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INTRODUCTION
The New Jersey Municipal Land Use Law (MLUL) requires that each municipality in New Jersey undertake a
periodic review and reexamination of its local Master Plan. The purpose is to review and evaluate the master
plan and municipal development regulations on a regular basis in order to determine the need for update and
revisions. This report constitutes the Master Plan Reexamination Report for the Township of Ocean pursuant
to N.J.S.A. 40:55D-89.
The Township of Ocean adopted comprehensive revisions to the Master Plan in 1999 and adopted a
Reexamination Report in 2001. The Township also prepared an Amended Land Use and Circulation Plan
Element in 2003. This report serves as a Reexamination of the Township’s Master Plan and an update of the
goals and objectives contained in the 1999, 2001 and 2003 Plans. The report also includes amendments to the
Land Use Plan Element and Circulation Plan Element of the Township’s Master Plan that are designed to
provide the planning framework and foundation for the implementation of the Township’s proposed
Waretown Town Center, which was included in the Township’s application for Plan Endorsement from the
New Jersey State Planning Commission.

REQUIREMENTS OF THE PERIODIC REEXAMINATION REPORT
The MLUL requires that the Reexamination Report describe the following:
•

The major problems and objectives relating to land development in the municipality at the time of the
adoption of the last reexamination report.

•

The extent to which such problems and objectives have been reduced or have increased subsequent to
such date.

•

The extent to which there have been significant changes in assumptions, policies and objectives forming
the basis for the master plan or development regulations as last revised, with particular regard to the
density and distribution of population and land uses, housing conditions, circulation, conservation of
natural resources, energy conservation, collection, disposition, and recycling of designated recyclable
materials, and changes in State, county and municipal policies and objectives.

•

The specific changes recommended for the master plan or development regulations, if any, including
underlying objectives, policies and standards, or whether a new plan or regulations should be prepared.
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•

The recommendations of the planning board concerning the incorporation of redevelopment plans
adopted pursuant to the “Local Redevelopment and Housing Law,” P.L.1992, c. 79 (C.40A:12A-1 et seq.)
into the land use plan element of the municipal master plan, and recommended changes, if any, in the
local development regulations necessary to effectuate the redevelopment plans of the municipality
(N.J.S.A. 40:55D-89).

This report that addresses each of these statutory requirements.

MAJOR PROBLEMS AND OBJECTIVES IN 2001
Planning Documents
The Township of Ocean’s planning documents consists of the following:
•

1982 Master Plan;

•

1998 Circulation Element;

•

1999 Master Plan update;

•

2000 Economic Redevelopment Plan;

•

2001 Master Plan Reexamination Report;

•

2002 Open Space and Recreation Plan (as amended in 2005);

•

2003 Amended Land Use Plan Element;

•

2004 Amended Housing Plan Element and Fair Share Plan;

•

2004 Edgemont Park Subdivision Redevelopment Plan;

•

2004 Route 9 – Phase I Redevelopment Plan;

•

2005 Route 9 Phase I Redevelopment Plan Amendments; and

•

2005 Stormwater Management Plan Element.

Planning Goals and Objectives
The 1999 Master Plan Update reiterated a number of planning goals and objectives contained in the 1982
Master Plan and supplemented these with additional goals and objectives. As presented in the 1999 Master
Plan update, the following are the goals and objectives the Township’s Master Plan:
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1982 Goals and Objectives
Residential Development and Housing


Maintain and enhance the prevailing single-family character of the community. Increase lot sizes where
possible and limit multi-family development to selected locations and types.



Maintain and upgrade the quality of seasonal housing converted to year-round occupancy through the
administration and use of proper standards and codes.



Encourage new residential development in areas with public water and sewer facilities and in areas where
these facilities can be made available. Provide for large lot sizes in areas not served by central sewer and
water facilities.



Discourage major subdivisions and large-scale residential developments west of the Parkway.



Provide for the development of high-value, high-amenity townhouse-type of condominium properties in
selected bay front locations for the purposes of producing tax ratables and upgrading housing quality and
diversity in the community.



Provide for cluster subdivision design to conserve open space and natural amenities in residential areas
and to reduce road and utility cost.

Commercial and Industrial Development


Discourage “strip” development along the entire Route 9 frontage; provide for concentrated patterns of
commercial use to facilitate traffic control and promote traffic safety; use frontage roads and minimize
access/egress points wherever practicable.



Promote a village center atmosphere in and around the center of Waretown; provide a zone for only
certain types of smaller-scale commercial uses and physical separation between the village center and
highway-type commercial development on Route 9.



Provide for the development of selective small-scale commercial uses along Route 532 between the
Parkway and Route 9 which are compatible with the general residential character of the area; restrict
highway-type commercial activities from this area.



Promote the development of marine-oriented and complementary commercial uses, including marinas, in
certain bay front locations; minimize their traffic, noise, and aesthetic impacts on adjacent residential
areas by screening and other means.



Provide for the development of employment and tax-producing, resource-based industrial activities in
rural sections of the Township west of the Parkway, including sand/gravel extraction, wood and wood
products, glass products, etc; provide for adequate access, setbacks, buffers, and performance standards
in order to minimize environmental and aesthetic impacts.
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Promote the development of employment and tax-producing industrial uses in designated areas east of
the Parkway, such uses to include distribution facilities and certain types of manufacturing which will
have minimal impacts on the environment and community.

Transportation and Public Facilities


Maintain and enhance the traffic carrying capacity of principal thoroughfares, such as Route 9, by making
traffic engineering improvements and regulating access and egress.



Develop a system of secondary streets in built-up and urbanizing areas which improve access to
individual areas and reduce use of Route 9 for internal trips.



Improve local streets and drainage where poor conditions and problems exist.



Provide for the expansion of public sewer and water systems to serve all built-up areas and future
development generally east of Route 9.



Develop a system of recreation sites to serve local neighborhoods, such facilities to be accessible
primarily by foot or bicycle.



Expand and improve all other public services and facilities commensurate with need and population
growth.

Conservation and Environmental Protection


Provide for cluster design, as mentioned above, to conserve open space and natural amenities in
residential subdivisions and projects.



Restrict unsewered development in all areas with less than five (5) foot depth to seasonal high water
table.



Establish a system of conservation areas which are designed to limit or restrict development in wetlands,,
along streams, and in undeveloped bay front locations; promote appropriate recreational uses in these
conservation areas.



Limit the type and scale of development west of the Parkway in accordance with Pinelands regulations.



Retain and improve the village atmosphere and identity of Waretown center by regulating land uses, and
the design of new facilities and by promoting the restoration, reuse, and maintenance of older structures.

4

1999 Goals and Objectives
General Development Goals


Encourage the use of best management policies for all development to ensure the least negative impact
on the overall quality of residential life and the environment in the Township.



Review and continually update, as needed, the various codes and development standards and maintain an
aggressive code enforcement policy to ensure the highest quality of life within the Township.



Review and continually update the permitted uses within each zone to ensure that only those uses
compatible with the land capacity to support them are permitted.

Residential Development


Maintain and enhance the existing single-family residential neighborhoods. Develop programs which will
encourage the upgrading of these neighborhoods.



Ensure that any conversion of seasonal residential units to year-round residential uses is accomplished in
a manner consistent with all applicable codes and standards.



Encourage development of new residential housing units in areas that are served with adequate
infrastructure including water, sewer, stormwater management, and streets, so as to minimize any
negative environmental impacts.

Commercial Development


Encourage the development of commercial uses in the Waretown Coastal Village designated area along
the US Route 9, Main Street Corridor.



Review economic development and redevelopment programs to encourage both new construction and
conversion of existing non-commercial uses to viable commercial activities.



Encourage owner-occupied commercial uses in selected areas of the townships.



Review and update as required the home occupation and “cottage industry” commercial activities.



Maximize the economic benefit of resource-based development with the lowest possible negative
environmental impact.

Industrial Development


Encourage development in the I-1 and I-2 Industrial Zones that provide the most employment
opportunities for local residents with the lowest negative environmental impact.



Encourage the use of incentive programs which promote industrial development that provide the
maximum positive tax revenue at the least possible municipal cost impact.
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THE EXTENT TO WHICH SUCH PROBLEMS AND OBJECTIVES HAVE BEEN
REDUCED OR HAVE INCREASED
Recommended Changes in Goals and Objectives
Many of the policies of the 1999 Master Plan, 2001 Master Plan Reexamination Report and the 2003
Amended Land Use Plan and Circulation Plan Element are still valid. The Township continues to implement
several strategies in these Plans. However, based on changes in the Township’s enumerated vision for the
Waretown Town Center, the following goals are proposed to be modified or eliminated by the Township’s
new Land Use Plan:
•

1982 Master Plan—Commercial and Industrial Development: Promote a village center atmosphere in and around the
center of Waretown; provide a zone for only certain types of smaller-scale commercial uses and physical separation between
the village center and highway-type commercial development on Route 9.
While Ocean continues to propose a Town Center organized around the Village of Waretown, the
Township’s vision and plan for the center has evolved over time. New center plans allow for larger
commercial uses in the center and a mix of use as presented in the concept plan for the center, which is
now adopted as part of the Township’s new Land Use Plan. The objective for the center continues to be
the creation of a village atmosphere in areas not fronting on Route 9 within the Center; but more
intensive commercial uses are now contemplated proximate to Route 9, particularly in the Route 9 Phase
1 Redevelopment Area. These uses include a new commercial shopping center and a mix of commercial
and restaurant uses. Rather than requiring a “physical separation” of uses, linkages are proposed between
commercial uses along Route 9 and the rest of the center via transitional land uses and a series of
pedestrian and bikeway linkages. The purpose is to create a true mixed-use center with a balance of uses
to serve the entire community, while also recognizing the functional relationships between certain
commercial uses and the regional transportation system.

•

1982 Master Plan—Commercial and Industrial Development: Provide for the development of selective small-scale
commercial uses along Route 532 between the Parkway and Route 9 which are compatible with the general residential
character of the area; restrict highway-type commercial activities from this area.
The proposed State Plan Map proposed as part of the Township’s Plan Endorsement Application
recommends that areas along Wells Mill Road outside of the Town Center be placed within a Planning
Area 5 (Environmentally Sensitive) designation due to existing environmental constraints and the
objective of creating a low density environ surrounding the center. Consistent with this approach, which
is consistent with the Smart Growth principles embodied in the State Plan, the Township is amending its
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Land Use Plan to eliminate the C-3 district along Route 532 near the Garden State Parkway and rezoning
the area to a less intensive residential land use.
In addition, the following goals should be deleted from the Master Plan:
•

1982 Master Plan—Commercial and Industrial Development: Promote the development of employment and tax-producing
industrial uses in designated areas east of the Parkway, such uses to include distribution facilities and certain types of
manufacturing which will have minimal impacts on the environment and community.

•

1999 Master Plan—Industrial Development: Encourage development in the I-1 and I-2 Industrial Zones that provide the
most employment opportunities for local residents with the lowest negative environmental impact.
The proposed Waretown Town Center will have distinct boundaries between the mixed-use center and
the surrounding environs west and north of the center. Accordingly, the Township’s new Land Use Plan
eliminates the existing I-1 and I-2 industrial land use classifications from both the center and areas
outside of the center. Within the center, the proposed Concept Land Use Plan controls. Outside of the
center, the I-1 and I-2 designations are to be replaced with a Environmentally Sensitive, ES, land use
designation, which will permit very low density residential development one unit per six acres or greater
depending on the extent of environmental constraints and other land uses with limited environmental
impacts and low disturbance consistent with the objectives of the SDRP Planning Area 5 designation and
related CAFRA regulations.

Waretown Town Center Goals and Objectives
In addition, the following goals specific to the Township Center should be added to the Master Plan:
General Goals
•

Create an attractive, diverse, and vibrant center consisting of mixed-use development, open space, civic
buildings and residential uses.

•

Provide well designed public places and open spaces to accommodate and promote active community
use, which includes larger organized community events and activities.

•

Create safe trail linkages between the destination nodes in the center, municipal facilities, elementary
schools, and the Barnegat Bay (Across Route 9),

•

Redevelop strip development in the Center over time to be more consistent with the new town-scale
development.
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Land Use Goals
•

Create a town-scale environment offering a variety of social, recreation, economic opportunities within
an aesthetically appealing and attractive community.

•

Create a pedestrian friendly town, easily accessible from neighboring residential areas.

•

Provide essential services to residents.

•

Develop a Center at a density that creates a sense of place, encourages pedestrian activity and uses
infrastructure efficiently.

•

Create distinct gateways into to the Town Center area.

Environmental Goals
•

Integrate on-site environmental features into the Center.

•

Protect environmentally sensitive lands and direct growth towards areas of Township with existing
infrastructure.

Housing
•

Encourage a variety of housing types suiting the needs of all income and age levels.

•

Incorporate low and moderate income housing in Centers in accordance with the State Development and
Redevelopment Plan and Council on Affordable Housing regulations.

Open Space Goals
•

Create a green belt around the Center to delineate its boundaries.

•

Utilize landscaping and theme signage to accentuate the natural and built environment, connectivity and
community identity.

Circulation
•

Create pedestrian walkways, bikeways, and other pathways to enhance both the ability and desirability of
walking and bicycling.

•

Design the interior roadways of the Center to meet the needs of the car, pedestrian and bicyclists.

•

Establish trails and greenways linking neighborhoods, schools, recreational facilities, community facilities
and the Town Center.

Parking
•

Provide sufficient parking spaces to support demand, however, provide opportunities for reducing
automobile trips due to development design and opportunities for shared parking.

•

Reduce curb cuts on Route 9 to allow more efficient and safe use of the State Highway.

•

Encourage lateral connections between parking lots.
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Design
•

Create building design which ensures privacy, safety and contributes to the long-term desirability of the
community.

•

Require mixed-use buildings to be located in close proximity to the street to create an inviting pedestrianfriendly environment.

•

Create small-town charm as a key design element for future development.

Economic
•

Promote economic development by encouraging retail trade, services, and tourism, particularly related to
historic and recreational sites, and cultural events.

•

Promote economic sustainability through job creation in the Center.

Utilities
•

Provide, maintain, and expand utilities, community facilities and services necessary for the Town Center.

•

Limit infrastructure and utilities to the Town Center and areas designated Planning Area 2 in the State
Plan. Sewer and water shall not be extended into the environs surrounding the center, including areas
designated Planning Area 5.

EXTENT TO WHICH THERE HAVE BEEN SIGNIFICANT CHANGES IN
ASSUMPTIONS, POLICIES AND OBJECTIVES
Since the Township of Ocean adopted its last comprehensive amendment to the Master Plan in 1999, there
have been significant changes at the local, state and county level that impact the Township’s planning efforts.
At the state and county level, a number of new laws, programs and planning initiatives have been adopted
that provide new technical and financial resources for the revitalization of New Jersey’s communities. These
programs and legislative initiatives have had a significant positive impact on the Township and support the
Township’s own redevelopment efforts. This section analyzes the affect that these changes have had on the
assumptions, policies and objectives that form the basis of the Township’s Master Plan.
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Existing Land Use
The following table updates existing land use information as depicted in the 2003 Amended Land Use Plan.1
As indicated on the existing Land Use Map (See Attachment A), Ocean primarily consists of vacant land,
(3,702 acres or almost 26 percent), qualified farmland (2,527 acres or 19 percent) and public property (3,781
acres or 28 percent). Collectively, a minimum of 50% of the Township remains as open space.

Exhibit 1: Existing Land Uses
Land Use

Acres

Percent

2,119.62

15.94

401.79

3.02

FARMLAND (QUALIFIED)

2,526.87

19.00

PUBLIC PROPERTY

3,781.42

28.43

RESIDENTIAL
COMMERCIAL/INDUSTRIAL

Secular

3,733.07

28.06

48.35

0.36

Religious
VACANT LAND

3,702.22

27.83

UNCLASSIFIED

769.69

5.79

Total Land Area

13,301.61

100

Total Water Area*

7,187

Source: 2002 Township of Ocean Mod IV Tax Database & U.S. Census.*

1

Existing land use figures are based upon the Township’s tax rolls and field survey.
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Waretown Town Center
Since 1999, the Township has continued its efforts to create a new Waretown Town Center. The creation of
a Town Center requires State Planning Commission approval of Ocean’s petition for Plan Endorsement,
which is the process by which the Township’s planning documents are reviewed by the State Planning
Commission and various state agencies to determine their consistency with the Smart Growth planning
objectives presented in the State Development and Redevelopment Plan (SDRP), also known as the State
Plan. As part of its approval of the Plan Endorsement Petition, the State Planning Commission will approve
the proposed center boundary, state planning areas, and Planning Implementation Agreement (PIA), which
identifies further actions that Ocean will perform to implement the center and bring its planning documents
into further consistency and compliance with the State Plan.
The Waretown Town Center will integrate land uses and smart growth planning principals into a
comprehensive mixed-use center design that includes:
•

Work places and employment opportunities;

•

A variety of housing opportunities, including senior and affordable housing;

•

Pedestrian and bicycle trails and linkages;

•

Active and passive recreation;

•

Community greens and public spaces;

•

Public facilities;

•

Shopping; and

•

Restaurants and entertainment.

The Town Center also will serve as the focal point of the community. It also will serve an important regional
destination point along Ocean County’s bay front area. Residents and visitors will enjoy the mixture of new
and traditional development embodying the planning principles of new urbanism in a coastal setting.
Consistent with this approach, the new plan is structured around a series of nodes or neighborhood areas,
each providing a unique physical environment that supports the overall intent of the plan. The proposed
nodes include:
1.

Gateway node

2.

Public and quasi-public node

3.

Recreation and open space node

4.

Mixed-use commercial and residential node

5.

Traditional Waretown Village crossroads
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Transfer of Development Rights
The elimination of non-residential zones and any future decreases in residential density in Ocean has resulted
in concerns over the loss of equity in property in the Township. One mechanism for retaining property
owner equity while reducing development potential in environmentally sensitive areas or the environs of
Ocean is utilizing the recently enacted Transfer of Development Rights (TDR) legislation. This enabling
legislation enables municipalities to transfer the development potential from one piece of property in the
environs to the center at Waretown. According to the Office of Smart Growth web site, when a transfer of
development rights occurs a landowner severs the right to develop the land any further. The landowner is
paid for those rights that have been severed, yet retain the residual value of the land. The landowner would
not lose any net value in the land by selling the development rights. The Township supports the TDR as a
viable means of retaining equity for property owners while focusing growth into the Township’s center and
has applied for a grant to implement a Transfer of Development Rights program in the Township.
Municipal Facilities
Ocean anticipates the relocation of municipal facilities, including its town hall into the town center as shown
in the Town Center Concept Plan. This is designed to centralize municipal services on a major arterial
(Volunteer Way) and to help create the “critical mass” to support a new pedestrian-oriented center. Municipal
facilities are envisioned to be located adjacent to new active recreation facilities proximate to the Waretown
Lake on lands currently listed on the Township’s Recreation and Open Space Inventory (ROSI).
Open Space and Recreation
Ocean Township continues to implement its 2002 Open Space and Recreation Plan as amended in 2005. In
addition a number of new projects are proposed to implement its recreation goals and objectives of the
Township, which include:
•

Support for the construction of the Coastal Heritage Trail adjacent to Route 9 in Ocean.

•

Creation of pedestrian trails and bikeways to the link the center to surrounding developments and
community facilities, including the Township’s schools and recreation facilities. The objective is to
create a pedestrian and bicycle network within the center and to surrounding neighborhoods and
region.

•

Improvements to the Waretown Lake Recreation Area (dependent on Green Acres Funding).

•

The dedication of a passive area north of Waretown Lake (west of the Center).

•

New active recreation areas within the Waretown Town Center.
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Affordable Housing
In 2003, the Township adopted Amended Housing Plan and Fair Share Plan and petitioned for substantive
certification on May 1, 2003. The Township’s plan is currently being reviewed by COAH.
In December 2004, the Council on Affordable Housing (COAH) adopted the Round III regulations, which
included a Growth Share methodology for calculating the affordable housing obligation for New Jersey
Communities. Under the growth share approach released by COAH, one affordable unit must be provided
for every eight market-rate residential units and one affordable unit must be provided for every 25 new jobs,
based on square footage of new nonresidential construction. The Township is in the process of preparing a
Round III Growth Share Plan and intends on submitting the Plan for substantive certification by December
20, 2005. The Housing Plan proposes affordable housing sites in the Waretown Town Center and on
properties outside the center within the Suburban Planning Area (PA2). When approved by COAH, these
sites are to be incorporated into the Township’s Land Use Plan.
Environmental Protection and Planning
In November 2005 the Ocean Township Environmental Commission in consultation with the Township of
Ocean Land Use Board prepared an Environmental Resource Inventory (ERI). The ERI is intended as
reference to assist in land use and planning decisions in the Township. The ERI updates the 1978 Natural
Resource Inventory (NRI), which was updated by the New Jersey Pinelands Commission. In addition to the
ERI, Ocean has several planning documents that consider natural resources, such as the Municipal Master
Plan (1999/2001) and the 2002 Community Forestry Plan 2002-2007, as well as its Open Space and
Recreation Plan. The Township also participated in the Barnegat Bay Estuary Program, Comprehensive
Conservation and Management Plan in 2002 which encompasses the entire length of the Barnegat Bay barrier
islands. Ocean also is one of three municipalities that are consistent with the goals and objectives of the New
Jersey Pinelands Commission Comprehensive Management Plan.
The ERI identifies the natural resources within Ocean, describes its importance to the public health, safety
and welfare of the community, and the potential adverse impacts associated. A Natural Resource Inventory
provides an essential part of the background data necessary for a Planning Board to review key environmental
characteristics and concerns for a particular site. The Planning Board would then apply this information while
considering future master plan amendments and reviewing individual applications for development.
As part of the Township’s continuing environmental planning efforts, consideration should be given to
creating a wildlife management plan, a stream buffer ordinance and a well head protection plan.
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Infrastructure
In accordance with the Township’s PIA, the Township has agreed to prepare a revised Utility Service Plan
Element of the Master Plan. The proposed plan will limit sewer and water infrastructure to those areas
located within the Waretown Town Center or Planning Area 2. Consistent with this approach, the Township
will seek amendments to the area-wide Wastewater Management Plan. The utility service plan element also
will document how sufficient infrastructure will be available to support the proposed development in the
Waretown Town Center and in those portions of the Township within Planning Area 2, including its
designated affordable housing sites. In addition, the Township will be required to revise the Utility Service
Plan Element to implement the proposed Transfer of Development Rights (TDR) program.
Stormwater Management
The Township has adopted a Stormwater Management Plan Element of the Master Plan in March 2005.
According to the NJDEP, stormwater/nonpoint pollution contributes to up to 60 percent of the existing
water pollution problems. In an effort to reduce stormwater pollution, the State created a Municipal
Stormwater Regulation Program. Under the new Municipal Stormwater Regulation Program, Ocean is
required to implement a Stormwater Program. This includes various statewide requirements to address
stormwater runoff such as public education, outfall mapping and ordinances, floatable and solids control, and
good housekeeping of municipal maintenance yard operations. Examples of some anticipated requirements
include: public meetings, distributing educational materials, street sweeping, catch basin cleaning, catch basin
inserts and outfall and drain gates. However, additional measures may be required and optional measures
may be recommended depending on federal and regional regulations and planning.
Circulation

NJ DOT Corridor Access Plan
The Township is currently working with the New Jersey Division of Transportation (NJDOT) to create an
access management plan along Route 9 and to incorporate any necessary changes to the Township’s Zoning
Ordinance so that it is in conformance with the Highway Access Code for lands adjacent to Route 9. The
corridor access management plan is designed to coordinate driveway openings along a roadway and reduce
traffic impacts associated with commercial strip development.
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Proposed Circulation Improvements
The Circulation Plan Element of the Master Plan is amended to include the following goals and objectives,
which, in part, are designed to recognize and implement the proposed Waretown Town Center Plan:
•

Route 9 roadway improvements consistent with the Waretown Town Center Plan.

•

Extend of Volunteer Way west to Route 532 and the Parkway interchange;

•

Improvements along County Road 532 and realignment to a signalized “T” intersection with
Volunteer Way;

•

Create a comprehensive network of pedestrian and bicycle trails, including connections to the
Coastal Heritage Trail;

•

Create roadway improvements in accordance with the Town Center Concept Plan;

•

Improve pedestrian crossings at key nodal locations on Route 9;

•

Investigate lowering speed limits on Route 9 and Wells Mill Road within the Center

•

Incorporate traffic calming techniques into the center design; 2

•

Complete the construction of the full interchange (GSP Exit 69) onto Wells Mill Road.

Changes at the County Level
The Ocean County Comprehensive Master Plan was prepared in 1988. The Growth Areas map depicts areas
east of the Garden State Parkway in the Pinelands Growth Area as a High Growth Area. The Growth Areas
map also depicts lands immediately west of the Garden State Parkway as a high growth area.
East of the Garden State Parkway, Ocean Township’s Master Plan is consistent with the County Master Plan.
However, the Ocean County Master Plan envisioned in 1988 more intensive levels of growth west of the
Garden State Parkway than the Pinelands Commission. Ocean Township’s Land Use Plan west of the
Garden State Parkway is consistent with the Pinelands Comprehensive Management Plan and is inconsistent
with the Ocean County Master Plan. This is most likely attributed to fact that the Ocean County Master Plan
was adopted 17 years ago and has not been fully updated to become consistent with current land use planning
practice.

2

Traffic calming devices are treatments designed to reduce speed and the awareness of pedestrians and

cyclists in the roadway.
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Changes at the State Level

State Development and Redevelopment Plan
The State Planning Commission adopted the State Development and Redevelopment Plan (SDRP) in June of
1992 and adopted a revised SDRP on March 1, 2001. A new SDRP was released for cross acceptance in 2004.
The SDRP contains a number of goals and objectives regarding the future development and redevelopment
of New Jersey. The primary objective of the SDRP is to guide development to areas where infrastructure is
available or can be readily extended such as along existing transportation corridors, in developed or
developing suburbs, and in urban areas. New growth and development should be located in “centers”, which
are “compact” forms of development, rather than in ‘sprawl’ development. The overall goal of the SDRP is
to promote development and redevelopment that will consume less land, deplete fewer natural resources and
use the State’s infrastructure more efficiently. To achieve these goals, the SDRP proposes a number of
statewide policies and objectives. As set forth in the 2001 SDRP:

Planning Area 2
•

Provide for much of the state’s future development;

•

Promote growth in Centers and other compact forms;

•

Protect the character of existing stable communities;

•

Protect natural resources;

•

Redesign areas of sprawl;

•

Reverse the current trend toward further sprawl; and

•

Revitalize cities and towns.

The State Plan recommends to “to reverse the current trend towards further sprawl and to guide both
redevelopment and new development into more efficient and serviceable patterns. Most of the Township east
of the Parkway is in PA-2.
Planning Area 5 – Environmentally Sensitive (The Center is not located within PA-5)
According to the State Plan in the Environmentally Sensitive Planning Area, PA 5, the intention is to:
•

Protect environmental resources through the protection of large contiguous areas of land

•

Accommodate growth in Centers

•

Protect the character of existing stable communities

•

Confine programmed sewers and public water services to Centers
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The Township’s Plan Endorsement application proposes the creation additional PA-5 areas in the Township,
especially within the Oyster Creek watershed, outside of the proposed Town Center. These environmentally
sensitive areas (PA-5) are located to the north and west of the Center adjacent to Oyster Creek. These are
intended to create an “edge” or boundary for the Center. The Township proposes zoning changes in these
areas to recognize the environmentally sensitive nature of these lands.

Residential Site Improvement Standards (RSIS)
The New Jersey Residential Site Improvement Standards (RSIS) were adopted in January 1997, revised in
November 1999 and January 2004. The RSIS governs any site improvements carried out in connection with a
new residential development. The RSIS were designed to create uniform standards and ensure predictability
in the development process. The rules supersede municipal standards for residential development. It is
recommended that the Township’s Zoning and Land Development Ordinance continue to be evaluated in
light of consistency with the RSIS as implemented by the State.

Home Occupations
In recent years there has been a growing trend towards telecommuting, which has potential land use impacts.
In order to address this issue, the State legislature has considered amendments to the Municipal Land Use
Law governing home occupations. These proposed amendments should continue to be monitored by the
Township.

Child Care
Amendments to the Municipal Land Use Law govern the regulation of child care and day-care facilities.
Pursuant to the MLUL, these uses are permitted in any non-residential district. The Township’s Zoning
Ordinance should be reviewed for consistency with the statute.
Pinelands Comprehensive Management Plan
In April 2004, the Pinelands Commission prepared a report entitled “The Essential Character of the Oyster
Creek Watershed.” This report studied the essential character of the Oyster Creek Watershed. The primary
finding within the report is that the “Oyster Creek watershed is minimally altered and contiguous to other
extensive landscapes in the Preservation Area and Forest Area.” The findings in this report supported a
revision to the Pinelands Comprehensive Management Plan (CMP), which changed the Rural Development
Area designation west of the Garden State Parkway in Ocean to a Forest Area designation. This change is
incorporated into the Township’s Land Use Plan. Accordingly, the Township proposes to revise its Zoning
Map and Ordinance consistent with the Pinelands CMP amendment (See Attachment B)
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REDEVELOPMENT PLANS
Since the last Master Plan Reexamination Report, the Township has designated several redevelopment areas
and adopted redevelopment plans for these areas. The Land Use Board proposes that they be incorporated
into the Land Use Plan Element of Master Plan, with the following modifications as noted below.
Route 9 Phase 1 Redevelopment Plan
The Route 9 – Phase 1 Redevelopment Plan creates a detailed vision and design guidelines to create a new
mixed-use development on 45 acres within the heart of the Town Center. The Route 9 Plan is the first
implementation step in creating the new Waretown Town Center. Therefore, the Redevelopment Plan should
be incorporated into the Land Use Plan of the Township.
Edgemont Park Redevelopment Plan
Edgemont Park is a subdivision that was platted decades ago but never developed. With the exception of less
than a handful of individual property owners, the entire area was condemned by Ocean through tax
foreclosure proceedings. To encourage the appropriate development of Edgemont Park, the Township
determined that the most logical land use planning approach for the Edgemont tract would be to incorporate
it as part of the adjoining PRD Zone District. This allows for its development as an age-restricted planned
residential development consistent and compatible with the adjoining US Home development. The
Edgemont Redevelopment Plan is also a component of the Township’s Housing Element and Fair Share
Plan Housing Plan, with 20 percent of the units to be affordable to low or moderate income households or,
alternatively, that the developer provide a payment in lieu of constructing the units to the Township for
affordable housing purposes. Therefore, it is recommended that the Edgemont Tract Redevelopment Plan be
incorporated into the Township’s Land Use Plan.
2000 Economic Redevelopment Plan
In 2000, the Township adopted an Economic Redevelopment Plan for the area of the Township north of
Route 532 and west of Route 9. The intent was to implement a broad-based economic development strategy
for the Township that recognized a town center of a scale significantly larger than currently proposed. With
the changes to the Waretown Town Center plan, that plan requires a significant revision. Also, in accordance
with the Township’s draft Planning Implementation Agenda, the Township supports the elimination of the
existing redevelopment areas outside of the center and the elimination of the I-1 and I-2 Districts. Therefore,
it is recommended that the existing 2000 Economic Redevelopment Plan be replaced with a comprehensive
redevelopment plan to implement the Waretown Town Center consistent with the proposed concept plan
and vision for the center. The new redevelopment area and plan will be limited to the boundaries of the
center as currently proposed.
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SUMMARY OF RECOMMENDED CHANGES
The following is a summary of the changes to the Township’s Land Use Plan Element, Circulation Plan
Element, and Goals and Objectives section of the Master Plan:
1. Rezone the I-1 and I-2 properties to environmentally sensitive land use designation outside of the
Waretown Town Center and to land use classifications consistent with the proposed Waretown Center
concept plan within the center boundaries.
2. Limit sewer and water infrastructure to the Township’s Town Center and those areas of the Township
within Planning Area 2 and amend the Township’s Wastewater Management Plan and Utility Plan
Element accordingly.
3. Rezone the C-3 district near the Garden State Parkway to R-2 Residential.
4. Investigate the creation of a transfer of development rights (TDR) program in Ocean.
5. Incorporate the Route 9 Phase 1 Redevelopment Plan and Edgemont Redevelopment Plan into the Land
Use Plan Element of the Master Plan;
6. Replace the 2000 Economic Redevelopment Plan with a comprehensive redevelopment plan to
implement the remainder of the Waretown Town Center consistent with the proposed concept plan and
vision for the center, with the plan limited to boundaries of the center as currently proposed;
7. Investigate the designation of the entire Route 9 corridor as either an area in need of redevelopment or
area in need of rehabilitation and prepare a redevelopment plan for the corridor;
8. Include the affordable housing sites identified in the Township’s Housing Element and Fair Share Plan
into the Land Use Plan;
9. Locate new Township municipal facilities within the center in the areas noted on the Center Concept
Plan;
10. Amend the Township’s Recreation and Open Space Plan and ROSI to be consistent with the Waretown
Town Center Concept Plan and work with NJDEP Green Acres on needed diversion of existing ROSI
properties to implement the Township’s Town Center plan;
11. Update the Township’s circulation plan element as follows:
a. Show the road network in the proposed concept plan area of the Waretown Center;
b. Complete the improvements currently under construction at the Parkway interchange and identify
them in the plan;
c. Amend the road alignment for the proposed Volunteer Way extension to avoid existing wetlands and
floodplain areas along Waretown Creek, with the new Volunteer Way to be the main direct route into
to the Township;
d. Re-align existing Route 532 west of Waretown Creek to create a new signalized ‘T’ intersection with
the Volunteer Way extension;
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e. Create a pedestrian and bikeway system consistent with the proposed Waretown Town Center

concept plan;
f. Improve pedestrian crossings at key nodal locations on Route 9;
g. Investigate lowering speed limits on Route 9 and Wells Mill Road within the Center;
h. Incorporate traffic calming techniques into the center design; and

i. Incorporate the Highway Management Access Code into the Circulation Plan Element and
Township Zoning Ordinance and development regulations.
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