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INTRODUCTION

The Municipal Land Use Law (MLUL) provides in 40:55D-89 that a
governing body shall, at least every six years, provide for the general
reexamination of it's Master Plan. There is no restriction on reexamination being
conducted at a frequency greater than once every six years. In fact, when a
municipality recognizes that circumstances and events have transpired which
necessitate a change in the goals and abjections of it's Land Use Plan, a Master

Plan Reexamination is the correct path to choose.

As a result 01; a Master Plan Reexamination completed in 1999 a revised
Master Plan was prepared. Since the adoption of that Plan the Townéhip’s
governing body has become very concerned with the impact that single family
development will have on the Township. It has requested and directed the
| Township’s Land Use Board to conduct a Master Plan Reexamination to include
an updated Land Use Element, Single Family Dwelling Unit Build-out Analysis,

and the municipalities capacity to effectively manage that growth.

This Master Plan Reexamination has been prepared per the guidelines set
forth in the Municipal Land Use Law (MLUL) 40:55D-28 and 40:55D-89. In the

preparation of this reexamination the following assumptions are made.

—_

That the circumstances surrounding the Township’s Affordable

Housing Plan have not changed.

. —_)



2. ‘That the Economic Redeveiopment Plan that the Township is in the
process of completing has been prepared in accordance with the
“Local Redevelopment and Housing Law” P.L. 1892, c.79 (C.
40A:12A-1 et seq.).

2 That the Circulation Plan Element and other elements of the

Township’s Master Plan are unaffected by this reexamination.

N
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il GOALS AND CBJECTIVES

The intent and purpose of the Mastgr Plan for Ocean Township is to
develop guidelines for future land development and redevelopment within the
Townsnip. In a Master Plan Reexamination MLUL 40:55D-89 requires
municipalities to consider five specific statements. The goal of this
reexamination is to prepare a report under the guidelines of 40:55D-89 which
addresses the Governing Body’s concern about the ability of the municipality to
sustain and support the residential development that could take place under the

current Land Use (Zoning) Plan.

The Governing Body is very aware of the need to plan for future growth
using the smart growth principal of sustainable development. The Township is
very concerned about the unbalance that exists between the ratio of the
Township’s privately owned commercial property to that which is residential.
‘This reexamination will review that situation and make recommendations on how
the Land Use Plan could be changed.

The goél for residential development in the Township is as follows:

» Maintain and enhance the single family character of the Township

without creating a financial hardship on the residents.

° Utiliée smart growth principals of a balanced development plan which

ensures sustainability and protection of the natural systems.

nno



lil. REEXAMINATION REPCRT

A, MLUL 40:55D-89a

“The majer problems and objectives relating to

land development in the municipality at the time

of the adoption of the last reexamination”.

The previous reexamination report completed in 1999
recommended the preparation and adoption of a revised and updated

Master Plan. An updated and revised Master Plan was adopted in 1999.

The Land Use Element of the 1999 master Plan divided the
municipality into two major subdivisions: Pinelands Area (west of the
Garden State Parkway) and CAFRA area (east of the Garden State
Parkway). The CAFRA area was further subdivided into three (3)
sections; a Central Corridor along Routé 9 and the areas of the Township
west of the Central Corridor but east of the Garden State Parkway and

east of the Corridor.

A number of recommendations conceming the Central Corridor
were made. As a result of these recommendations changes were made in
the C1 and C2 districts. Also recAommended for the CAFRA west area
was the introduction of a commercial zone along Route 532, the

establishment of a redevelopment area and the creation of an affordable

n:\joan\oceantwp\t06S\masterplan.doc 4



housing overlay district. These reccmmendations have lead to the
creation of the C-3 Commercial Zone and an affordabie housing overlaby
district in Block 39, R-1 Zone. The governing body is currently actively
developing an Economic Redevelopment Plan as recommended in the

Master Plan.

In the CAFRA east area changes in the Conservation District were

implemented.

It is evident that many of the recommendations made in the 1999

Updated Land Use Element of the Master Plan have been implemented.

MLUL 40:55D-8Sb

The extent to which such problems and objectives have been

reduced or have increased subsequent to such data.

As noted above it appears that the suggestions made in the 1999 Master
Plan have been implemented. It is still too early to measure the impact of

these programs.

MLUL 40:55D-89c

The extent to which there have béen significant changes in the

assumptions, policies, and objectives forming the basis for the Master



Plan or develooment requlations as last revised. with narticular 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 desighated

recvclable materials. and changes in State, County and Municipal policies

and objectives.

The most significant change in assumptions, policies and objectives
concerns the projected residential build-out under the current zoning plan.
The current Smart Growth Plan is directed at creating a balance between
the residential and non residential land uses. An examination of the

property in the Township shows the following facts.

-

There are currently 4,578 tax parcels in the Township.

2. The total (net) value of these lots is $350,388,242.00 with an
average parcel value of $76,537.41.

3. Residential property coﬁétitutes'éér.ﬂ% of all parcels (2,935
out of 4578) and has an average parcel value of
$100,789.74.

4, Commercial aﬁd industrial property total 106 parcels or

about 2.3%. The average commercial property is valued at

$27,218.10. There is onl\j one (1) parcel considered

industrial.
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Comparing the relationship between the residential property and its

taxes generated compared to the breakdown of these taxes, the following

is noted:
Total Residential Units
Total Value
Average Value
Municipal Tax Rate

Tax Multiplier

2,935

$295,817,900.00

$ 100,789.74
2.737

$ 1.007.90

Tax Breakdown_(on average Residential Unit)

Municipal Rate 2.137
- School 1.496
County 0.483
- Library 0.048
Health 0.018
Open Space 0.012

2,758.62

1,507.81

48.38

$

$

$ 486.81
$

2 18.14
$

12.09

The estimated cost to educate a single student is $9,000 per vear.

There are 536 students in grades 7-12 and 651 students in grades K-8, for

a total of 1,187 students. There are a total of 2,935 residential units or 4

students per residential unit.

~l



An average residential unit generates $1,507.81 in schocl taxes
against a cost of $3,600 ($900/year x .4 students per home). For & net

negative cost to the Township of $2,092.19.

This suggests that each new residential unit will cost the Township

cn an average of $2,092.19.

It is for this reason that the Township feels that the current zone

plan for residential uses does not represent the best possible growth plan.
Under the current zoning plan the following densities are provided:

R-2 density 20,000 SF/lot or 2.178 units/ac
R-1 density 12,500 SF/lot or 3.4878 units/ac

R-1A density 8,000 SF/lot or 5.445 units/ac

The attached charts identify the vacant land for the R-2, R-1 and R-
1A Residential Zones.  Block 39 has been shown as a separate area.
Some of the vacant lots are considered “by-right”. This means that no
matter what changes might be made to the minimum lot sizes, 'these
properties could be developed as a single family dwelling. In this review
not all lots were individually reviewed for cbnstructabiﬁty due fto

environmental restrictions.
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Based upon current zoning the following conditions exist:

ZONE BUILD-OUT BY-RIGHT
R-2 (not block 39) 206 51
R-1 269 136
R-1A 284 205
Total 759 392

D. MLUL 40:55D-89d

“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”.

1. Changes in goals and objectives:
a. The goal is to reduce residential development that has a
negat‘iv'e ﬁn‘ancial impact on the Townéhip.
b. Encourage, through land development vs‘tandards, the
protection of open space.
C. To continue to balance all forms of development through the
use of smart growth principals and sustainability planning.

2. Specific changes to the Land Use Plan:

pan |
)
[N
=1
]
Cy
m
m
Z
<!
°
-
&
)]
@
=
0y
(’!)
g)
g
]
=3
L
o
[¢]
(@)



b

n:\joamoceantwp\i06S\masterpian.doc

Make no changes to Block 39 leave as existing R-2 with .
housing overlay.

Change the minimum lot size in the R-2 Residential Zone
from 20,000 SF/lot to (43,560) SF. Any lot of record at the
time of enactment of the change in minimum lot size that
meets the requirements in effect at that time is to be
considered a buildable lot as to minimum lot size and will
not require a variance.

Change the minimum lot size in the R-1 Residential Zone
from 12,500 SF to (30,000) SF. Any lot of reclord at the time
of enactment of the change in minimum lot size that meets
the requirements in effect at that time is to be considered a
buildable lot as to minimum lot size and will not require a
variance.
Changethernmhnumlots&eintheFL1A!?esMenﬁalZone
from 8.000 SF to (20,000) SF. Any lot of record at the time
of enactment of the change in minimum lot size that meets
the requirements in effect at that time is to be considered a
buildable lot as to minimum lc;t size and will not require a

variance.



e. Establish a conservation set aside program which would
utiize a maximum building lot provision within the

residential zones.

=h

For any development on properties east of the Garden
State Parkway within the approved sewer service ares,
require that they be connected tc public sewer.

g, Consider revising the definitions of an improved road to
allow for roads which are less than 30’ in cartway width and
do not have curbs and sidewalks to be used under certain
circumstances.

The result of the recommended minimum lot changes would produce the

following build-outs.

ZONE REVISED MIN. LOT SIZE BUILD-OUT

R-2 43,560 SF | 117

R-1 | 30,000 SF 190

R-1A 20,000 SF 259
Total 566

The total reduction in build-out is 193 dwelling units (566 build-out minus 392 by-

right).



MLUL 40550:-8%e

.m

“The recommendations of ’Fhe Planning Board concerning the
incorporation of redevelopment plans adopted pursuant to the “Local
Redevelopment and Housing Law” (P.L. 1992, c79[C40A: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”.

The Township Committee will be presenting tc the Land Use Board an Economic
Redevelopment Plan. The review of this plan will be consistent with C40A:12A — 1 et
seq. and the MLUL. When approved, it will become a part of the Master Plan as an

addendum to its Economic Element.

N
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