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About Long Beach Island New Jersey 

The LBI real estate market on Long Beach Island consists of 6 municipalities. 
They are:  
 

Barnegat Light 
Harvey Cedars 
Long Beach Township 
Surf City 
Ship Bottom 
Beach Haven 
 

Each town on Long Beach Island offers something different, be it the peace and 
quiet of Barnegat Light, the easy on and off access of Ship Bottom, or the non-
stop fun of Beach Haven. Before investing in a LBI real estate transaction, you 
should learn about the different real estate markets of Long Beach Island. 
 
LBI has different factors which play into determining the property values of that 
area. Generally speaking, home prices are higher on the north end of LBI in the 
areas of Loveladies and North Beach, and less expensive in the areas of Ship 
Bottom, located near the bridge, or Holgate at the south end of the island.   
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The Real Estate Market on Long Beach Island 

The LBI real estate market is made up of several different 
categories which include residential sales (single family homes, 
condos, etc), multi-family homes (duplexes and triplexes), and 
commercial real estate.  
 
The real estate market has been improving. Typically, each 
month results in 25-30 single family homes being sold with an 
average sale price of about $1,000,000.  Homes spend about 
100-150 days on the market and sell for 92%-96% of their listing 
price.  
 
Hurricane Sandy had a major impact on the LBI area and the LBI 
real estate market. It is important to check for storm damage 
when buying a house, as well as the current and future flood 
insurance rates. This will be covered in detail later on. 
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Short sales and bank foreclosures have never been a major factor in the LBI real estate market.  
This is  partly due to summer rentals, however, there are many opportunities in the market with 
storm damaged homes. 



Types of Properties on Long Beach Island 

The LBI real estate market is broken into several 
categories. They are: 
 

Single Family Homes 
Condos 
Duplexes 
Vacant Land & Tear Downs 
Short Sales & Foreclosures 
Storm Damaged Homes 
Commercial Real Estate 

There is much to know and understand about each type of property in the LBI real estate market. Generally 
speaking, single family homes will be the most stable investment, provided they are in a good location and on a 
good lot size. Condos offer affordability, but lower appreciation rates. Short sales are few and far between on LBI 
and they are often NOT the best investment in the market. The best investment will usually be the purchase of a 
tear down or storm damaged home, and then building a new home. It is common for these finished homes to 
beat the market by about 20%. 
 
Over the next few pages we will go over the details of each property type and explore their positives and 
negatives to help you decide what is the best area of investment for you! 
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Single Family Homes on Long Beach Island 
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Single family homes are the most common and the most active form of real 
estate on LBI. Single family homes will often sell from the low $300,000 
price range up to several million dollars! 
 

•Single family homes typically require a minimum down payment of 
20%. 
•Single family home prices range from the low $300,000  up to 
$15,000,000! 
•Be sure to read the fine print of listings as some agents will enter a 
condo or co-op into the MLS as a single-family home when it is really 
not.  

 
Generally, single family homes offer the best investment in the LBI real 
estate market, as they are excellent rental properties and are easy re-sales 
in the future. Since Hurricane Sandy, there have been a number of storm 
damaged single family homes on LBI. These homes may be excellent 
investment opportunities. While they are mostly sold at land value, some of 
these homes can be renovated or raised for much less than an undamaged 
single family home would cost. 



Condos and Townhomes on Long Beach Island 
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When looking to buy or sell a condo on LBI, there are a few important points to remember. 
 

•Condos in the LBI real estate market range in price from under $200,000-$2,000,000! 
•Duplexes can be converted into condos for an inexpensive and easy entrance into the LBI real estate 
market. 
•Always remember to account for the added fees of monthly maintenance and common insurance. 

 
Most condos on Long Beach Island will sell for about $350-$450/ sq. foot. The price depends on the condo, the 
location, and the condition of the unit. Usually, there are about 2-5 condo sales each month, and an inventory 
of about 50-80 units on the market at any given point. 



Types of Condos on Long Beach Island 
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Converted Duplexes 
A duplex is a two or three family home on Long Beach Island. The majority of these 
homes were built during the 1960's, and they mostly offer 2 or 3 bedrooms and 1 
bathroom. They are excellent properties to buy, as they offer ample space (usually 
about 800 sq. feet), an open flood plan, and an affordable price point. 

Converted Motels 
These units typically offer an excellent location (usually within a block of the 
beach) at an affordable price. Most are 1 or 2 bedroom units, and usually will sell 
under $300,000.  For the off season, many of these condos will be winterized, so 
the water will be shut off to the entire complex. 

Large, Custom Built Complexes 
These are the traditional condo scenarios with many units, common amenities 
(like a pool or tennis courts), and professional management. Typically, the 
monthly fees are higher in these units, as they have to cover more amenities, but 
these units offer resort style living on Long Beach Island. 

Side by Side Townhomes 
Side by sides share a common wall with the neighbor next door (they are almost 
always only 2 units). Most side by sides in the LBI real estate market offer 3-5 
bedrooms, 2-3 bathrooms and are usually around 1,500-2,500 sq. feet! 



Duplexes on Long Beach Island 
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Duplexes can offer an excellent return on their investment, and can often 
create a positive return with a minimal down payment. Most duplex 
properties were built during the 1960's and offer few variations in style. Due 
to their special zoning, this classification of property allows for new "side-by-
side" townhomes to be built on the lot. This creates another exciting 
opportunity for investment or co-ownership. 
It is important to have a clear understanding of the lending requirements for 
duplexes. Since banks view them as investments, many banks will require a 
minimum of 30% down and may require a non-conventional loan (usually an 
investment loan). Some banks will offer financing at 20% or 25%, but it is best 
to speak with a lender to understand the full lending picture. In general: 

•Due to their classification, multi-family lending is handled differently 
than normal residential transactions. Therefore, in most cases, a 25% 
down payment is needed, as they are considered "investment 
properties" rather than vacation properties. 
•Duplex or multi-family homes on Long Beach Island can legally be 
converted to condos, allowing them to be purchased by separate 
parties. 
•Rental rates vary, but you can expect between $1,500-$3,000/ week 
for each floor, depending on the property and the location! 

http://buylbi.com/lbi-real-estate-condos-on-long-beach-island-nj.html


Vacant Land and Knock Downs on LBI 
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There are many local zoning laws and setback requirements you must be aware 
of before attempting to purchase a "tear down" property. Lot size is important, 
but so is the distance between neighboring structures, distance to the water 
(bayfront and oceanfront must adhere to CAFRA), and local laws.  
 

•You can build a footprint of +/- 33% of the lot with normal setbacks. 
Therefore, a 50x100 (5,000 sq. foot) lot will allow for a 1,650 sq. foot 
footprint (5,000 x 33% = 1,650). This footprint can be doubled to allow 
for the second floor.  
•It is important to point out that the above equation would result in a 
perfect box with no architectural style. Typically, cut-ins, pitched roofs, 
and decks will deduct about 10% from the total sq. footage. 
•Most areas require at least 15 feet between structures and a 4 foot and 
11 foot setback on each side of the property. Front yard and rear yard 
setbacks are also required. 
•New Construction will cost about $160-$170/ sq foot, depending on 
the style of house and the upgrades you want to include. Therefore, a 
2,000 sq. foot house should cost you about $320,000-$350,000, 
depending on the house plus the cost of the land. 



Short Sales and Foreclosures on LBI 
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Short sales, foreclosures, and bank properties are not the 
most common real estate transactions on LBI. However, they 
can prove to be a good deal...if the deal is right! 
 

•The highest bid does not always win! Banks will look 
at a wide range of factors before deciding who will 
be awarded the sale. 
•Make sure you have all documentation on 
employment, debt, and earnings before pursing a 
short sale or bank property in the LBI real estate 
market. 
•Most banks will want to pre-qualify you for the 
transaction, even if you are not using them for the 
financing. 
•Bank owned properties make up a comparatively 
small segment of the LBI real estate market. At any 
given point in time, there are only about 60-80 
properties with some level of bank involvement from 
pre-foreclosure to fully bank owned. 

You can search all short 
sales, bank owned 
properties and LBI 

foreclosures by clicking 
here or visiting 
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Storm Damaged Homes on Long Beach Island 

Nathan Colmer 
Cell: 609.290.4293 | Office: 800.222.0131 

www.BuyLBI.com 

In the LBI real estate market, homes are for sale that have 
been damaged by Hurricane Sandy. At this time, there are a 
few options for buying these storm damaged homes.  
They are:   
 
•A home that needs to be demolished and is land value 
only. 
•A home that can be repaired, but sustained substantial 
damage. 
A home that was for sale, and the sellers will consider a 
lower offer due to their insurance payouts. 
 

Storm damaged homes can represent an incredible value 
since the seller is usually motivated and the property is 
being sold for land value. These factors can create an ideal 
building opportunity for new construction.  

Click here to search all 
storm damaged homes 
for sale on Long Beach 

Island 

http://buylbi.com/storm-damaged-homes-in-the-lbi-nj-real-estate-market.html
http://buylbi.com/storm-damaged-homes-in-the-lbi-nj-real-estate-market.html
http://buylbi.com/storm-damaged-homes-in-the-lbi-nj-real-estate-market.html
http://buylbi.com/storm-damaged-homes-in-the-lbi-nj-real-estate-market.html


Commercial Real Estate on Long Beach Island 
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Commercial real estate represents the least active area of the LBI real estate market. However, properties do 
sell and rent if they are priced correctly! 
 

•Commercial sales are a unique facet of the market, and must be considered on a case by case basis. 
•I have extensive experience in the LBI business environment. This allows me insight into the true market 
value of a listing. 
•Depending on the business, properties with real estate to sell may be worth more selling the land as a 
building opportunity. 
•When it comes to pricing commercial real estate or a commercial business on LBI, I advise taking the 
business and comparing it to other investment opportunities, for example the stock market. One must 
price the commercial listing in such a way that it is a BETTER investment than the competition...then you 
will get activity on your listing! 



Property Locations on Long Beach Island 

The LBI real estate market is 
made up of several locations 
each with their own unique 
characteristics. They are: 
 
•Oceanfront 
•Oceanblock 
•Oceanside 
•Bayside 
•Bayfront 
•Lagoonfront 

While factors, such as the condition of the property, the lot size, and the views of the ocean or bay will influence 
property value, location alone will dictate where most buyers will eventually purchase a home. Homes on the 
oceanfront can range anywhere from the $900’s for a knockdown to over $15,000,000! A small single family 
home on the bayside can sell for as little as $300,000! Location establishes the baseline price for the LBI real 
estate market, and the details of the specific property will determine the final sales number. 
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Summer Rentals on LBI 

Summer rentals make up a large percentage of the 
Long Beach Island economy. Summer tourism provides 
the majority of revenue for the local businesses on LBI, 
as well as income for the towns through beach badge 
sales and tax revenue. 

When looking to buy a house on Long Beach Island, it is important to keep rentals 
in mind. The income generated by summer rentals can help to pay some of the 
costs of ownership, and make the property more affordable. Rental rates vary 
depending on location and condition.  During the summer season, rentals can 
range from $1,000/ week to over $10,000/ week. Homeowners can rent through a 
real estate agency which normally charges between 10% and 12% of the rental 
amount, or on their own with sites like Craigslist or Homeaway. A “normal” rental 
season runs about 10 weeks with prime weeks in July and August, and lower rates 
in June and September. 
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Hurricane Sandy and Long Beach Island 

Hurricane Sandy made landfall on Long Beach 
Island at the end of October 2012. Even though 
the storm has passed and Long Beach Island has 
fully recovered, the impact of Hurricane Sandy is 

still relevant to buying a home on  
Long Beach Island. 

Hurricane Sandy has raised awareness regarding flood 
insurance rates and the elevations of homes on LBI. The 
storm has also created new situations to be aware of for 
home inspections and repaired damage. Hurricane 
Sandy has created a number of building opportunities 
for new construction, which can often be the best 
investment in the LBI real estate market! It is important 
to understand the changes to LBI before buying a home, 
as failing to understand the current market can lead to a 
costly mistake or a missed opportunity! 
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Flood Insurance on Long Beach Island 
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Flood insurance rates are based on the property’s elevation above 
Base Flood Elevation or BFE. Generally speaking, the higher a 
property is above BFE, the lower the rate will be (up to 3 feet above 
BFE). On the other side of the coin, the lower below base flood 
elevation, the higher the flood insurance cost will be for a property 
on LBI. Special conditions will also apply when rating flood 
insurance costs, such as if the property has a basement (and believe 
it or not there are homes on LBI that have basements!), the number 
of flood vents in the foundation, if the crawlspace is below the 
grade of the property, and most importantly, the flood zone in 
which the property is located. Flood zones on LBI generally fall into 
an “A” or a “V” category. Most of Long Beach Island lies in an “A” 
flood zone which generally sees lower rates and easier building 
restrictions (for example, a block foundation is permitted in an “A” 
zone). A “V” flood zone on LBI will see more stringent building 
requirements, and  generally a higher flood insurance rate. In order 
to be placed in a “V” zone, the property must be suspected of 
sustaining a direct wave impact of a 3 foot or higher wave. For this 
reason, “V” zones are generally limited to the oceanfront and 
certain bay front areas. 

The actual costs of flood insurance 
are impossible to estimate exactly 
in the absence of a flood elevation 
certificate. This document, which 

can be obtained from a survey 
company, tells not only the ground 

elevation, but also any special 
conditions that will impact the 

flood premium on LBI.  



Flood Zones on Long Beach Island 
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Flood zones were established by the National Flood Insurance Program (NFIP) and the Federal Emergency 
Management Agency (FEMA) to help understand the risks associated with areas of the United States located in 
a flood zone. Surprisingly, according to FEMA, we ALL live in a flood zone. The delineation takes place when 
determining if we live in an area of low, moderate or high risk for flooding. Long Beach Island is grouped into 
two primary flood zones. They are an “A” flood zone and a “V” flood zone. Interestingly enough, there are even 
a few “X” zones on LBI which require little to no flood insurance! 

FEMA defines an “A” and “AE” flood zone as having a 1% chance of an annual flood (it is 
partly from this definition that the term “100 year storm” comes from when speaking of 
Hurricane Sandy). Homeowners in an “A” or “AE” flood zone on Long Beach Island can 
expect the following: 

•Flood insurance rates will be less expensive than a “V” zone. 
•Building codes will be less restrictive than a “V” zone. 
•Breakaway wall foundations are not required (although they are recommended). 

Flood insurance in an “A” or “AE” flood zone is less expensive than a “V” zone due to 
FEMA’s interpretation that flooding, when it occurs, will be less destructive. In order for a 
property to be in a “V” zone on LBI, FEMA must ascertain that the subject property will 
sustain the direct impact of a 3 foot or higher wave. In the eyes of FEMA, properties 
on LBI in an “A” or “AE” flood zone do not share this risk. It is for this reason that homes in 
“A” and “AE” flood zones can be built on a solid block foundation with flood vents rather 
than the break away wall system required in a “V” zone.  



Raising a Home on Long Beach Island 
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The cost of raising a house will 
vary, but for most homes the 
cost will be between $40,000 
and $60,000. It is important to 
make sure that the investment 
is worthwhile, as sometimes 
the cost of raising will cost more 
than the finished home is worth 
in the LBI market. 

Let me begin by saying that not every house on Long Beach Island needs to be 
raised. Perhaps this is  the biggest falsity concerning house raising on LBI. 
FEMA has established a Base Flood Elevation or “BFE” for all properties on 
Long Beach Island. This is the level above sea level to which FEMA 
recommends a new house be built to or a house be elevated to, should a 
major renovation take place. The BFE is computed by adding the natural 
elevation of the ground above sea level with the elevation of the structure. For 
example: 

•A house has a Base Flood Elevation (BFE) of 8 feet. 
•The ground elevation is 5 feet above sea level. 
•The house must be elevated 3 additional feet to meet FEMA’s 
requirement. 
•A house needs to be raised only if the house was “substantially 
damaged”.  

A house is considered to be “substantially damaged” when the costs of repairs 
exceed 49% of the replacement value of the structure. There are many 
locations on LBI where the ground elevation is already at Base Flood Elevation. 
Therefore, no additional elevation would be required to meet FEMA’s 
minimum standard. There is an inherent advantage to a house that is raised, 
as it will be safer in future storms and flood insurance will be less expensive.  



Building a New House on LBI 

Building a new house on Long Beach Island offers many 
advantages over buying an existing house. A new construction 
will allow you the ability to design and customize the house to 
fit your needs. Building a new home will often see immediate 
equity, as the finished home should cost much less than 
buying a similar home in the market. 
 
Building a house involves finding a suitable building location, 
knocking down the existing house, and constructing the new 
dwelling. Since there are very few vacant lots left on LBI, the 
majority of new construction takes place in this fashion. 

Building a new house is usually a 6-8 month investment in time, but the rewards are numerous. Apart from 
getting the house and layout you want, the finished project usually will come in about 20%-25% under market 

value. This means that someone with a $750,000 budget could end up with a $1,000,000 house without 
spending any additional money! There are many ways to finance new construction, including home style 
renovation loans for storm damaged homes and construction loans designed to fund the building project. 
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Lot Size and Locations For New LBI Homes 

Lot Size 
The size of the lot will determine how much house can be built. Generally, 
anything smaller than 40’ of width will require a variance from the town, but 
ideally, a lot should be 50’ wide, as it allows for a better design. Most side 
yard setbacks are 4’ and 11’ feet. This means a 40’ lot would allow, at most, 
a 25’ wide house. The extra 10’ in a 50’ lot allows for much more space and 
flexibility! Most lots are between 75’ and 100’ deep. The depth of the lot is 
not as critical as the width, but ideally you should have 80’-100’ as a 
building depth.  

Nathan Colmer 
Cell: 609.290.4293 | Office: 800.222.0131 

www.BuyLBI.com 

Location 
The location of the building lot will determine 
not only the price, but the future appreciation 
of the home. Typically, oceanside, oceanblock 
and oceanfront locations will hold their value 
better than bayside homes, but they will also 
cost more to purchase.  Regardless of the 
location, you want to make sure to not “over 
improve” a lot by spending too much on the 
new house! 



The Finances of New Construction 

The cost of construction will depend on the size of the 
house, the finishes that are installed, and the overall 
market conditions. Quality new construction should cost 
about $160-$170/ square foot for a house with 
hardwood floors, granite countertops and other 
attractive features.  The final cost of the building project 
will also be influenced by the size of the house. For 
example, a 1,000 sq. foot ranch style house will cost 
much more per square foot than a 3,000 sq. foot house. 
This is due to certain “fixed” costs such as plans, permits 
and demolition, as well as the fact that simple expansion 
of a home is not that costly. 

As a buyer, let’s assume you find a nice 50x80 lot on the oceanside in Long Beach Township. This lot will cost 
about  $400,000-$500,000 in the current market, and can accommodate a well designed 2,200 sq. foot house 
with large decks. This house will cost about $350,000-$375,000 to build, making the total project cost about 
$875,000.  
 
Similar new construction oceanside homes will sell for about $1,200,000, so it is easy to see how building a new 
home can create instant equity and appreciation in the LBI real estate market! If you are looking for value in the 
LBI real estate market, new construction is the way to go! 
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Searching the LBI Real Estate Market 

When you are ready to explore the LBI real estate 
market, the best way to begin is by searching for homes 
online and setting up listing alerts. 
 
The image to the right is a screenshot of my home search 
page which enables the user to search all homes for sale 
on LBI, set up daily, bi-weekly or weekly listing alerts and 
save specific listings. 
 
Here you can find the address, listing price, square 
footage, the number of bedrooms & bathrooms, lots of 
pictures and information about the area! 
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Click Here To Search 
All Homes For Sale On 

Long Beach Island 
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Making the Search Easier 
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One of the challenges in finding a home on Long Beach Island is the distance. The 
majority of homebuyers live 1-3 hours away, so it is not always practical to make a trip 
to see a new listing on the market. For this reason, I offer video walking tours of any 
listings that interest you so you can get an idea of the layout and size of the house! 

When a new listing comes on the market that 
may interest you, I will personally visit the 

house and shoot a short video of the interior 
and exterior. 

I upload this video to Youtube so you can view 
and share it as many times as you would like! 
This can help you decide if the house is worth 

making a trip to see in person! 



Thank You For Reading! 

Nathan Colmer 
Cell: 609.290.4293 | Office: 800.222.0131 

www.BuyLBI.com 

Thank you for reading my E-Book about buying a home on Long Beach 
Island! I hope the information was helpful! I have enclosed a few 

helpful links to my blog about Long Beach Island that has additional 
information for you. You can also contact me, Nathan Colmer, anytime 

and I will be happy to answer any questions you have!  
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Search All 
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•How Mortgage Interest Rates are determined on Long Beach Island 
•Renting and Investing in the LBI NJ Real Estate Market 
•Home Style Renovation Loans in the LBI NJ Real Estate Market 
•Price Per Square Foot for Single Family Homes 
•What is a good offer on a house in the LBI NJ Real Estate Market 
•Shopping for Storm Damaged Homes in the LBI NJ Real Estate Market 
•Affordable Single Family Homes in the LBI NJ Real Estate Market 
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