530
609-397-9009

LANDSCAPE ARCHITECTS

Melillo & Bauer
300 Hawthorne Avenue
Point Pleasant Beach, New Jersey 08742
732-295-9630



GENERAL DESCRIPTION

Completed in 1997, Avalon Cove is a 504-unit upscale apartment community that offers one-, two-, three-, and 
four-bedroom units. The community is located in the heart of Jersey City's Hudson River waterfront district, with a 
view of the Manhattan skyline. The developer, Avalon Properties (now Avalon Bay), overcame environmental 
constraints and limited access to the surrounding neighborhood to construct the first new rental housing on the Jersey 
City waterfront in more than a decade.

Avalon Cove consists of two U-shaped buildings; each is five stories high, with the fifth floor "disguised" by the 
mansard roof. The apartments on the top level are two-story duplexes, and there are four different floor plans for 
each unit size. Surface-level parking is available to all residents, and some apartments have access to a surface-level 
garage. Recreational amenities offered include a swimming pool, indoor half-court basketball court, a fitness center 
with two indoor racquetball courts, and two outdoor tennis courts. Avalon Cove also includes several special 
telecommunications features: the entire community is served by fiber-optic cable, and each apartment can 
accommodate six separate phone lines without additional wiring.

Avalon Cove was developed by Avalon Properties, a self-administered and self-managed equity REIT concentrating 
exclusively on apartment acquisition, construction, development, and management in markets in which the barriers to 
entry are high. In 1998, Avalon Properties merged with Bay Apartment Communities to become Avalon Bay, Inc.

THE SITE

The 11-acre site adjacent to the Hudson river was vacant when Avalon Properties purchased the property in the early 
1990s. It was part of a larger parcel of land slated for an ambitious redevelopment plan in the early 1980s, when 
Jersey City received one of the largest urban development action grants (UDAG) awarded to any jurisdiction by the 
U.S. Department of Housing and Urban Development (HUD). While no development had taken place on the site, 
Jersey City officials nevertheless recognized its importance because of its strategic waterfront location.

Despite its unique location and views of the Manhattan skyline, the Jersey City waterfront had experienced no new 
residential development from the time of the stock market crash in October 1987 until the completion of Avalon Cove 
in 1997. The property, formerly a railyard for Conrail, had been designated a brownfield site in the 1980s. Prior to 
acquisition of the site by Avalon Properties, the New Jersey Department of Environmental Protection (DEP) 
determined that contamination levels were relatively modest and decided that development could proceed on the site 
with minor environmental mitigation measures, such as covering the site with a layer of clean sand or an 
impermeable surface such as a parking lot or building would provide. The agency's decision to limit liability if the 
proper measures were taken cleared the way for the site to be developed.

When the site was first purchased by Avalon Properties there was no frontage road or any other access to the site 
from the surrounding neighborhood. Nevertheless, the parcel was located just one-third of a mile from the Holland 
Tunnel and less than two blocks from a PATH train station; spectacular views of lower Manhattan also made it a 
promising site for development. The rail station near the site is the only waterfront PATH station at which passengers 
can connect to lower and midtown Manhattan without having to transfer. Transit times of six minutes to lower 
Manhattan and 12 minutes to midtown Manhattan by PATH train convinced Avalon Properties that the site would be 
ideal for residential development.

PLANNING/ENGINEERING/ARCHITECTURE

The overall concept for the site was to build a residential community on a human scale. Because all the existing 
housing on the Jersey City waterfront consisted of high-rise apartments, Avalon Properties decided that building 
Avalon Cove as a mid-rise apartment community would help differentiate it from other projects in the area. Its less 
intimidating scale was seen as an attractive feature that would appeal to the segment of the market being targeted, 
mostly high-income singles and married couples.

From inception, the development team wanted the project to be open to both the city and the waterfront. However, 
achieving that effect was not easy; the Hudson River borders the site on the east and street access to the site is on 
the west, directly opposite the waterfront. The streetscape on the west is pedestrian oriented and open to the city, 
with as much passive, open green space as possible, somewhat like a pocket park in the city fabric.

The architectural character of Avalon Cove is eclectic, with traditional elements such as corner pieces and quoins. The 
height of the buildings was limited to five stories so that residents could comfortably walk down to the ground level if 
they chose not to use the elevator. The elevation features pitched roofs with turned gables and an exterior of 
multicolored brick and precast stone that softens the scale of the structure.

The highly varied depth of the bedrock beneath the soil presented a significant engineering challenge. Both U-shaped 
buildings were placed on pilings that vary in depth from six to 90 feet, becoming progressively deeper the closer they 
are to the river in order to anchor the buildings to the bedrock and ensure that they rest on a solid foundation.

SITE DESIGN



The development team at Avalon Properties produced a building layout and site design that relates well to the 
existing street grid in the adjoining parts of Jersey City. The site design also focused on taking advantage of the 
adjacent waterfront as much as possible. The riverfront portion of Avalon Cove is characterized by a waterfront 
walkway that includes benches, lighting, and bike racks; the walkway is part of an easement granted by the 
developer to the public, which is required by the state of New Jersey for all new waterfront development. This 
requirement, aimed at creating a publicly accessible, continuous waterfront promenade, coincided with the 
development team's desire to use the waterfront as much as possible in the site planning.

The prohibitive expense was one factor in rejecting a parking garage as a parking option. However, the desire to 
preserve as many views as possible of the river and the Manhattan skyline was equally important. In addition, the 
development team wanted to create a streetscape along the city side of the site; putting a parking garage there 
would create a hard, uninviting edge between the community and the rest of the city.

The project's U-shaped pattern was chosen to increase the amount of building frontage that faces Manhattan, 
resulting in views of the river or the Manhattan skyline from 80 percent of the apartments. Using the waterfront as an 
amenity to attract residents was deemed important enough to create views of the river from as many vantage points 
as possible, including the main lobby of each building. The value created for Avalon Properties by orienting the 
buildings as they did is demonstrated in view premiums that range from $100 to $800. The interior courtyards feature 
an array of amenities, including gazebos, green space, tennis courts, a pool, and deck.

PUBLIC APPROVAL PROCESS

A myriad of agencies were part of the approval process, reflecting the complexity of developing real estate in a large 
urban area with many overlapping jurisdictions, each having its authority over land development projects. The 
approval process took 18 months from start to finish. The public agencies involved included the Jersey City 
Redevelopment Authority, the planning board of the city of Jersey City and Hudson County, the New Jersey 
Department of Environmental Protection (waterfront division and water resources division), and the city of Jersey City 
(for tax abatement).

Avalon Cove was built at a density that is 20 to 30 percent less than permitted by zoning for the site in order to 
construct a mid-rise apartment community on a human scale. City officials did not immediately support this approach 
because they viewed the 11-acre parcel as one of the last significant tracts of undeveloped land along the waterfront; 
they felt that to develop the property at the lower density would be to squander an opportunity to develop it to its 
greatest potential.

The development team at Avalon Properties was able to convince city officials to accept the lower density by pointing 
out that it made sense to have some variation along the waterfront. If the project had been constructed at the 
highest density permitted by the city, the result would have been a continuous wall of structures, with no relief. 
Furthermore, a mid-rise apartment community would preserve many views from existing nearby buildings; developing 
to maximum density could have resulted in a blank wall that obstructed views.

MARKETING/FINANCING/LEGAL

As Avalon is a self-financed REIT, the project was financed internally; there also were no significant legal 
arrangements or relationships since Avalon Properties developed and manages the property.

The management philosophy of Avalon Properties (now Avalon Bay) is summed up in the phrase "legendary
service"—service so good that it far exceeds customers' expectations and creates its own legend in the process.
Avalon Bay offers dry cleaning service, pet walking when residents are traveling, and a guaranteed 24-hour
maintenance program with the promise that if no repairs are made within 24 hours, no rent is charged until repairs
are complete.

The two principal operating strategies of Avalon Bay are to increase operating cash flows and long-term stockholder 
value. In order to achieve these objectives, management attempts to generate increased revenue at each of its 
apartment communities through high occupancy and value pricing. Furthermore, new development projects that are 
in markets with high barriers to entry are ideal for making the goal of high occupancy a reality.

Northern New Jersey had experienced significant growth in new households at the time the Hudson River site was 
purchased by Avalon Properties; at the same time, there had been no new residential properties built in Jersey City 
for several years. As a result, the rental vacancy rate was in single digits. In addition, the relocation of firms from 
Manhattan to northern New Jersey made the office market in the Jersey City area one of the most dynamic in the 
state. All of these factors indicated that there was sufficient demand for new rental housing in this market.

The residents at Avalon Cove come primarily from northern New Jersey (40 percent) and Manhattan (20 percent). The 
rents at Avalon Cove are two-thirds the price of similar upscale properties at Battery Park City in Manhattan. The fact 
that 50 percent of Avalon Cove residents work in Manhattan is testimony to how the community has been able to 
attract residents from Manhattan and those that work in the city. Residents are evenly split between couples and 
singles. Although rents compare favorably with those for Manhattan apartments, they are the highest in the Jersey 
City market. In fact, the rental rates are more than $500 over initial pro forma projections.



EXPERIENCE GAINED

Despite the favorable vacancy rates and the growth in households that characterized this market, development 
of Avalon Cove was not without risks. This was a new market and a new product for Avalon Properties, whose 
specialty had been garden apartments. A change in product type demands different consultants (architects, 
engineers, etc.) who must have a different set of skills if the project is to be a success.
Mid-rise apartment communities beg for simplicity. This includes the design and management of the building. 
The more diverse the number of floor plans, the more complex the construction and the more cumbersome the 
leasing process.



PROJECT DATA

LAND USE INFORMATION

Site area: 11.15 acres
Total dwelling units planned/complete: 504/504
Gross density: 50 units per acre

LAND USE PLAN

Use Acres Percent of site

Buildings 5.15 46

Roads/paved areas 1.5 13

Common open space 3.5 31

Other 1.0 9

RESIDENTIAL UNIT INFORMATION

Unit type
Unit size
(square feet)

Number of units
planned/built Rent range

One bedroom 680-1,454 206/206 $1,665-$2,180

Two bedroom 1,106-1,719 222/222 $2,200-3,085

Three bedroom 1,483-1,781 50/50 $3,315-3,800

Four bedroom 1,516-1,853 26/26 $3,700-4,705

DEVELOPMENT COST INFORMATION

Site acquisition cost: $8,529,562
Site improvement costs: 7,269,881

Construction costs
General requirements: $9,878,897
Structures: 49,532,608

Amenities1: 991,597
Leasing office: 424,564
Free standing garages/carport: 1,239,122
General contractor fees: 323,749
General conditions: 1,771,489
Rebates (city of Jersey City): (261,888)
Total: $63,900,137

Soft Costs
Architecture/engineering: $1,123,469
Marketing and promotional: 721,101
Legal and closing: 516,100
Permits and fees: 1,683,422
Financing fees: 393,197
Construction interest: 5,506,209
Office overhead: 608,290
Total: 10,551,787

Total development cost: $90,251,367
Total development cost per unit: $180,675
Construction cost per square foot: $158

1Community center, swimming pool, tennis courts

DEVELOPMENT SCHEDULE

Site purchased: 1992
Planning started: 1991
Construction started: December 1994

DIRECTIONS

From New York City: Take the Holland Tunnel to New Jersey. Take first right to Morin Avenue. At the first light turn on 
18th Street, which becomes Washington Boulevard. Avalon Cove is approximately one-half mile on the left.

Driving time: Approximately 12 minutes in non-peak traffic.

From Newark International Airport: Take New Jersey Turnpike north, exit at 14C. Bear left and follow signs to Holland 
Tunnel. At first traffic light at the end of the ramp, turn on Jersey Avenue and immediately bear left on Newport Viaduct. 
Stay left and continue past Newport Center Mall to Washington Boulevard. Avalon Cove is approximately one-half mile on
the left.

Driving time: Approximately 30 minutes in non-peak traffic.



Michael Baker, report author
David A. Mulvihill, editor, Project Reference File
Eileen Hughes, managing editor

This Development Case Study is intended as a resource for subscribers in improving the quality of future projects. Data contained 
herein were made available by the project's development team and constitute a report on, not an endorsement of, the project by 
ULI-the Urban Land Institute.

Copyright © 1998 by ULI-the Urban Land Institute
1025 Thomas Jefferson Street, N.W. Suite 500 West, Washington D.C. 20007-5201



Avalon Cove, built on one of the few remaining parcels of Jersey City shoreline, offers residents spectacular views of 
Manhattan and upscale services and amenities.



The buildings at Avalon Cove were built in a U-shape in order to maximize the number of units offering waterfront views.



The mid-rise height of Avalon Cove offers residents urban living on a more human scale while preserving views of the 
waterfront from other nearby buildings.



Avalon Cove offers units with several different floor plans and from one to four bedrooms, each featuring high-quality 
finishes.



The developer included as much passive, open green space as possible, introducing a pocket park into the fabric of the 
city.



Site plan.
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