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Addesdizm te the Laokewnod Townslip Master Plun Reexomination Begeset December 2008

1. INTRODUCTION

This document was prepared by Té&M Assodates on behalf of the Lakewood Township Planning
Board as an addendum to the Beemaminaton Report of the Lakewood Master Plan adopred in
March 2007, The purpose of the report 18 to reexnmirie the Towtship®s current ¥one plan and make
recommendanons regarding the appropnste land wke plan desipnations for an area previously zoned
A1 in the southwesteen portion of the Township, The stody aren, which is approximately 370 ncres,
18 located in the southwest secror of the Township in the vicinity of Cross Street and James Street

and is bordered by Jackson Township an the west. The sty ares is shown in Figure 1, Stady Area.

This report also represents the response by the Planning Boord to the direction of the Court in its
decision in the marer of Scher v, Lakewood.' In its deqision, the Court directed the Planning Board
to undertake o study to evaluate the zoning desipnations of the area of the municipality which was
the subject of the huganon, Judge Grisso remanded the review the zomng designunon i ares to the
Planning Board and specified that it “undettake [the stedy] in sccoedince with the MLUL wod sound
zoning and planning.** This Addendurn repart represents the response of the Planming Board o the
Court's ditecoon and the findings of the Lakewood Township Planning Board with repacd to the
recommended land use plan for the study ares delineared by the Courc As such, this report s
adopred by the Plinning Board represents an amendment o the Land Use Plan Map and Land Use
Plan element of the Township's Master Plan,

This Plannmg Analysis evaluases the exisung lnd use, zoning, ind enviconmental characrer of the
area, ai well 1s requirsments of the Municipal Land Use Law (MLUL) in evaluating the approprate
zoning for an aren The MLUL requires that every somng ordmance be either substanually
consistent with the land use plan element and the hoosing plan element of the master plan, or
designed to effectunre soch elements.  Furthermore, the MLUL requires that ordinances give

reasorible cotsiderntion to the charcter of each distoce and ity suieability 1o parocalar uses,

: Stephen M. Scher v. Township of Lokewpod Planming Boned, ¢t al; Doeliet Na, OCN-1L-2150-07 PW,
* Opinion of the Hon, Vincent 1. Grasso, Page 16.
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Aldendum to the Lalewood Tovnship Master Flag Reexamination Hepaort Decembret 2008

A. Scope of Review

To prepare this report, TéM Associmbes has performed the followng:

1. A site investipation and field visit to the ared conducted in November 2008;
Review of senal photogeaphy and Township Tax Maps;
Using statewide geogmaphic infortmeton  system  (GI5) dam, mapped  existing
envirommental constraings;
4, Reviewed the 2007 Muaster Plan Recsammaton Repart and 1999 Master Plan;
Reviewed the Township's Unified Development Ordinance (TDCY; and
f. Evaluated the propesal in the context of MLUL requirements regarding zoning,

B. Planning Context

The Township of Lakewood is located in northern Ocean County, and borders the Township
of Howell, Monmouth Couaaty to the North, Townshop of Bock o the East, Township of
Jackson to the West and Township of Toms River to the South. The Township is 24506 square
miles in dand ares and includes majar residentinl, commercil, and industrml areas. Lakewood is
situated at the confluence of seveml major rondways, Including Roure 9, Route 70, Route BS,
and the Garden St Prrloway.

According 1o the 2000 U8, Census, Ocean Coonty was rankeed Gch in the State for overall
population, where Lakewood Township's ovemll populanon was ranked in the top twenty
mumcipalities in the Smte, with 60,352 persons. The New Jersey Deparrment of Labor and
Watkforce reported that Lalewood Township was the fastest growing municipality in New
Jersey with = net growth of 15,304 indiwidunls or 34 percent from 190 1o 2000 {the 1930
population in Lakewood was 45,048, The Ocean Counsy Northern Bay Cortidor Regional
Strutegic Plan (2006) notes that the most dense pornons of its cormdor soucly aren were 10
Lalkewood with 6,180 o 13,322 persons per square mile in the Township’s downtown on either
sidee of Route 9, to the norch of Cedsr Boidge Avenve, and with 3,779 to 6,179 persons per

sguace mile of land area, to the east of Reote 9,
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Addendom to the | abeorood 'I'mrnlhl'F Monicr Flan Reexamination REpu-'l:l December 2008

The NJ Deparmment of Labor and Workforce Development estimated that in 2007 Lakewood
hed o populaton of 69,937 If accumte, this would represont o neadly sixteen percent inerease in

population in the last 7 years.

However, this estmate likely grossly undersstimares Lakewood's tue current population and
recent population growth, Current U5, estimates set Lakewood's current population at 86,770,
This would place Lakewood as one of the most popalous and fastest growing comimumnitics
the seate, with 1 populiton incresse of 26,418 persons since 2000 or neardy 43.8 percent. If this
mute of growth continues, it 15 not onreasonable to predics thet Lakewood's populabon wall
surpass 100,000 persons within the nexe decade, In fucr, 1f corrent prowth rates connnue this is
likely o conservative estmate, with the Township's population potentially reaching this level by
the 2010 Censas or shortly thereafier, This ongoing snd intensive populanen geowth creates a
commensumee need to plan for snd implement 8 comprehensive plan to increase the supply
and vanety of housing within Lakewood.

Once a winter resort for New Yorkers and Philadelphians, the Township today serves as a
repional economic and cultuml center for the urex, serving the employment, housing, shopping,
recrentional, nnd educasional needs of the surrounding region. Lekewood businesses, mdusties,
and instiutons are major employers i the Monmouth and Ocean County region, with the
Kimball Medical Center and the Lakewood Industinl Parks 23 two important employment
centers. Lakewood has the birgest Foreign Trade Zooe and Urban Enterptise Zone in the State,
A third of Lakewood's land uses are dedicated to regional open space and recreation Gcilines,
including Ocean County Pagk, Lake Shensndosh, and Lake Camsaljo, Lakewood hosts the
Lakewood Blue Cliws as vl us the dessgnated New Jessey and Nanonal Regsters of Histore
Places Strand Theater. Lakewood's downtown and centml business district's role as o regional
¢ulrural, shopping, snd transportation hub will be enhanced with the proposed MOM station
and muld-modal mixed use development proposed as part of the Franklin Street
Redevelopment Area. The downtown also serves as the center for two higher institutions of
leaming Geocpian Court University and Beth Medrash Govohn (BMG) as well as many other
schools nnd yeshnvas,

VU8, Census Bureaw, 2007 American Communily Survey,
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Addenduim v the Labewood Townsiip Mastee Plan Reexamination Reparn December XA

Based on us current growth and impormnce i the region, the Township soncipates further
sipmificant growth in the upeoming decades, These growth pressures and the need o
accommodate the necessary prowth in housing and services to mest the needs of the
Township™s diverse populstion has been the drving force and the prmary imperative of
planning efforts within the Township for the last several years

T schieve this prowth in 2 sestanable and suppormble munoes, the Township has focused on

planning within a “smart growth” framework consisrent with the imperatives of the State
Development and Redevelopment Plan (SDRP op Suate Planj. This approach balinces growth
and development with the preservaton environmental respurces withen the community. It also

provides for an appropriato sanpe of housing opportunities.

Aceordingly, the appropoate zanng within the study area or the evaluaton of the any zoning
approdch within the Townships residentinl districes musr take place in the context of the
Township’s significant grewth and how iy comprehensive plan s seroceured to address the
corresponding growth i the bousing the service needs of its dtizens,

C. ZONING BACKGROUND

Figure 2 depices the subject arca as 1t wan zoned poor to the July 2005 zoning map revision. At
that ome, ol of the lands in the snudy area weve identified 18 A-1 Agricultural-Rural, The A-1
zong district at that time permitted farm houses, agriculrural uses, places of worship, and
schools on a minimum lot size of two ncres. Figure 3 identifies the revised zoning map st the

titne of Judge Grasso's decision,

G July 14, 2005 Lakewood Township adopted the Township’s current UDO [Ordinance
20K15-5%) which rezoned the property from A-1 to R-40 and R-12. Addinonal zomng map
changes were made n 2006, Ordinnnee 06-29 revised the boundaries of the Crystal Lake
Prescrve avea 1o eefléct the owneship of municipal properties. The Crystal Lake Preserve
(CLP) Is o low densiry zone (minimum lot seea of 3 aceed) limited to single-family homes and
public parks for the purpose of conserving this forested wetand area

I-'ugvu 4



Addendumn to the Lakewood Tovnship Mester Plan Reexamination Report Diecember 2008

The zone map adopred in 2006 was wsed by the Plinning Board as the smring for s
reexamination of the Township's xone plin. The Land Use Plan Map in the 2007
Reexamingtion Report meluded a vanery of recommendations for roning changes throughout

the Township, Wo changes for the study ares were recammended by the Planming Board,

2. INVENTORY OF STUDY AREA

A. Existing Land Use
Figure 4, Existung Land Use, showy the land uses of the study area based on mx assessment
informaton. The dismbunon of land gse v summarized in Table 1 by acreage.

TanLEL
ExrsrivG LaND UsSE

Land Use { Acres Percent
Reardential (2} R2R:25 0,5
Furm Qualified{38) 3035 B2
Commercial (4A) 8.94 24
Public Froperey (158, € F) 4316 1232
Yacant (1) i¥l.50 16,6
TOTAL 370,29 10888

Souree: Lakewood Township Tax Assessrment Recordn (MOD IV)

As shown in Table 1 and Fipuce 4, the majority of the land vse in the smdy aren 15 single fumily
residentinl. Residennnl lond use sccounted for 224 acres and approximately 61% of the towl
land ares. The second laegest land use in the study ared is vmcant land which encomnpasses
almost 62 acres or 16 % of the total. Public land comprsed 45 acres or 12 % of the study area.
Most of the poblic nnds are located in and around the CLF zone distncn

There sho are several farm gualified parcels. One of these tracts (Lots 30 and 31 of Block
251.01) is under consideradon for fammland preservation through the Swmte's furmlsnd

Preservation progem.

B. Lot sizes
Comparative lot sizes in the study area are shown in Figure 5. The smdy area contains 183
parcels, with un overall average lots size of two acres. The mean ot size by zone district is'as

fe s

Poge 5



Addendum o the Lakewood Tawnship Masier Plan Reexamination Report December 2008

Tapre2
Lo SI7ES By AONE IMSTRICT
LZone Distcer | ™Nomber of Parcels: Acres Average (ucres)
] | 112 2670 25
R-12 25 30 .48
I 7 e | 0,864
Al 19 423 22
Tol | 183 3re2 2.03

C. Surrounding Land Uses
The land uses in Lakewood sucrounding the smudy ares include vanery of resadennal, mdustal,
and mixed-use developments, as well as the vacant publicly-owned properties located in the
Crystal Lake Preserve located to the northeast of the study area.

Located to the north of the subject area, across County Route 528 1 the Westgnre
development, The Westgate community, currently consists of approximately 400 dwelling anes,
but will oldmately conmin approdmately 1,000 dwelling onits  {primaesly  townhouse
eomstruction) at full build our. Westgate also includes retail commercial areus located ay part of

the mixed-use concept for the development.

To the enst and south of the study avea, on the opposite side of Frankln Doulevard nnd James
Street, s w vanery of light industria] uses associred with the industral park, Farther 1o the
south past Famday Avenue is the Eaple Ridpe Golf course and udjoining age-restncted
residentunl development.

D. Existing Zoning
The kinds within the study area fall within four differene zone disteict categones as delineated in
the 2006 Zone Map.” These inchde:

* A1, Agrcultural-Rugl

¢ R-4D Single Family

¢ R-12 Single Family

# CLP Crystal Lake Presesve Area,

4 Asnoted previously, the Zone Map prior io 2003 included the study area exclusively in the A=1 District.
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The majority of the study ares, 267.9 agres (72%), is located within the R-40 Zone. The bulk
stnndnrds for each of the zone districts are provided 10 Table 3 below:

TABRLE 3

LAREWOOD TOWNSHIP ZONING STANDARDS FOR THE

CLP, A-1, R-40, AND R-12 ZONES

Foned/ Reguirements CLP A-1 R-40 R-12
i Lot Ares 3 pores 2 scaes 1000 g fr. 12,0010 sg. fr.
Minimum Lot Width () 200 200 150 w0
Minimum Front Yurd Sethack (ft) 50 a0 a0 3
Minimum side Yard Sethack —one side 15 13 15 14
{ft)

Minimum side Yarcd Sethack -both 40 40 0 25
siddes (L)

Misvrmun Rear Yard Setback (fi) 20 20 0 -]
Manxmmuom Building Covespe 10 A 20 23
Maximum Building Height (ft} 30 33 35 25

R=-12 Residential Zone: This zone permues single-famuly dwellings, places of worship and
schools. The R-12 area is located on the eastern porton of the study area to the south of the
Crystal Lake Preserve zone disence. With the nmendments o the CLP Distoct boundanes, the
Crystal Lake Preserve divides this distnct into two separare areas.

R-40 Zone: The R-40 zone allows single family dwellings, places of worship, schools and
Manined Readennal Developments.

A-I Zone: The A-1 zone allows single fumnily dwellings, farm houses, agnculniml uses, places

af u.rntuhi:p und schools, The mintmum 16F ares 5 tag gehes,

CLP Crystal Lake Preserve: The CLP District permurs lirge-lot single family residennal
development and public open space nzes,

E. Surrounding Zoning

The study area ts susrounded by 2 vanery of zone distncrs: Some of these districts permit uses
and development forms simlar to those permitted in the study ares, while others peomit
different land vse options. The aren to the south and east of the study aeea 15 2oned M-1
Industdal. This zene is adjacent 1o the easten porficns of the A-1, B-40, R-12, and CLIP

Page 7



Addendum io the Lakewood Township Master Plan Reexamination Report December 2003

District. Farther to the south across Faradey Avenue and the mileoad Aght-of-way is the Hagle
Ridge Golf Course property which @5 zone R-40. Lands 1o the north across Vereruns Highway

pre zone B-15 and include the Wesrgate residential commumiry,

The adjoming lands in Jackson Townshlp to the west of the study ares are zoned R-3 and |
Industonl. The R-3 zone permits single- family dwellings on minimum lot sizes of 3 acres. The |
Zone dwtnct permits 1 vadety of resenrch and mduserial uses on 20 acre lom, A review of the
aerial photograph (Figure 1) indicates very limited development within the T District thar
ndjoins Lakewood Townshap,

F. Development Approvals

Inquiries were made of the Lakewood Planning Board and the Zomng Bosed of Adjustment
Administrative Officers reparding development approvals, The Zoning Board Administrative
Officer did not report any significant approvals in the stady area,

The Administratye Officer for the Plannmg Bonrd indicated that theee were anly two recent
developnient approvals n the smudy aren. One of the approvals = the Thompson Groove
property (Block 251.01, Lot 32 and 88) on Drake Road which recelved major subdiasion
spprovil for 20 fots. The spproval included varsinces which allowed the apphent to reduce loe
nizes in vadous instances, The approveal was sabject to the applicant providing sanitary service
to the development.

A second approval i for Walter Locas on Newpore Avenue (Block 499, Lot 19) for a EYUOOE
subdivision of 4 los. Three lots were 40,000 sCjute feer in meea and the fourth lot was ihgbﬂ‘f

over none acre il'.l. RECIL.

G. Environmental Features

Environmentl Constraints of the study area are shown in Figure i, Based on statewnde 15
mapping, the majority of the shudy area is relagvely free of envitonmental consrounes, such as
steep slopes, wethinds, and floodpluns, The ateas within and mnimedaly adpoent to the
Crystal Lake Preserve District include freshwnter wetlands, These extend into portions of the

R-12 District.

Pagu 8



Addendum o the Lakewond Township Manter Plun Reexamination Report December 2008

Farthier 1o the north in the CLP Dismict s the Watenng Place Beanch which has been idennfied
as. 1 C-1 siream carndor by the NJDEP. The headwaters of this stream are located near Dmke
Reoad m northeast portion of the study area. This-is shown on i Figuee 6 woth porennal 3(H-

foot ©-1 buffers assocated with the soeam,

It is important to note that the mapping petformed for purposes of this stody is based on
statewide data sees made availuble by NTDEP. A= such, it should be mecognized s bemg of a
penetalized naturee o be wied as padance for peneml plinning purposes, Stte specific stocies by
wetlandy experess would be necessary to confirm the locaton or shsenze of wetlunds. There are
o floodplain areas within the snudy ares ay mapped by the Federtl Emergency Management
Agency (FEMA).

H. Road Network

The study area is seeved by a number of munigipal and county roads, The prmary access to the
core of the aren is Cross Street, L'_:-‘.!I.mt;}' Route 626, which tmvels m o northwest? southesst
directon in this-area, The study aren 8 bordered on the north by Counry Route 528 This 15 an
east west collector matntasied by the County of Ocean. Municipal streets within the study srea
are typrcally two lane roads, with rebureely low waffic volumes. County moads, however, have a
wider cart way and higher vehicular volumes, Jamet Syeet bordess the study area in the
southeast part of the study area, James Strect tavels i an enst west direction 2nd forks o sphit
intoy Dirake Road m the north and Franklin Boulevard to the south. The R-12 pomion of the

study area contains a number of paper (Le., wmmproved) sweets,

I. Sewer Service Area

As shown in Figure 7, most of the subjece area is putside the existing sewer service wrea as set
fordh in rthe existng Water Quality Management Plan. However, the acea is surrounded by
existing sewer service areas, in Lakewood as well o8 Jackson Township. The sewer service ares
miapping shows the areas where wostewater will be ecllected and fow or be tranymitted to 2
repional wastewarer treamment faciliy. Areas outside the sewer service aren are those where
subsurfiee ‘disposal systems diseharging less than 2,000 pallons per day, a5 permitted, must
provide wastownrer disposal for any new  der t. Residentinl and mnon-resmdential

develapment which v cotide the sewer service deen would require sepric system.
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Addendum o the Lakevwood Towonlip Masier Plan Reexamination Repon December 208

Amendments 1o the sewer service area bounducies are geanted by the Ocean Counry Planning
Board, acong as the wastewsier munagement agency for the county and the NIDEP, and

require an apphcaton for amendment and formal scoen,

1. State Plan Designations

The study area is Jocated primatily in Planning Aren 2, Subuchan Planning Aees in the SDRP,
(See Figure 8) In the Suburban Planning Aren, the intent of the Smre Plan 1 to provide
oppartunites m© “provide for much of the stite's future Ll:'l-’l:lr}pml:l'll'." with the le'mn:'l
development form being Centers and other compact forms of development that promote the
development of communites of place. As nored mn the State Phan; "The exisung inventory of
un.dm':].n-j:md and und::d:v:b]:lcd land in the Suburban Planmng Area pmvjtks sufficient land
ares to absorh much of the marker demand for development i the Stte,” and that “the
Suburban Planning Area 12 o key ares for accommodanng markee forces and demand for

development.™

The remaining portdon of the study ares is located in Planming Aren 3, Frmge Planning Arved. In
s crogs-acceptance report submisted ro the County, the Township has proposed the aceas
eurrenty desipnated I'A-3 be chanped o PA-2.

K. 20007 Master Plan Reexamination Report

The Lakewood Township Planning Board reexamined the Township Master Plan snd Linifed
Development Ordinance (UDO} in 20046 and 2007, The Board veviewed 35 separite rezoning
proposals throughour the mumcipality as part of the reexomineaon. In additon the Plinning
Board adopted an exhaustive and comprehennive st of proposed revisions to the UDO, One of
the rezoning proposals sddressed a change ro the A-1 zone in the stady area, The specific
tezoning proposal was s follows: “"Rezone the A<l zone berween Franklin and Fareday Avenue
berween Cross Steeet and the border with |ackson Township to R-40. This distoict boeders a
darrict in Jackson zoned as Tndustral ™ The Plinang Board denied the sezoning proposal and
therehy affirmed the current A-1 zoning designation for that study arca, The area in qoestion 1s

wentified 0% aren #21  in Fipure 2 arid the ext of the Reexamindtica fupott.
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In addinen the Plinnmg Board afficmed the CLIY Crouml Lake Preserve zoming desigonton adopted
Iy the Township Commiree an May 4, 2006. This zonmg wssue is identified m the text and the map
of the 2007 Reexupminanon Report as area 713

3. FINDINGS AND RECOMMENDATIONS

A. Recommended Land Use Plan

Based on the foregomng analysis, 1t is oue opinion that the Land Use Plan desgnanons for the
study arca should condnue to ceflect the A-1, R-40, R-12 and CLP distnct boundaries
enymerited on the Land Use Plon Map in the Township's 2007 Master Plan Reesamination
Report. We find that these boundaties are reasonable from a plunming smndpoint for the

bollowing reasons:

1. Need w Accommodae New Growth and Development, Lalewood Township has
experienced and 1\ eontinuing to experence subsmntial population growth, This growth
i populstion is not antcipated to abate, but s anticipated to increase &t current rates
mto the near furpee. Accordingly, the Township faces significant challenges in
secommaoduting the growth o well-planned and sustarable manner. Therefore, one of
the key planning imperstives has been to provide for zoning that provides o wide range
of housing chowes, mcluding affordshle housing for its anzens, This growth and the
means to aecommodate it must be considered in evaluating any one component of the
Township’s Land Use Plan, including the approprate 2omning for the study area, The
curtent land wse plan provides. for such o balance, with the pren recommended for
primatily low density development but at & somewhat higher overall density (primaniy 1
dwelling per acre a8 versas 1 dwelling unit per two acres) than the pror zoning for the

e

2. Supounding Land Uscs The existing land use in the study weea 35 pomanly single family
resulennal ar low densites. However, the area 15 surrounded by o vanery of land uses
and zoning which provide for higher densities or greater intensity of development.
Specifically, the aren adjoins on R-15 Districe co the north, which includes an existing
mixed use development that uldmately will consist of 1,000 residenaal onits dnd
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Addendum to the Lakewood annlhi'l: Masier Mon Reexamination Repor December 2008

nonesidential uses. To the southeast 15 the M-1 Induatnal Disteicr, which includes one
of the Township’s two major indastrial parks, The M-1 District also s located wathin
the Township's Urban Enterprise Zone (TEZ) nnd may be the location of one of the
future train stops along the proposed Monmouth-Ceesn-Middlesox (MOM) il line.
The one exception 18 the Cryaal Lake Preserve to the northesst, which provides for low

dl:l:l.lj.[:? development snd ]:J:r.m:n'cd apetl Space,

3, 1-12 Districr: While the R-12 Dhistrice south of the Crystal Lake Preserve and north of
Tnrnes Street was once 4 part of the R-12 Distoct farther to the east along Jumes Street,
it became & sepatate district with the expansion of the boundanes of che CLP District.
S, to 4 certain extent it is isolated from the larger R-12 Diserdet to the east. However,
we find that an R-12 zone designation represents a ressonable tansition to the lower
density residential areas to the north and west und the idustrial wses (o the sonth and
ezst, In fact, the Township may wish o consider a farther extension of the R-12
District along James Street to Cross Street, partculardy if the M-1 District becomes the
site of a fumure tmin stoon location as part of the MOM tail line currently being
evilunted.

4. Epvironmentl Impicts The majonty of the study orea 2 free of environmental
constennes as mapped nsmrewide GI5 dambnzes. However the porticn of the stady

neen in the Crysml Lale Preserve includes wedsnds and the watershed area of the
Warentng Place Brook, This area should continue to be the focus of Township
preservation efforts In the area and the CLP designation retsined. In addition, the
Township should explore further oppormemities for preservanon and  porential
expansion of the CLP 25 such opportumtics become available,

B. Infrastructure Considerations

Mont of the sréa 15 outside of the sewer service 35 mapped by the NJDEF, although mapped
sewer service arens suttound the study area both in Lskewood und Jackson. Consequently, any
proposed development in the stady ares will need o address the issue of wastewater treatnent
and disposal. Without the availability of sewer, development will be lmired 1o the ability of on-

site soptic and similar disposal systems to bandle wastewater genetated from the development

Tage.12



Addendum o the Lakewnod Tovwsbhiip Mastet Plan Reexumination Repart December M08

accordance with NJDEP repulstions and requirements, To promote the objectives of the
Township's comprehensive Land Use Plan it ks approprate thae the area be within o designated
sewer service aren. Therefore, we recommended thar the Township work with the Ocean
County Planning Board and the N]DBEP to amend the Ocean County Wastewnter Management

Plan to include this agea in the spproved sewer service nres.

However, unrl sech ome s= sewer w svadable, it our pecommendapon that any new
devebopment within the R-4F and R-12 Districes i the sty areq bee subject 1o 1 requirement or
condition that the development 1s erither 1o be served by public sewer or provide an adequate on-

site disposal system i sccordance with NIDEP repulanons and requircments,
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