
Conservation, reCreation, and 
open spaCe element 

Prepared by Heyer, Gruel and Associates                                                                    October 2016

Township of Toms River
Ocean County, New Jersey



Township of Toms River

ii Heyer, Gruel & Associates



Conservation, Recreation, and Open Space Element  | Township of Toms River

iiiOctober 2016

Conservation, Recreation, and Open Space Element 
Township of Toms River

Ocean County, New Jersey

October, 2016

Prepared By:

Heyer, Gruel & Associates
Community Planning Consultants

236 Broad Street, Red Bank, NJ 07701
(732) 741-2900

The original of this report was signed and 
sealed in accordance with N.J.S.A. 45:14A-12

____________________________________
Susan S. Gruel, P.P. #1955

_____________________________________
Fred Heyer, AICP, P.P. #3581, LEED- AP ND, CNUa

_____________________________________
Helen Zincavage, Associate Planner



Township of Toms River

iv Heyer, Gruel & Associates



Conservation, Recreation, and Open Space Element  | Township of Toms River

vOctober 2016

TABLE OF CONTENTS
Executive Summary
Plan Principles
Changes in Assumptions & Emerging Issues
Goals and Objectives
Existing Conditions: Preserved Parkland Inventory and Changes 2006-2016
Needs Assistance
Connections Between Parks: Greenways and Other Linkages
Priority Conservation Properties
Open Space and Conservation Land Use Policies
Recommendations
Implementation Stagey 

1
5
9

15
19
29
49
57
61
65
73



vi

Executive Summary

Heyer, Gruel & Associates



Conservation, Recreation, and Open Space Element  | Township of Toms River

1October 2016

exeCutive summary

Conservation, Recreation, and Open Space Element  



2

Executive Summary

Heyer, Gruel & Associates

Parks and recreation facilities play a central role in maintaining the 
Township’s quality of life and contribute to a community’s reputation 
as a desirable place to live and work. Such public facilities provide 
an essential counterbalance in developed municipalities, providing 
residents with recreational opportunities, open space, and social 
outlets.

The Toms River Open Space, Conservation, and Recreation Element is 
a community planning policy document that guides the maintenance 
and acquisition of recreation, open space, and conservation areas 
within the Township. Statutory Authority for the drafting of a Recreation 
and Conservation Element of the Master Plan is authorized by N.J.S.A. 
40:55D-28, by which municipalities are permitted to adopt a recreation 
plan element showing a comprehensive system of areas and public 

sites for recreation, and a conservation plan element providing for the 
preservation, conservation, and utilization of natural resources.

This element updates the previous Conservation, Recreation and Open 
Space Element, which was adopted as part of the Toms River (then 
Dover Township) 2006 Master Plan. The adoption of this element will 
also perfect the adoption the Township’s Municipal Public Access Plan 
(2015) and Natural Resource Inventory (2016), referenced herein as 
two components of the Conservation, Recreation and Open Space 
Element.

Many sources of information were consulted in preparation of this 
update, including the following planning documents:

•	 Toms River Strategic Recovery Planning Report (2014)
•	 Ocean County Hazard Mitigation Plan (2014)
•	 Toms River Getting To Resiliency Report (2015)
•	 Downtown Neighborhood Circulation Plan (2016) 
•	 Post-Sandy Capital Improvement Plan (2016)
•	 Toms River Township Hazard Mitigation Plan (2016)
•	 Community Vulnerability Assessment (2016)
•	 Ortley Beach Neighborhood Plan (2016)
•	 Route 37 Corridor Economic Vision Plan (2013)
•	 Municipal Public Access Plan (2016)

In addition, two community and stakeholder meetings were held, 
the	 first	 as	 part	 of	 a	 Planning	 Board	meeting	 on	 June	 15,	 2016,	 and	
the second as part of a joint Environmental Commission-Green Team 
meeting on August 1, 2016. The input given by residents at those events 
has been included in the discussion of existing conditions, and in the 
Element’s ultimate recommendations. 

View of Huddy Park
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Purpose
Recreation, open space, and natural areas contribute to community 
well-being, health, and quality of life by providing opportunities for 
outdoor leisure and activity, and by preserving critical environmental 
features. Municipalities that consistently evaluate their existing 
recreation, conservation, and open space facilities against of the 
needs of the local population and the natural environment are poised 
to make better decisions and investments in open space, recreation, 
and conservation projects. The last Conservation, Recreation and 
Open Space element for Toms River was prepared in 2006. This update 
adjusts	Township	policy	to	reflect	current	existing	conditions	and	needs,	
and changes in recreation, open space and conservation planning 
assumptions. Its general purposes are to:  

1. Establish guiding principles for the development of open space, 
recreation, and conservation policies and priorities within the 
Township;

2. Inventory existing public, semi-public, and private recreation 
and open space facilities;

3. Explore	the	specific	recreation	needs	of	the	population	living	in	
Toms River; 

4. Identify service gaps; 
5. Highlight opportunities for new open space development; and 
6. Set goals and objectives for future open, reaction, and 

conservation space provisions.

Overall,	the	Element’s	major	findings	are	that	while	the	majority	of	the	
Township falls within the service area of recreation and open space 
facilities, some neighborhoods, particularly in the northwest mainland 
and barrier islands, lack in adequate open space and recreation. 
While the efforts and budget of the parks and recreation department 
have been largely devoted to repairs in the aftermath of hurricane 
Sandy, these recovery efforts are nearing completion. The Township is, 
consequently, ready to turn its attention toward creating a system for 
weighing new acquisitions of conservation land, and to providing new 
types of facilities that expand the Township’s recreational offerings.

Playgrounds in Riverview Park
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1. Access to adequate recreational facilities affects the quality of 
life and health and well-being of Township residents. As a public 
health	 issue,	 the	Township	will	endeavor	 to	fill	 service	gaps	as	
demand increases and as residents’ activity preferences evolve.

 
2. Residents of all ages, abilities and cultural backgrounds should 

have recreational offerings and facilities available to meet their 
specific	needs.	 The	 Township	will	be	 responsive	 to	community	
input and the requirements of all residents.

3. As a coastal and bay-shore community, Toms River has a strong 
connection to the water. In keeping with recent Municipal 
Public Access Planning efforts, opportunities will be sought to 
strengthen public access and connection to the water. 

4. The needs of development must be balanced with the needs 
of the natural environment in order to protect the intrinsic value 
of biodiversity, the continued functioning of vital ecosystem 
services, the health of residents, and the success of economic 
sectors that rely on a healthy natural system. Conservation and 
the protection of environmentally sensitive areas will therefore 
continue	to	be	a	priority	for	the	Township,	and	will	be	reflected	
in its development policies.

5. In the face of increasing concern for the ability of the Township 
to prepare and respond to environmental hazards, the 
Township recognizes the relationship between open space 
lands, environmental features, and resiliency. Open space, 
conservation, and recreation planning will support hazard 
mitigation efforts, as well as use planning strategies that minimize 
the potential for damage to recreational facilities during storm 
and other sever weather events.    

In developing updated goals, objectives, and policies related to open space, recreation and conservation, this plan is guided by a number of 
underlying principles. All aspects of open space planning, including future land acquisition decisions, analysis of recreation and open space need, 
and conservation activity will be undertaken pursuant to meeting the spirit of these principles.
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Changes in Assumptions & Emerging Issues

Heyer, Gruel & Associates

Since the last Conservation, Recreation and Open Space Element was 
drafted in 2006, the context within which New Jersey municipalities 
practice land use planning has shifted. Major changes in assumptions 
related to open space and recreation planning include the following:

1. Emphasis on Resiliency Planning Post-Sandy
After sustaining tremendous damage during Hurricane Irene and 
Superstorm Sandy, many municipalities in New Jersey have incorporated 
community resiliency and preparedness for natural disasters into land 
use planning practices. Communities are analyzing their existing land 
use patterns and development regulations in the context of their 
unique environmental conditions and susceptibility to natural hazards 
such	 as	 flooding,	wave	 action,	 hurricane	winds,	 and	 other	 potential	
threats to life and property. The goal of these efforts is to create land 
use policy that respects the realities of local natural features, so that the 
natural and built environments work in concert to minimize the impacts 
of storms and other emergency events. 

Toms River can use the deliberate siting of open space and conservation 
properties as a tool for bolstering resiliency, while the placement of 
improved recreation facilities should, like all other forms of development, 
respect environmental constraints and anticipate potential impacts 
from environmental hazards. 

2. New Initiatives for Achieving Greater Environmental 
Sustainability

Municipal land use planning has taken up the goal of fostering 
development patterns that are economically, socially, and 
environmentally sustainable. Since 2006, local sustainability planning 

efforts have been supported by an expanding array of state-level 
initiatives. Some major initiatives include the establishment of the 
Sustainable Jersey program in 2009 to combine the efforts of The College 
of New Jersey’s Sustainable Communities Leadership Network, the New 
Jersey League of Municipalities “green mayors” group, and NJDEP 
and NJ BPU sustainable communities groups. Today, Sustainable Jersey 
offers	certifications,	grants,	and	 technical	assistance	 to	municipalities	
pursuing sustainable development goals, many of which are directly 
tied to land use planning. In 2010, Governor Chris Christie announced a 
10-point Comprehensive Action Plan to address the ecological health of 
Barnegat Bay watershed that has been furthered by legislative action. 
County acquisition programs such as the Ocean County Natural Lands 
Trust continue to support local land preservation. 

Toms River can draw on these larger state- and county-level programs 
to further local sustainability and land preservation goals. Participation 
in these programs can be a method of implementing the recreation, 
conservation, and open space policy goals articulated in the 
Conservation, Recreation and Open Space Element. 

3. Prioritization of Protecting and Expanding Public Access 
to Water

Toms River has joined a growing number of coastal communities that 
are intent on expanding public access to tidal water bodies, providing 
more opportunities for aquatic recreation. The Township has prepared 
a Municipal Public Access Plan that, following NJDEP guidelines, 
inventories existing physical and visual access points to tidal waterways, 
and develops goals for new and improved public access locations. The 
Municipal Public Access Plan is a mechanism for enacting the Public 
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Changes in Assumptions & Emerging Issues
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Trust Doctrine, which maintains the public’s right to access waters and 
shorelines as a common resource based on the unique recreational 
and economic value inherent to these aquatic features. 

The Toms River Conservation, Recreation, and Open Space element 
should reflect the renewed prioritization of public waterfront access, 
especially in its goals and objectives for active and passive recreation.  

4. Changes to Accepted Models for Anticipating Recreation 
Needs

In previous decades, open space and recreation needs assessments 
frequently relied on facilities per population standards, the most 
popular of which were published by the National Recreation and Park 
Association	(NRPA).	The	2006	Element	relied	on	these	standards,	finding	
the	Township	deficient	 in	specific	kinds	of	 recreation	facilities	(softball	
fields,	football	fields,	tennis	courts,	etc).	In	the	ensuing	years,	one-size-fits	
all facilities-to-population standards have fallen out of favor. Today, the 
NRPA and local parks and recreation departments recognize that each 
community has unique open space and recreation needs, requiring 
the establishment of local Level of Service standards. Level of service 
standards require observation and detailed knowledge of park facility 
demand and supply within a given community, as well as an awareness 
of the spatial demographic distribution of the Toms River population. 

This plan should provide a blueprint that the Township can use to establish 
local Level of Service Standards, reflective of the specific needs of the 
Toms River population. 

5. Re-Orientation from Recovery to Growth and Strategic 
Planning

Now that the Township has completed most of the necessary Sandy-
related repairs to its recreational facilities, open space and recreation 
planning efforts can be re-oriented toward providing additional facilities 
that meet the new and evolving needs of the population of Toms River. In 
addition to providing new facilities, this effort should include an analysis 
of current park offerings, park maintenance, and park utilization. Where 
existing parks are underutilized, ideas for alternate on-site uses can be 
explored. While Toms River has an Open Space Trust Fund, it lacks a set 
of criteria that to guide systematic prioritization and acquisition of open 
space, recreation and conservation tracts. 

This plan should provide recommendations related to strategic planning 
for existing and future facilities, including the maintenance and potential 
repurposing of existing underutilized parks, and the establishment of 
criteria for prioritizing new land acquisition.
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Goals and Objectives

Heyer, Gruel & Associates

Goals and Objectives
1. Provide adequate recreational facilities for current and future 

populations so that all residents fall with the geographic service 
area of a parkland, and so that all population segments have 
recreation options suited to their age, ability, and preferences. 

2. Emphasize and expand the maintenance of existing parkland 
so that parks are attractive and safe places that appeal to 
residents and other potential users. 

3. Expand public access to the waterfront and recreational use of 
Toms River’s waterways. 

4. Create a system of greenways and bicycle-pedestrian linkages 
between recreation and open space areas, residential 
neighborhoods, community facilities, and economic centers. 

5. Protect investments in recreation facilities and infrastructure in 
light	of	risks	from	natural	hazards	like	flooding	and	sea	level	rise.	

6. Use	practical	and	flexible	development	controls	in	order	to	gain	
open space, conserve the natural landscape and protect the 
environmentally sensitive areas of the Township.

7. Continue to limit or prohibit development in environmentally 
sensitive	regions	such	as	wetlands,	floodplains,	areas	likely	to	be	
affected by storm surge and sea level rise, and endangered 
species	habitats	as	identified	in	the	Toms	River	Natural	Resource	
Inventory (2015), adopted by the Planning Board as part of this 
Element. 

8. Preserve additional conservation lands in environmentally 
sensitive areas to assist with the mitigation of storm events and 
bolster the resiliency of the Township in the face of natural 
hazards.

9. Create land development regulations that maintain and 
improve water quality through regulation and management 
of Township’s watershed areas and controls on impervious 
coverage. 

10. Protect the Township from future hazards to the extent possible 
by implementing engineered projects and green infrastructure 
treatments within parkland areas.

Based in addressing recent and developing issues related to open space, recreation, and conservation articulated in this Element, Toms River 
establishes	the	following	goals	and	objectives	for	open	space,	recreation,	and	conservation.	Specific	recommendations	for	achieving	these	goals	
and objectives are provided in subsequent sections of the Element.
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Existing Conditions: Preserved Parkland Inventory and Changes 2006-2016

Heyer, Gruel & Associates

Categories of Parkland 
Open space generally encompasses three categories of land with 
differing purposes:

1. Active	recreation,	such	as	soccer	fields,	football	fields,	baseball	
and softball diamonds, running tracts, exercise trails, etc. that 
provide opportunities for physical activity; 

2. Passive recreation, such as hiking trails, picnic areas, quite 
places, etc. that are suited to lower-intensity activities; and 

3. Natural resources protection areas, such as forest lands, 
wetlands,	 floodplains,	 steep	 slopes,	 stream	corridors,	etc.	 that	
preserve environmentally sensitive and natural lands with 
aesthetic or ecological resource value for the enjoyment of 
present and future generations.  

Open space and recreation areas are protected through a variety 
of land preservation tools with varying degrees of permanence. New 
Jersey municipalities often preserve recreation and open space land 
through Green Acres, a state-run program with a mission “to achieve, 
in partnership with others, a system of interconnected open spaces, 
whose protection will preserve and enhance New Jersey’s natural 
environment and its historic, scenic, and recreational resources for 
public use and enjoyment.” Green Acres provides funding for open 
space preservation, with the understanding that property preserved 
through the program is placed on a municipal Recreation and Open 
Space Inventory (ROSI). Once itemized on the ROSI, a property is 
considered permanently preserved and cannot be developed. In 
other instances, open space parcels are owned and maintained by the 
County or municipal government without a mechanism for permanent 
preservation.

Softball field Winding River Park

Land Inventory 2006 
The 2006 Conservation, Open Space, and Recreation Element of the 
Toms River Master Plan highlights the Township’s abundant natural 
resources, including the Barnegat Bay, Toms River, Long Swamp 
Creek,	 wetland	 areas,	 floodplains,	 slopes,	 soils,	 and	 threatened	 and	
endangered species habitat areas. It also contains an inventory of 
recreation and conservation lands and recreational facilities located 
within the Township (see Appendix A). 

In	 terms	 of	 publicly-owned	 lands,	 the	 2006	 plan	 identified	 a	 total	 of	
343.3 acres of conservation land, 504.2 acres of passive recreation land 
across	 five	properties	 (497	 of	 these	acres	 belonging	 to	Cattus	 Island	
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County Park), and 1,108.7 acres of active recreation land across 20 
properties.

Township-owned properties provided 1,177.8 acres of land across 
25 sites; two conservation areas, three passive parks, and 20 active 
recreation facilities. Six facilities were noted as providing physical access 
to water. It was estimated that these Township-owned sites accounted 
for approximately four percent of the Township’s total land area. 

Land Inventory 2016
A new inventory of parklands was undertaken as part of this Plan 
update with the intention of capturing the existing conditions of the 
conservation, open space, and recreation lands within Toms River 
Township as they stand currently, and to identify emerging issues related 
to recreation and open space. The inventory is provided in Appendix B. 
Preparation of this list involved data from the Township, the New Jersey 
Green Acres Program, and the Ocean County Natural Lands Trust, 
among other sources.
 
There are approximately 1,998 acres of Township- and County-owned 
preserved open space and recreation areas listed with Green Acres on 
the ROSI, or are deed restricted as such (lot 9.01 of block 159). Another 
260 acres are conservation properties purchased and preserved through 
the Ocean County Natural Lands Trust (OCNLT) alone. All county-
owned lands are either ROSI properties, OCNLT properties, or both. 
State agencies own an additional 379 acres held for environmental 
and conservation purposes. Overall, this amounts to approximately 
2,638 acres of preserved land. In addition to open space, conservation 
and recreation lands listed in the inventory, Toms River also holds a 

number of conservation easements. A total of 290 acres of land have 
been preserved through the conservation easement mechanism. 
(Conservation easements included in the analysis were of the following 
specific	 easement	 types:	 Conservation,	 Landscape	 &	 Conservation,	
Open Space & Conservation, Planting Berm, Wetlands Conservation, 
and Shade Tree.)

Approximately 1998 acres of recreation and open space land in 
Toms River, including the Brown Woods property here, are preserved 

through the NJ Green Acres program.
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Changes 2006 to 2016
In the ten years since the 2006 inventory, the amount of parkland within 
Toms River has increased, and some facilities have changed categories 
through the development of new recreation facilities. As seen in the map 
at right, the vast majority of new parkland acquisitions are conservation 
lands purchased through the Ocean County Natural Lands Trust 
(OCNLT), which has preserved approximately 313 additional acres. 
One of these acquisitions was the purchase of Camp Albocondo, listed 
in the previous plan as a private recreation facility that is now public 
land. From land records, it appears that at least one new four-acre site 
was also acquired by NJDEP. The Township has purchased additional 
vacant properties, one of which (Block 159, Lot 9.01; 8.42 acres) has 
been deed restricted as if it were a Green Acres property. All of this 
change amounts to a total preserved land increase of approximately 
325 acres over the past ten years. A new ROSI inventory was prepared 
and	submitted	in	2011.	All	of	the	ROSI	properties	have	been	identified	
in the inventory, and no new properties have been added to the ROSI 
since 2011.

There have not been many new active or passive recreation properties 
established since 2006. The development of such facilities was greatly 
curtailed by the impacts of hurricane Sandy. As can been seen in 
Map A above, seven recreational facilities were damaged by the 
storm. Rebuilding these damaged parks has dominated the efforts 
of the Township’s Parks and Recreation Departments. In interviews 
with	 Township	 staff,	 it	 has	been	confirmed	 that	most	of	 the	 recovery	
work, which included the replacement of the boardwalk areas, new 
restrooms, the construction of new tennis, basketball, and other courts, 
and the replacement of playground and other recreation equipment, 
is largely complete.

Even with the repairs required after Sandy, the Township was able 
to develop some new recreation facilities. In 2009, the playground 
equipment in Riverwood Park, Silverton Park, and Oak Avenue Park 
was substantially upgraded. These three parks are now referred to as 
the “Castle Parks,” each with a unique theme for the impressive and 
engaging playground structures. The second major change was the 
addition of a new indoor ice rink facility adjacent to the outdoor rink at 
the Winding River Skating Center in 2007. The newest recreation facility, 
Veterans Recreation Complex, was created on the former Epstein/
Frankenberg	 property	 in	 2009-2010,	 which	 provides	 five	 new	 softball	
fields	 and	 a	 playground.	 Finally,	 the	 Township	 (in	 conjunction	 with	
Ocean County) was able to obtain the Camp Albocondo property 
(Block 411 Lot 9.02). Formally a private camp ground, the property is 
now available for the development of public use recreational facilities.

In	 the	 current	 inventory,	 the	 Brown	 Property	 has	 been	 reclassified	
from conservation parkland, as listed in the 2006 inventory, to passive 
recreation.	 During	 a	 field	 visit	 to	 the	 site,	 a	 network	 of	 walking	 trails	
through the park was observed, which provides an opportunity for 
passive recreation. 
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OTHER RECREATION FACILITIES

Property Type Notes

Facilities for use by Township/open for limited use to public

Ocean County College Active and passive recreation facilities available

Toms River School District Active recreation facilities available

Ocean County YMCA Township	uses	two	softball	fields

Toms River Senior Center Township-owned, managed by Senior Services; provides 
both active and passive recreational opportunities

DOT Property, Block 1062, Lot 12 0.35-acre	beach	on	bay	where	fishing	is	permitted	

Private Recreational Facilities
Toms River Country Club, Toms River Yacht Club, Gilford Yacht Club, Riviera Bay Beach Club, Green 
Island Community Association, Cambourne Shores Association, Cedar Bay Beach Club, Silver Bay 
Harbor Association, Bay Shore Property Owners Association, Breton Harbors Property Owners Association, 
Normandy Beach Association, Normandy Shores Beach Club, Silver Beach Association, Chadwick Beach 
and Yacht Club, Ocean Beach Pearl Association (OB III), Seacrest Realty Association, Ocean Beach Yacht 
Club (OB II), Monterey Beach Club, Bay Beach and Ocean Beach Corporation, Sunset Manor, Rutherford 
Homeowner’s Association, Brightwater Cottage and Trailer Association, Ocean Beach Surf Club (OB I), 
Vision Beach Association, Dune Condo Association, Surf Cottages Homeowner Association
Private Schools Such as Saint Joseph’s Parochial School

Other Recreational Facilities:
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Publicly-Owned Vacant Land as Open Space
In addition to the preserved open space, recreation, and conservation 
land inventoried above, Toms River has additional publicly-owned 
parcels relevant to open space, conservation, and recreation. Though 
these properties are not permanently preserved and are located 
outside of conservation easement areas, they represent a class of 
vacant land that is presently functioning as undeveloped open space 
area held for public purpose. As can be seen from the map of publicly-
owned vacant land, many of these lands are adjacent to preserved 
conservation areas, and act as an extension of conservation parkland. 
In other instances, these lands represent land with the potential to 
be used for new recreation facilities (discussed in detail later in the 
element). 

The total area of these publicly-owned, unpreserved lands is 
approximately 1,275 acres. They include 207 properties owned by the 
Township of Toms River, Ocean County, Ocean County Utility Authority, 
Toms River Municipal Utility Authority, or the New Jersey Department of 
Transportation. Most of the 207 properties are vacant. Eleven properties 
are oversized lots that contain some structures or improvements with 
large areas of undeveloped land. Some parcels are best suited to remain 
open space or conservation areas and would not be appropriate for 
future recreation development. For example, 14 parcels are properties 
that are a combination of land and water area. Another 37 properties 
are linear or landlocked properties (most of which are dedications from 
cluster developments). 

Ongoing Acquisition
The Township continues to utilize money from its Open Space Fund to 
preserve property. In April 2016, the Township Council approved the 
purchase of properties along Route 9 in North Dover. Formal offers have 
been extended for the following properties:

Toms River has also initiated proceedings to acquire a 7.74-acre parcel 
(B 169, L2) at 1270 Cox Cro Road. Historically, the property has been a 
horse farm, and could serve the purpose of both additional conservation 
land and/or a recreational facility for equestrian trails. 

Block Lot Acreage

171 11 10.08

171 17

171 18

171 19

171 20 8.37

171 21 1.48

171 22 9.87

171 23 1.44

171 32
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Recreation needs assessments determine whether a community is 
adequately	served	by	existing	park	and	open	space	facilities	as	defined	
by commonly-held recreation and open space standards. Performing 
needs assessments on a regular basis is an important method for 
elucidating service gaps. These analysis provide snapshots of recreation 
and open space areas that can be compared across time. 

Needs assessment methodologies can be based on relative measures 
of	parkland	as	compared	to	total	land	area	of	a	defined	community.	
Alternatively, they examine the geographic extent of parkland service 
areas as compared to the location of the population. Analyses of 
both the relative land area standard and the geographic service area 
standard were performed for Toms River, with results summarized below. 

Historically, parks and facilities per population was a popular basis for 
these metrics. The facilities per population standards have generally 
fallen out of favor with the movement toward place-based planning 
that	 emphasizes	 community	 specificity	 and	 input	 from	 community	
members as opposed to positivist/modernist applications of “universal” 
standards which characterized epochs of land use planning. Though 
provided in the 2006 plan, this type of analysis has not been performed 
in the present update. 

Needs Assessment #1: Balanced Land Use Standard
To achieve consistency with state and regional recreation and open 
space planning, this analysis employs the Balanced Land Use Standard 
(BLUS) for recreation and open space areas as established in the New 
Jersey Green Acres 2013-2017 Statewide Comprehensive Outdoor 
Recreation Plan. Per this standard, municipalities should strive to 

The Toms River Veterans Softball Complex was constructed after the 
previous recreation plan identified a deficiency in softball fields. 

Source: patch.com

permanently preserve 3% of their total developed and developable 
land area as recreation and open space areas. Here open space refers 
to lands that could be developed for recreation purposes. The BLUS 
analysis for Toms River was conducted using GIS software (see Appendix 
C for a detailed description of the methodology and processing steps).  

Result: Toms River has permanently preserved approximately 4% of 
its total developed and developable acreage for open space and 
recreation purposes, exceeding the BLUS goal of 3%. 
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While the overall Township meets the BLUS’s 3% goal, recreation and 
open space areas are not evenly distributed throughout Toms River. 
Consequently, in considering smaller neighborhood areas, portions of 
the municipality may meet the BLUS goal while others fall short and lack 
adequate open space and recreation areas. A second BLUS analysis 
was	performed	in	which	Toms	River	was	divided	into	five	(5)	districts	based	
on groupings of census tracts (2010). Census tracts were aggregated 
based on the presence of barriers like the Garden State Parkway and 
other	high-traffic	local	roads,	and	the	location	of	connections	between	
these barriers, while also keeping land area relatively consistent where 
possible. The BLUS analysis procedure described above was replicated 
for	each	of	the	five	smaller	regions	within	Toms	River.	The	following	table	
summarizes the results.

Recreation and Open 
Space available for 
Recreation (acres)

Developed and 
Developable Land 

Area (acres)

Relative Share Recreation 
and Open Space 
to Developed and 

Developable Acreage

Percent of 
Total Township 

Population (2010)

Northwest 133.2 6,334.2 2.1% 21.8%

Northeast 286.80 4,115.5 7.0% 17.5%

Southeast 288.3 5,461.7 5.3% 34.0%

Southwest 213.4 5,426.4 3.9% 24.0%

Barrier Islands 11.8 933.8 1.3% 2.7%

As can be seen in the table, the northeastern and southeastern portions 
of Toms River exceed the BLUS threshold, with the northeast in particular 
containing over twice the goal percentage at 6.97%. The southwestern 
portion also exceeds the BLUS goal, but less drastically, approaching 
nearest to the BLUS value for the Township overall. The two areas of 
the Township that do not achieve 3% are the northwestern portion 
and the barrier island communities. This lack of recreation and open 
space	area,	while	felt	acutely	in	both	places,	is	a	significant	issue	in	the	
northwestern portion area, where approximately 22% of the Township’s 
population resides. These two areas should receive priority in acquisition 
of new recreation and open space areas.
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Needs Assessment #2: Geographic Service Area Standard 
for Recreational Facilities
The geographic service area standard is an alternative framework for 
examining	adequate	parkland	provision	specific	to	recreational	facilities	
(both passive and active). Each recreational facility is assigned to a 
geographic class based on the extent of the surrounding community 
that it is likely to serve. The service area of a facility generally corresponds 
to the size of the park itself, but also takes into consideration the nature 
and	 specificity	 of	 the	 recreational	 use(s)	 located	 on-site.	 Beyond	
overall aggregate parkland provision acreages, this needs assessment 
method speaks to the population’s proximity to parks of varying classes, 
revealing portions of the Township that do not fall within the service 
area of any park. Widely-recognized categories of parkland developed 
by the National Recreation and Parks Association are used to classify 
the parks in Toms River into mini (or pocket) parks, neighborhood parks, 
community parks, regional parks, and special use parks, summarized in 
the table below. 

As can be seen from the Map, the majority of the Township (22,221.9 
acres or 83% of total land area) is located within the service area of 
a community, neighborhood, or pocket park. The areas located 
outside of the service area of any park, and therefore most lacking 
in recreational facilities, are located in the northwestern section of 
the Township. Indeed, the entire extent of the northern border of the 
Township’s mainland area is beyond the service area of all recreational 
facilities. 

The approximate distribution of the Township’s population is another 
layer that can be added into the geographic analysis in order to 
estimate the number of people located outside of the service area. 
Eleven of the Township’s 21 census tracts have residential areas that 

fall outside of any community park service area, which contain an 
estimated 16,962 people or 18.6% of the population. The four census 
tracts running along the Township’s northern border are estimated as 
having between 46 and 98 percent of the population living outside of a 
park service area (see Appendix D for the full chart of service area per 
census tract).

A note on the geographic-based service area standards: The 
geographic extent of service areas is complicated in the case of a 
suburban community such as Toms River. Many of the geographic 
service areas are based around ideas of pedestrian access and 
walkable distances between parks and the communities that use them. 
Many existing parks in Toms River are located along major roadway 
thoroughfares with limited pedestrian infrastructure, with many users 
driving to facilities from their neighborhoods.  

Weatherly Park, an example of a small neighborhood park. 



Conservation, Recreation, and Open Space Element  | Township of Toms River

35October 2016

Park Type Description Sevice Area Typical Size Parks in Toms River

Mini Park / 
Pocket Park

Addresses limited or isolated recreation needs.
Benefits	include	the	ability	to	provide	small	recre-
ation facilities in neighborhoods with little vacant 
land. An associated challenge is that they can be 
spread out and consequently hard to maintain.

1/4 mile < 1 acre Riverfront Landing Park

Neighborhood 
Park (small)

Parks that serve a residential neighborhood, 
providing active and passive recreation activities, 
with the scope of possible activities curtailed by 
limited size.

1/2 mile unobstructed 
by barriers

1-5 acres

Bayside Park 
Deer Hollow Park
Huddy Park
Money Island Beach
Weatherly Park 
Chadwick Beach Par

Neighborhood 
Park (tradi-
tional)

Parks that serve a residential neighborhood, 
providing active and passive recreation activities.

1/2 miel unobstructed 
by barriers

5-10 acres Silverton Park

Community 
Park

Serves needs of entire community with courts, 
fields,	and	other	recreational	facilities.

1 to 2 miles (1.5 acres 
is used in the GIS 

analysis shown in Map 
H)

Typically 10-
50 acres

Riverwood Park 
Windsor Avenue Little League
Veterans Recreation Complex
Maple Tree Little League Fields
Bey Lea Park
Snug Harbor Pool and Tennis
Oak Avenue Park
Skyview Park
Brown Property
Shelter Cove Park & Beach 
Jackson	Park	(Garfield	Park)	
Winding River Park

Regional Park
Serves needs of community and the region 

beyond the community. 
Over 3 miles Over 50 acres Cattus Island Park

Special Use 
Park

Includes specialized facilities that are oriented 
toward	a	specific	activity.

Varies Varies

Winding River Ice Rink
Bey Lea Golf Course
Ortley Beach North
Ortley Beach South
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Needs Assessment #3: Facilities for Specific Populations
One of the plan principles is that the Township should contain recreational 
facilities that serve the needs of all segments of the population. In the 
analysis below, the Township’s portfolio of recreational facilities is vetted 
for its ability to serve the needs of children and the elderly, two groups 
with	 specific	 requirements	 in	 recreational	 facilities.	 For	 children,	 the	
location of census tracts with high proportions of individuals 9 years old 
and under is compared to the location of facilities with playgrounds. For 
seniors, the location of census tracts with high proportions of individuals 
age 65 and over is compared to the location of facilities with lower-
impact recreational activities (i.e. passive walking trails, golf, and tennis). 

As can be seen from the maps below, again the northwestern section 
of the Township is an issue, as an area with a high concentration of 
children without access to a playground facility (tract 7220.01). The 
south-central/south-eastern section of the Township also emerges as a 
location with few playground areas and many children (tracts 7232, 
7233, 7236). Other census tracts with a relatively high proportion of 
children may themselves lack a playground facility, but are located 
in proximity to playground equipment in other tracts (7228, 7227.01). 
It should be noted that there are two recreational facilities featuring 
playgrounds in a neighborhood-park type setting, Weatherly Park and 
Deer Hollow Park, which are reported as underutilized by Township 
staff and appeared to be less maintained than other facilities. Perhaps 
this is an indication that playgrounds work best when integrated with 
other community recreation facilities. This usage may be a function 
of the practicality of combining types of facilities, enabling, for 
example, young children to play while older siblings are on neighboring 
fields	 playing	 organized	 sports,	 or	 it	 could	 simply	 be	 the	 age	 of	 the	
equipment (neither Deer Hollow or Weatherly were part of the Castle 

Parks upgrade), or perhaps the makeup of the surrounding community 
(Weatherly, for example, is in an area with a relatively low proportion 
of young children). In any case, the idea of siting playgrounds within 
newly	 developed	 community-type	 recreation	 fields	 might	 make	 for	
easier maintenance and greater usage. 

In terms of the senior population, it is also the tracts along the northern 
border where there are relatively high concentrations of seniors without 
easy access to passive and low-impact types of recreational facilities 
(tracts 7220.01, 7221, 7222). 
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Observations of Township Staff and Community Input
As part of this element update, input on the existing conditions and 
service gaps of recreation and open space facilities was solicited 
from community residents and Township staff. A public meeting where 
residents could provide their prospective on recreation, conservation 
and open space needs was held by the Planning Board on June 15, 
2016. A full account of input gathered from the meeting is provided in 
Appendix E. 

In general, there was support for more open space areas on the 
barrier island communities, particularly parks on the Bayside, which 
lacks in physical and visual access to the Bay. The Surf Club Property 
and the Ocean County Utility Authority properties were suggested as 
potential acquisition properties. Suggestions for the mainland included 
the acquisition of the Anchor Reef property, and the creation of 
a continuous bicycle and pedestrian path along the extent of the 

Winding River. The recently-developed Trader’s Cove in Brick Township 
was repeatedly cited as an example of a desirable public-private, 
recreational-commercial development that Toms River might seek to 
emulate.

In addition to the community meeting, the Recreation Department 
had	previously	hosted	an	online	 survey	 that	 residents	could	fill	out	 to	
voice their support for new types of recreational facilities. The survey 
showed high support for a sprayground/spraypark, an indoor tennis 
facility,	a	fishing	pier,	and	fitness	and	walking	trails.	Moderate	support	
was seen for a mini golf course, amphitheater, outdoor pool, a public 
skating area, a boat ramp. Some support was voiced for new bocce 
and	 shuffleboard	courts.	 (Some	 residents	also	 support	 the	 installation	
of a skate park, but the feasibility of constructing such a facility in Toms 
River is still under evaluation).  
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Township staff provided the following suggestions for future facilities:

1. Youth Soccer and Softball facilities: Both are experiencing 
continued growth in participation (possible use for underutilized 
Weatherly and Deer Hollow parks).

2. Multi-purpose fields:	 One	 or	 two	 more	 multi-purpose	 fields	
that fall under the Township’s permitting process could offer 
more opportunities for sports leagues and the Recreation 
Department’s programs.

3. Multi-purpose indoor recreational facility: A year round indoor 
facility would provide for an uninterrupted expansion of low 
cost	athletic,	 special	needs,	adult	fitness,	and	adult	and	teen	
enrichment programs.

4. Picnic Pavilions: updated pavilions that include structures 
providing shade, rain shelter, and large seating areas, similar 
to those installed at Winding River Park, would be best (Deer 
Hollow Park and Shelter Cove would be excellent locations).

5. Fitness Trail/ Course: Currently only one such feature (Bey Lea 
Park) and its equipment is safe but aging.

6. Dog Walk: None existing at present (Deer Hollow might be a 
good location).

7. Basketball courts at Deer Hollow: Room for 2 more rims or a lined 
street hockey court.

8. McKinley Avenue Circle Property: The half-court basketball 
surface could be expanded to a full court, and the rest of the 
area is a large open space that could support some playground 
equipment	or	a	fitness	course.

9. Money Island Beach: Used to have a tot lot that was washed 
away in Sandy and not replaced, and there is only a single 
picnic bench remaining on the property.

Deer Hollow Park, currently underutilized, could be repurposed. 
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Finally, a joint meeting of the Township’s Environmental Commission and 
Green Team was held on August 1, 2016 to solicit input. The following 
issues	and	opportunities	were	identified:

Issues with Existing Facilities
•	 General feeling that the Township must prioritize the maintenance 

of existing facilities equal with planning for new acquisitions
•	 Need better maintenance of the paths in Winding River Park 

and Brown property trails 
•	 With a limited pool of funds for recreation and open space, a 

fair way of apportioning funds and evaluating potential sites 
should be developed 

•	 Ciba-Geigy’s role needs to be emphasized
•	 As lots get smaller, kids need more places to play

•	 How do we provide more parks but limit the potential of 
associated crime?

•	 Uneven waterfront access

Ideas for New Facilities
•	 Build Riverwalk along the Toms River
•	 Install new boat launches as needed
•	 De-snag the Toms River for better utilization of water for kayaks 

and boats
•	 Create a mini/pocket park or neighborhood park in the Gilford 

Park north of Route 37. A mini park/pocket park may be more 
feasible due to the smaller lot sizes in Gilford Park. 

•	 Pursue opportunities for trail connections between Winding River 
Trail, Barnegat Branch Trail, and Riverwalk

•	 Provide a dog park
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•	 More indoor recreation spaces needed
•	 Provide a skate park
•	 Provide a spray park
•	 Accommodate horses at one of the parks
•	 Better utilization of Ortley Beach

 ◦ Establish a temporary pop-up entertainment venue that 
could be installed for summer season

 ◦ Address lack of parking with better public transit, potentially 
creating a public transit link between downtown Toms River 
and Ortley Beach

•	 Support the community garden that has been established in 
Riverwood Park

Deer Hollow Waterfront access point at the Brown Woods property 
that needs improvement. While kayak launching is permitted, 
there is no indication of this fact with signage or other markers. 

Park, currently underutilized, could be repurposed. 

•	 Possible acquisition of the NJNG property and other business 
properties	 located	 south	 of	 Herflicker	 Blvd.	 in	 redevelopment	
area
 ◦ Although	contamination	must	be	addressed	first

Public Access to the Water
As discussed in the Changes of Assumptions section, public access to 
shoreline and other tidal waterways has received increased attention as 
a topic of public policy in recent years. Access is particularly important 
in Toms River, which has roughly 107 miles of linear frontage along 
tidal water, including lands along the Atlantic Ocean, Barnegat Bay, 
lagoons, Toms River, and other tributaries. Access to these tidal lands 
and waterways is vital to the economic and environmental well-being 
of the Township.

Toms River is addressing the need to expand public access to tidal 
water ways through the preparation of a Municipal Public Access Plan 
(MPAP). Upon receiving approval from the NJDEP, the MPAP will be 
adopted as part of this Conservation, Recreation and Open Space 
Element. The preparation of an approved MPAP enables participating 
municipalities to (1) require public access from development along 
tidal waterways; (2) create a municipal public access fund to which 
developers can contribute in lieu of providing on-site public access; 
and (3) be eligible for a Beach Maintenance General Permit, which is 
less expensive than obtaining multiple Individual Permits. The MPAP’s 
findings	and	public	access	goals	are	summarized	as	follows:

Key Findings
1. Public access is provided by Toms River, Ocean County, State 

Agencies, and private entities.
2. Facilities include guarded beaches, parks, boat ramps, boat 
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slips	and	docks,	boardwalk,	and	fishing/crabbing.
3. The Township ensures public access through beach fees, fee 

simple property acquisition, conservation easements, and 
ordinances.

4. There are 243 total public access locations.
5. 119 sites provide visual access only, while 136 provide physical 

access for active or passive recreation. 
6. While there are 52 public access locations in Toms River to the 

Atlantic Ocean, Ortley Beach is the only section with publically-
owned beach access.

7. The plan proposes 14 new waterfront access points; 10 points of 
access along the Riverwalk; 2 new non-motorized boat launches 
(Brown property and Bayside Park); and 2 new motorized boat 
launches (Jackson Avenue and Harbor Road).
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MPAP Goals, Objectives, and Recommendations
1. Reconnect the downtown to the River by creating a River Walk 

stretching from Allen Street in the east to the Garden State 
Parkway/TRMUA property in the west. The walk would include 
both public and private properties, creating a connection 
between Huddy Park, recreational facilities, downtown 
businesses, and the Redevelopment Area along the Toms River.

a. New active recreation facility for canoeing and kayaking 
rentals, walking, running, and biking

b. New non-motorized watercraft launch could be located 
east of bridges (Huddy Park) and west of all bridges

c. New passive waterfront recreation through additional 
seating and strolling areas

d. Open the existing TRMUA property for passive recreation 
public use

e. New waterfront pocket park at the foot of Allen Street
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2. Establish public boat ramps (serving large, motorized boats) at 
two sites

a. 624 Jackson Avenue, which has adequate parking and 
is currently under-utilized

b. Harbor Road Right of Way, with parking in Snug Harbor 
Park

3.  Create a boat ramp for on the water educational facilities at 
the Brown Property

a. Maintained and operated by an environmental or 
educational	non-profit

b. Also retain existing launch site for kayak and roof-top 
boats 

4. Create non-motorized boat launch for barrier island communities 
at Bayside park
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Greenways	 and	 linear	 trails	 have	 the	 dual	 benefit	 of	 providing	
extended recreational routes and exercise opportunities for cyclists and 
pedestrians, and serving as an alternate commuting path between 
portions of the Township with different prevailing land uses, such as 
residential neighborhoods with commercial centers or recreational 
facilities. Local municipal greenways connect with larger county and 
regional trail systems, providing a system that operates on a number of 
scales and at various intensities recreation and transit usage. 

The goals of establishing local greenways and regional trail connections 
have been included in several studies prepared for Toms River, including 
the Downtown Circulation Neighborhood Plan (2016), the Downtown 
Phase 1 Redevelopment Plan (2012), the Route 37 Economic Corridor 
Vision Plan (2013), and the Pedestrian & Bicycle Mobility Report (2011). 

Local Greenways
At present, three local bicycle and pedestrian routes are under 
consideration. 

1. River Walk
As described above, the River Walk trail would extend from east to west 
along the Toms River in the Downtown area. Current plans envision the 
trail routing from a new pocket park at the foot of Allen Street to the 
MUA property adjacent to the park and ride.

2. Winding River Trail
Bicycle and pedestrian paths and roads already exist within the 600-acre 
winding river park located in the southwestern portion of the Township 
between Route 37 in the south and Whitesville Road in the north. Plans 
and studies repeatedly explore the long-held goal of connecting the 
recreational trails in Winding River Park with the County’s regional 
Barnegat Branch Trail (described below) and River Walk. 

3. Ortley Beach
The 2016 Ortley Beach Neighborhood Plan envisions a network of 
bicycle and pedestrian routes linking several destinations within the 
barrier island communities. Two north-south routes would run along 
Washington Avenue and Ocean Avenue, two east-west routes along 
Fielder Avenue and 3rd Avenue, and one east-west spur from Ocean 
Avenue west along 4th Avenue.  

Existing trails in Winding River Park.  
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Regional Trail Connections
Barnegat Branch Trail
The Ocean County Barnegat Branch Trail (BBT) is a 15.6-mile rail-to-trail 
project extending from Downtown Toms River in the north to Barnegat 
Township in the south. It lies primarily along the abandoned Barnegat 
Branch Division of the Central Railroad of New Jersey. To date, 10.75 miles 
of the BBT are complete and open to riders. As originally conceived, the 
BBT would enter the Township from South Toms River across the Route 
166 Bridge, extending to its northern terminus located at the Garden 
State Parkway in Toms River near Water Street and the bus station. 

For some time, conditions of private ownership along the railroad right 
of way delayed next steps of development for the segment of the BBT 
between Admiral Avenue at the Beachwood-South Toms River border 
and	Herflicker	Boulevard	Bridge.	A	2011	study	of	alternate	routes	was	
commissioned by Ocean County and the North Jersey Transportation 
Planning Authority to determine possible on-road alternatives, but since 
that time, South Toms River has received grant funding to purchase 
easements for the section of the BBT on these privately-held tracts. The 
Herflicker	Bridge	was	built	to	accommodate	a	future	multi-use	path.	The	
2016 Downtown Neighborhood Circulation Plan states that it expected 
the	BBT	 to	continue	along	 the	 former	 right-of-way	 from	 the	Herflicker	
Bridge to the Toms River Park and Ride, but another viable route is the 
River Walk envisioned to traverse the MUA property below the Park and 
Ride closer to the river.

The original BBT Conceptual Plan anticipated a connection from 
this northern terminus to Winding River Park using a Township-owned 
portion of the abandoned Pennsylvania Railroad Track that follows an 
underpass below the Garden State Parkway combined with the use of 
a 1.2-mile utility easement through properties to the north that is owned 

by JCP&L. This connector option is still viable, but has not been further 
explored. It would require the construction of several trail bridges over 
the Toms River, and an elevated crossing at Route 37. 

Other planned regional trails
Other regional trails that could connect to Toms River and the BBT have 
been conceptualized:

•	 The River to Bay Greenway is envisioned as a 48-mile trail 
connecting Delaware River at Wiggins Park in Camden to 
Barnegat Bay or little Egg Harbor in vicinity of Tuckerton. A 
northern alignment of this trail could connect to the BBT in Toms 
River via the former Pennsylvania Railroad right-of-way. 

•	 The Golden Triangle Trail would be a 26.5 mile loop, consisting of 
the BBT for the western side, the former Tuckerton railroad right-
of-way from Whiting to Tuckerton Junction, and a northeast 
connector from Whiting to South Toms River along abandoned 
Pennsylvania Railroad (the same right-of-way envisioned for use 
in the River to Bay Greenway).

Several challenges have presented themselves for the implementation 
of	these	trails.	The	connection	to	the	BBT	would	be	difficult	to	achieve	
because right-of-way ownership has been lost between the Garden 
State Parkway and Pine Beach. Additionally, plans such as the Route 37 
Economic Corridor Vision Plan suggest the re-activation of the former 
Pennsylvania Railroad (now owned by Conrail) to move freight or 
commuters, especially with the redevelopment of the Ciba-Geigy site. 
The Township is open to multi-modal use of the Conrail line (both mass 
transit and bicycle trail). Multi-modal use may be feasible by limiting 
freight rail hours of operation to night only and bicycle trail hours to 
daytime use, or by utilizing light rail, which is more compatible with 
bicycle trails. 
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The Barnegat Branch Trail and detail of connection to Toms River 

Excerpt from 
the 2007 BBT 
Conceptual 
Plan, Strauss 
and Associates 
/ Melillo + Bauer 
Associates, p. 28.

Prepared by the County 
of Ocean Planning 
Department (4/17/15). 
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Potential Greenway Extensions
Upon completion of the BBT to Toms River and connector trail between 
the BBT and Winding River Park, the Township can explore extending 
trail connections to the north of the Township between Winding River 
Park and Riverwood Park. Creation of a connecting trail in this area 
would	be	more	difficult	than	the	southern	extension,	because	there	are	
no vacated railroad rights-of-way that naturally lend themselves to trail 
development. An area of private land ownership around Whitesville 
Road at the border with Manchester Township is an obstacle that would 
need to be overcome to connect Winding River Park and Riverwood 
Park. One potential route is to explore obtaining an access easement 
through the Jersey Shore Council, Inc. (Boy Scouts of America) property, 
shown below in yellow. Another possible route would be to coordinate 
with Manchester Township and obtain an easement through a farm 
property that borders Riverwood Park in Manchester, should that 
become a possibility. 

The northern extension would provide a continuous trail with longer 
mileage, attracting recreational users and athletes who train for races, 
marathons, and other events. Eventually, a trail could be developed 
joining this northern extension in Toms River with the Hendry Hudson Trail 
in Freehold Township, creating an extensive regional greenway. 

Toms River Township has been in communication with Ocean County 
Planning about creating an extension of the Barnegat Bay Trail from 
Downtown Toms River through Winding River Park and other parks along 
the Toms River into Manchester Township. Ocean County has been 
receptive to the proposal as a subsequent phase of trail development 
after the Barnegat Bay Trail is completed. The Township should further 
coordinate with Ocean County.
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Priority Conservation Properties
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Stated simply, the Township’s guiding policy related to the purchase 
of conservation properties is to prioritize obtaining tracts of land that 
are located in environmentally sensitive areas, particularly existing 
privately-owned vacant properties located in the Special Flood Hazard 
Area and lands that are estimated to be inundated in the event of 
sea	level	rise	up	to	three	feet.	Already	anticipated	to	face	significant	
risk of environmental hazard, these areas should be protected from 
intensive development through preservation. Additionally, public 
properties located in the Special Flood Hazard Area should be reserved 
for conservation, not developed as active recreation.

Environmentally sensitive areas are detailed thoroughly in the 
Township’s 2016 Natural Resource Inventory, adopted herein as part of 
this Conservation, Recreation and Open Space Element.

Map L shows properties that are privately-owned, vacant tracts 
intersecting	the	100-year	floodplain	(that	also	were	not	listed	as	Common	
Elements in tax records). Tracts that are large or located adjacent to 
other existing conservation properties are highlighted in yellow and 
labeled with an ID number (see Appendix F for corresponding property 
information).
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Riverfront Landing Park
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Several of the Township’s existing ordinances and mechanisms relate to 
conservation and open space preservation. 

Open Space Tax
The	 Township	 has	 an	Open	 Space	 fund	 that	 is	 financed	 through	 an	
open space tax, whereby 1.5 cents of every tax dollar is reserved for 
open space purchases. 

Preservation of Natural Features
Section 348-5.13 of the land development ordinance requires the 
preservation	of	 flood	hazard	areas,	wetlands,	 trees,	 slopes	over	 10%,	
waterways, lands with seasonal high-water table of less than two feet 
(i.e. Berryland and Atsion soils).

Cluster Development Regulations
Currently, section 348-8.9 of the Township’s Land Use and Development 
Regulations encourages land preservation by requiring proposed 
common or public open space areas provided in conjunction with 
application for development to be provided at a rate of at least 20% of 
the tracts of land. Open space areas are to prioritize environmentally 
sensitive lands for preservation. There are plans to amend the cluster 
ordinance to increase the requirement to 50% for tracts located in 
the	R/C-3,	R-400C,	and	R-800,	a	beneficial	change	that	will	conserve	
additional	land	while	encouraging	efficient	land	development	patterns.	
Cluster development is voluntary, but once chosen, must follow the 
above stated regulations. 

Stormwater Management Control Ordinance
The stormwater management ordnance policy statement encourages 
the use of non-structural techniques such as environmentally-
sensitive	site	design	and	source	control	to	stem	flood	waters,	 improve	
groundwater recharge, and reduce pollutants. 
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The	 following	 list	 of	 recommendations	 reflect	 the	 findings	 of	 the	
element’s	 inventory	and	needs	assessment	and	 the	 findings	of	other	
reports, studies, and outreach efforts, advancing the Township toward 
achievement of the Open Space, Conservation, and Recreation goals 
listed above.

Recreation
1. Provide new recreational facilities, particularly in the 

northwestern portion of the Township and in the barrier island 
communities which are currently underserved. The following 
specific	proposals	for	use	or	acquisition	should	be	explored.

a. Continue to discuss the possibility of cleaning up the 
Ocean County Utilities Authority property (Block 1033, Lot 
1) with OCUA and Ocean County, so that a portion can 
be utilized by the public for multi-purpose recreational 
fields	and	other	recreational	needs.

b. There is need for a small bay-front pocket park on Ortley 
Beach, as public physical and visual access to the Bay 
is very limited.

c. The	 NJNG	 Herflicker	 property	 (Block	 566.02,	 Lot	 7).	
This acquisition is a long-term goal as the site has 
contamination	 issues	 that	 first	must	be	 resolved.	Once	
acquired, it could be used as a trailhead for the BBT, with 
bike storage infrastructure and informational kiosks. 

d. Other potential vacant properties near residential 
developments in the northwest that would be suitable 
for active recreational facilities include:
•	 Block 40, Lots 2, 762-768 and 1291-1313. These parcels 

are adjacent to North Pointe Hollow Common Open 
Space and have access from Cleveland Street.

2. Develop at least a portion of the properties currently being 
acquired within block 171 as active recreation facilities. This 
area	is	not	located	in	a	floodplain.	The	combined	acreage	of	
these parcels (about 31.6 acres) is such that larger recreational 
facilities,	 such	as	youth	softball	fields	or	outdoor	multi-purpose	
fields,	 picnic	 pavilions,	 or	 trails	 for	 horseback	 riding	 could	 be	
accommodated. The Township may also wish to establishment 
community gardens and a native plant demonstration garden 
(similar to that which exists in Jakes Branch County Park) on the 
property. Pairing gardens with active recreation facilities may 
increase the use of both types of facilities.

3. Based on the input of citizens and staff, provide new recreation 
facilities for the following sports and activities:

a. Youth soccer 
b. Youth softball
c. Multi-purpose	outdoor	fields	(1	or	2	more)
d. Multi-purpose indoor recreational facility
e. Additional picnic pavilions with shade, rain shelter, and 

large seating areas
•	 Needed most in Riverwood, Weatherly, Deer Hollow, 

and Shelter Cove Parks
f. A dog park 

•	 Suitable locations include Deer Hollow Park and 
Weatherly Park, with Deer Hollow having the 
advantage of an existing enclosure and parking 
area.

•	 Two areas should be created, one for small dogs 
and one for large dogs.

g. Additional basketball courts
•	 The best location may be the circle parks in Gilford 

Park.



Conservation, Recreation, and Open Space Element  | Township of Toms River

67October 2016

h. A sprayground / spraypark
•	 Possible locations include Shelter Cove Park or Huddy 

Park in Downtown.
i. Fishing pier

•	 Possible locations include the Anchor Reef or Pier I 
properties at the foot of the Tunney Mathis Bridge

j. Fitness equipment clusters
•	 Pocket parks are ideal locations, including the two 

Gilford Park circles. 
k. Amphitheaters

•	 Downtown Toms River would be a suitable location 
for an amphitheater in one of two forms, either: (1) 
a permanent facility that is resilient to future storms 
and functions as a berm, or (2) a movable facility.

•	 Ortley Beach would be a suitable location for a 
temporary summer stage.

•	 Winding River Park North (near the 21 PIUS building) 
would be a suitable location for a permanent 
amphitheater. 

l. Outdoor pool
•	 The Township-owned portion of the Camp 

Albocondo property (Block 411, Lot 9.02) would be 
a suitable location. 

m. New	bocce	and	shuffleboard	courts	
•	 Bayside Park would be an ideal location. 

n. Trails for horseback riding
•	 The existing equestrian lot across from the skate rink 

has trails which will be prioritized for maintenance. 
•	 The Township is looking to acquire an Equestrian 

Farm in North Dover has the potential to serve as a 
second location for recreational horseback riding. 

4. Based	on	 the	 input	of	citizens	and	staff,	 find	new	uses	 for	 the	
following underutilized parks:

a. Deer Hollow Park 
•	 Ideas for new uses include youth soccer and softball 

facilities, picnic pavilions, dog walk, and refurbishing 
the existing basketball courts.

b. Weatherly Park
•	 Ideas for new uses include soccer or softball 

facilities. Soccer may be most appropriate given the 
concentration	of	soccer	fields	 in	nearby	Riverwood	
Park. A dog park is another possible recreational use 
for the site.  

Rendering of potential uses for Weatherly Park. Source: prepared 
by Daniel Rodriguez, a graduate of Rutgers University in Landscape 

Architecture, with project team members Dylan S. and Dylan B.
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c. The McKinley Avenue Circle Property (B 823, L 1) and 
Roosevelt Avenue Circle Property (B 849, L 1) in Gilford 
Park
•	 Ideas for new uses on these sites include playground 

equipment,	a	fitness	course,	or	a	half	or	full	basketball	
court.

d. Camp Albocondo
•	 The Camp Albocondo property, newly acquired 

by the Township and County in 2014, is in poor 
condition due to years of neglect. A long-term 
goal is the development of the property with active 
recreational uses including camping, horseback 
riding, and a canoe/kayak launch. Opportunities for 
recreational	 fishing	and	picnic	 facilities	 should	also	
be considered. A partnership with KOA could speed 
the restoration of the property.

e. Bayside Park
•	 Ideas	for	new	uses	include	shuffle	board	and	bocce	

courts, and the kayak launch improvements called 
for in the Municipal Public Access Plan goals, which 
could be staffed by recreational department 
employees during the summer season.   

5. Explore the option of a public-private partnership to develop 
the Anchor Reef and/or Pier 1 property with a combination 
of	 recreation,	 marina,	 fishing	 pier,	 and	 commercial/service	
establishments. Both of these properties are located in the 
Coates Point Redevelopment Area. Development concepts 
have been put forth for this area, which could be incorporated 
into future projects. These properties have potential to become 

a gateway into Toms River, similar to the recently-developed 
Trader’s Cove project in Brick Township. Instituting this model 
of combined recreation and commercial/restraint space has 
been successful in many contexts.  

6. Site passive recreational facilities in portions of the Township with 
high concentrations of seniors, and playground equipment in 
proximity to areas with high concentrations of children.

7. Maintain a full inventory of all existing parks and recreational 
facilities and conduct a conditions survey on an ongoing basis.

Rendering for potential form of redevelopment on Coates Point
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8. Prepare a maintenance schedule for parks and focus on trail 
maintenance in natural areas such as the Brown Property 
and Winding River Park, including the trail extensions across 
Whitesville Road

9. The Township should seek to identify a site that would be suitable 
to accommodate playground equipment, half basketball court, 
and	a	small	multi-purpose	field	within	Gilford	Park	located	North	
of Route 37. The ideal site should be able to accommodate a 
mini-park/pocket park or small neighborhood park. 

10. Implement the recommendations for expanding public access 
to the waterfront provided in the Toms River Municipal Public 

Manicured trail in Riverwood Park Trails in need of maintenance, Brown 
Property 

Winding River Park extension

Access Plan (2015), adopted by the Planning Board as part of 
this Element, stated as follows:

a. Build the River Walk from Allen Street east to the Garden 
State Parkway. This action is a long-term goal, requiring 
easements, a redevelopment plan, and potential 
property acquisitions. 

b. Establish public boat ramps serving large, motorized 
boats at 624 Jackson Avenue and in the Harbor Road 
Right-of-Way with supporting parking at Snug Harbor 
Park.

c. Create new non-motorized boat launches at Bayside 
Park for the barrier islands

d. Create a boat ramp for on the water educational 
facilities at the Brown Property



70

Recommendations

Heyer, Gruel & Associates

11. Improve access to and utilization of Ortley Beach
a. Address the lack of parking with better public transit, 

creating a new public transit link between downtown 
and Ortley Beach so that users can park in the 
downtown	area,	also	increasing	foot-traffic	downtown.	
The Recreation Department plans to operate buses from 
Downtown to Ortley Beach starting summer of 2017 as 
a test run. If successful, the route should operate on a 
yearly basis for the summer months.

b. Further enhance transit options to Ortley Beach by 
coordinating with Ocean Ride. An Ocean Ride Bus 
travels from Downtown to Lavallette, but does not make 
stops in Ortley Beach. The Township should coordinate 
with Ocean Ride to establish at least one stop at 3rd 
Avenue on routes between Downtown Toms River and 
Lavallette. 

c. Establish a temporary pop-up entertainment venue/
amphitheater that could be installed for the summer 
season after the Army Corps of Engineers dune and 
beach replenishment project has been completed. 

12. De-snag the Toms River for better utilization of the water by 
kayaks and boats.

13. Implement planned greenway and trail projects, including:
a. Coordinate with South Toms River and Ocean County 

to accomplish the construction of the northern-most 
section of the Barnegat Branch Trail.

b. Study	 the	merits	 of	 routing	 the	 final	 section	of	 the	 BBT	
along	 Herflicker	 Boulevard	 versus	 through	 the	 TRMUA	
property scheduled for use as conservation and passive 
recreation land. 

Riverwood Park Skyview Park
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c. Develop a phasing plan for the construction of the 1.2-
mile connector between the terminus of the BBT and 
Winding River Park along the JCP&L utility easement, 
including necessary pedestrian bridges over the Toms 
River and Route 37.

d. Implement the bike path plan envisioned in the Ortley 
Beach Neighborhood Plan.

e. Study potential trail routes for connecting Winding River 
Park and Riverwood Park.

f. Participate in discussions and plans if development of the 
River to Bay Greenway or Golden Triangle Trail progress 
to ensure that these paths intersect with the network of 
trails through Toms River.

14. The Crime Prevention through Environmental Design (CPTED) 
movement has developed design standards for public 
spaces that enhance user safety based on the principles of 
natural surveillance, natural access control, territoriality, and 
maintenance. Helpful resources that the Township could use in 
designing future parks include:

a. CPTED Design Guide Checklist and examples of CPTED 
Strategies Applied to Parks and Open Space, Crime 
Prevention through Environmental Design Guidebook 
at http://www.popcenter.org/tools/cpted/PDFs/NCPC.
pdf. 

b. CPTED resources, Connect Our Future, at http://www.
connectourfuture.org/tools/crime-prevention-through-
environmental-design-cpted/.

c. Oshkosh Police Department’s Crime Prevention 
through Environment Design document at http://
www.oshkoshpd.com/assets/pdf/CRIME_PREVENTION_
THROUGH_ENVIRONMENTAL_DESIGN_HANDBOOK.pdf. 

15. Site new active, infrastructure- and equipment-heavy recreation 
facilities inland, out of the Special Flood Hazard Area and any 
areas anticipated to be inundated by a one to three foot 
rise in sea level. Alternatively, the Township can plan areas 
to accommodate moveable and/or temporary recreation 
improvements, or install permanent infrastructure that is resilient 
to	future	storms	and	can	help	mitigate	flooding.	

16. Expand available recreational facilities through enhance 
coordination	with	Toms	River	Board	of	Education	for	use	of	fields	
and facilities by executing Memorandums of Understanding 
that outline public usage.

Picnic Area at Riverwood Park
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Conservation and Open Space
1. Encourage orderly and planned acquisition of land for public 

open space and recreation by developing a set of criteria for 
systematically evaluating and prioritizing open space acquisitions.

2. Prioritize the acquisition of properties for conservation located in the 
100-year	floodplain,	especially	those	which	are	large	and	adjacent	
to existing open space and conservation properties (the map and 
table of such properties provided herein can serve as a guide).

3. Consider the potential recreational utility of properties when 
purchasing	 individual	 residential	 lots	 in	 floodplain	 areas	 through	
buyout programs.

4. Include land preservation and recreational facilities in 
redevelopment plans for the Ciba-Geigy.

5. Extend the proposal in the 2012 Phase 1 Waterfront Development 
Plan to require Runoff Mitigation Plans for an new development, 
which show stormwater management design elements in line with 
non-structural Best Management Practices, such as swales, green 
roofs,	or	other	permeable	areas	for	 infiltration	and	mechanisms	to	
direct runoff to permeable areas or reuse containment vessels.  

6. Protect water resources from pollution by reducing existing 
impervious surfaces that transport runoff. The Township can utilize 
the processes for impervious assessment and reduction outlined in 
the New Jersey Green Infrastructure Guidance Manual. 

7. Accomplish the Army Corps of Engineer’s Dune System for the 
protection of barrier island communities. 

8. Pursue Sustainable Jersey Action items related to open space, 
conservation, and natural resources. Achieve Bronze Level 
certification.

9. Coordinate with local environmental groups to support the Barnegat 
Bay Ten-Point Action Plan’s program to acquire conservation land 
in the watershed, institute public education campaigns, and fund 
stormwater runoff mitigation projects. 

10. Pursue actions related to open space that will elevate the Township’s 
CRS rating for the National Flood Insurance Program, such as items 
420 (open space preservation) and 450 (stormwater management).
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RECOMMENDATION SHORT-TERM MID-TERM LONG-TERM
Property Acquisitions
OCUA x
Bay-front pocket park in Ortley x
Herflicker x
Block 40 x

Active recreation in block 171 site x
New Recreational Facilities

Soccer x
Softball x
Multi-purpose	fields x
Indoor rec facility x
Picnic pavilions x
Dog park x
Basketball courts x
Spraypark x
Fishing pier x
Fitness equipment clusters x
Amphitheater x x
Outdoor pool x
New	bocce	and	shuffleboard	courts x
Trails for horseback riding x

Repurpose underutilized recreational 
facilities: Deer Hollow Park, Weatherly 
Park, McKinley Ave

x

Repurpose underutilized recreational 
facilities: Camp Albocondo x

Explore option of a public-private 
partnership to develop Anchor Reef x

Site	age-specific	equipment	near	relevant	
populations Ongoing

Maintain inventory of existing facilities and 
conduct annual condition survey Ongoing

Timing
The following schedules classify the 
above-stated recommendations 
into short-, mid-, and long-term 
actions. Short-term terms actions 
could be completed in 1-3 years, 
mid-term in 3-7 years, and long-
term in 7-plus years.

Recreation
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RECOMMENDATION SHORT-TERM MID-TERM LONG-TERM
Implement Recommendations from the MPAP 

Build River Walk x
Motorized boat launches x
Non-motorized boat launches x
Educational use boat ramp, Brown 
Property x x

Improve Access to Ortley Beach 
Test a new public transit link between 
downtown and beach and coordi-
nate with Ocean Ride. 

x

Establish a seasonal pop-up entertain-
ment venue/amphitheater x

De-snag the Toms River x
Implement Greenway Projects 

Accomplish construction of northern 
section of BBT x

Develop phasing plan for construction 
of the connector between BBT and 
Winding River Park

x

Implement bike path plan in Ortley 
Beach Neighborhood Plan x

Study routes for connecting Winding 
River Park and Riverwood Park x

Participate in planning of River to Bay 
Greenway and/or Golden Triangle 
Trail as development progresses

x

Site active infrastructure outside of the 
Special Flood Hazard Area or make 
resilient to future storms

Ongoing

Expand recreation opportunities through 
MOUs with Board of Education Ongoing
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Recommendations

Heyer, Gruel & Associates

Conservation RECOMMENDATION SHORT-TERM MID-TERM LONG-TERM
Establish criteria for acquisition of open 
space land x   

Prioritize conservation of land in 100-year 
floodplain Ongoing

consider recreational utility of small lots 
purchased	through	floodplain	buyout	
programs

Ongoing

Include conservation/recreation park-
land in redevelopment of Ciba-Geigy 
site

 x 

Institute Runoff Mitigation Plan require-
ment for development proposals for 
parks (stormwater management)

 Ongoing

Accomplish USACE Dune System project  x  
Pursue Sustainable Jersey Action items 
related to open space and natural 
resources

x   

Coordinate with local environmental 
groups on programs stemming from the 
Barnegat Bay Ten-point Action Plan

Ongoing 

Pursue actions related to open space 
that will elevate Township's CRS rating  x  

Sources for Funding
Potential sources of funding for parkland acquisition include:

•	 Township Open Space Tax/Fund
•	 Ocean County Natural Lands Trust
•	 New Jersey Natural Lands Trust
•	 New Jersey Green Acres Program
•	 New Jersey Blue Acres Program
•	 State Farmland Preservation Program
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Appendix A: Land Inventory 2006 

The following charts summarize the inventory of 

recreation and conservation lands provided in the 

2006 Recreation, Open Space, and Conservation 

Element by facility type and ownership. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

CONSERVATION PROPERTIES 2006 
Property Type Number of Sites Total Acreage 

State-Owned 
NJDEP Vacant Parcels Unspecified Unspecified 

State-Owned 
Ocean County Natural Lands 

Trust Program Properties 
8 280.6 

Township-Owned 
Brown Property / Freedom Park 2 62.7 

TOTAL CONSERVATION 343.3 

* Tax records indicate that two (2) additional Township-owned 

conservation-type properties existed in 2006 that were not included in 

the 2006 inventory: 

1. Long Swamp Creek - 10.2 acres  

2. Fischer Boulevard property - 153 acres 

PASSIVE RECREATION PROPERTIES 2006 (passive alone) 

Property Type Number of Sites Total Acreage 

State-Owned 

NONE -  -  

County-Owned 

Parks (Cattus Island / Riverfront 

Landing) 
2 497.8 

Township-Owned 

Garfield, Huddy, Jerry Catalupo*  3 6.4 

TOTAL PASSIVE RECREATION 504.2 
*This 0.1 acre park appears to have been transferred to a private owner in 2008. 

ACTIVE RECREATION PROPERTIES 2006 

(may include some passive areas) 

Property Type Number of Sites Total Acreage 

State-Owned 

NONE -  -  

County-Owned 

NONE -  -  

Township-Owned 

Parks 20 1,108.7 

TOTAL ACTIVE RECREATION 1,108.7 



Appendix B: Land Inventory 2016 

Map 

ID 

Name  Block(s) Lot(s) Location On 

ROSI? 

Owner Acres Space Type 

Developed and Partially Developed Lands Held for Recreation and Conservation Purposes 

1 Riverwood Park 298 5 (add lot 115) Riverwood Dr Yes Township 167.8 Active 

2 Weatherly Park 364.03 

364.04 

364.05 

364.06 

24 

45 

63 

26 

Whitesville Rd, 

Weston Dr, 

Clayton Ave 

Yes Township 2.1 

9.0 

17.2 

7.5 

Active 

3 Castle Park a.k.a  

Oak Avenue Park 

394.13 86 (add lot 180) Oak Ave Yes Township 37.1 Active 

4 Winding River Ice 

Rink 

408 1 Oak Ridge 

Pkwy 

Yes Township 24.8 Active 

5 Winding River Park 539 

411 

409 

407 

1 (add lot 5, 7) 

29 

10 (add lot 

20.01) 

1 (add lot 36) 

Whitesville Rd 

Oak Ridge 

Pkwy 

Route 37 W 

Yes Township 45.2 

86.9 

326.3 

2.2 

Active 

6 Bey Lea Golf 

Course 

413 12 North Bay 

Ave 

Yes Township 189.7 Active 

7 Bey Lea Park 573 1 (add lot 3, 4) North Bay 

Ave 

Yes Township 37.5 Active 

8 Veterans 

Recreation 

Complex (former 

Epstein) 

394 1 (add lot 117) 
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North Bay 

Ave 

Yes Township 27.9 Active 

9 Maple Tree Little 

League Fields 

579 9 Mapletree Rd Yes Township 23.2 Active 

10 Freedom Park 414 9.02 Oak Ave Yes Township 23.0 Open Space 

11 Snug Harbor Pool 

& Tennis 

1462.19 

444.37 

149 

8 

Warren Point 

Rd 

Yes Township 3.2 

0.7 

Active 

12 Skyview Park 443.19 1 (add lot 178) Vaughn Ave Yes Township 25.1 Active 

13 Deer Hollow Park 1086.05 52 Deer Ln Yes Township 4.3 Active 

14 Huddy Park 668 

667 

666 

1 (add lot 9) 

1 

1 

East Water St 

Route 166 

Yes Township 1.6 

1.3 

0.03 

Passive 

15 Brown Property 

Park 

705 1 (add lot 1.01, 

1.02, 52, 54) 

Haines Rd Yes Township 39.8 Passive 

16 Money Island 

Beach 

707 1 (add lot 1.01) Riviera Yes Township 2.6 Active 

17 Windsor Avenue 

Little League Fields 

724.70 20 (add lot 22, 

24.02) 

Windsor Ave Yes Township 10.0 Active 

18 Jackson Park a.k.a. 

Garfield Park 

845 

847 

37 (add lot 38, 

41) 

12 (add lot 13, 

16, 17) 

Jackson Ave Yes Township 2.2 

1.3 

Passive 



19 Shelter Cove Park 

& Beach 

444 101 (add lot 

101.01, 102, 

102.01, 147) 

Bay Ave Yes Township 37.3 Active 

20 Silverton Park 233.37 7 Maine St Yes Township 10.0 Active 

21 Bayside Park 984 

1012 

1 

25 

Bay Blvd Yes Township 0.3 

0.1 

Active 

22 Ortley Beach North 1001 

1011 

1017 

154 (155-157, 

160, 161) 

120 (a.l. 121-

125, 153) 

1 (add lot 2-4) 

Ocean Ave Yes Township 1.3 

1.5 

1.1 

Active 

23 Ortley Beach 

South 

1032 

1037 

1057 

1041 

1045 

1049 

1 (add lot 2-4) 

1 (add lot 2-4) 

4 

620 (add lot 

621, 622) 

390 (add lot 

391-396) 

237 (add lot 

238, 239, 387-

389) 

Ocean Ave Yes Township 1.3 

1.3 

2.2 

0.2 

0.3 

0.3 

Active 

24 Chadwick Beach 

Park 

920.05 102 Strickland 

Blvd 

Yes Township 1.0 Active 

SUBTOTAL 1,206  

Wholly Undeveloped Lands Held for Recreation and Conservation Purposes 

25 Lakewood Road 159 9.01 5357 

Lakewood 

Road 

No, 

but 

deed 

restri

cted 

as 

such 

Township 8.42 Conservation 

26 Long Swamp 

Creek 

572 12 Hooper Ave Yes Township 10.2 Open Space 

27 Fischer Boulevard 442 

443.25 

8.03, 8.04, 8.05 

103 

Fischer Blvd 

Mosquito 

Cove Rd 

Yes Township

/ OCNLT 

128.5 

24.5 

Open Space/ 

Conservation 

SUBTOTAL 157  

County-Owned  Properties 

28 Route 571 Property 571 

571 

87.02 

2 (add lot 57) 

Indian Head 

Rd 

Yes Ocean 

County 

Natural 

Lands 

Trust 

(OCNLT) 

5.6 

9.8 

Conservation 

29 Leone 

Conservation Area 

442.24 1 South Shore 

Dr 

Yes Ocean 

County 

43 Conservation 



30 Riverfront Landing 

Park 

669 33 (add lot 

33.01) 

East Water St Yes Ocean 

County 

0.8 Passive 

31 Green Island 235 13.03 West Green 

Island Rd 

Yes OCNLT 13.0 Conservation 

32 Cattus Island Park 444 71 (a.l. 71.01, 

72-77) 

Mosquito 

Cove Rd 

Yes Ocean 

County 

523.7 Passive 

33 Tilton Point Natural 

Area 

444 155 Cattus Island 

Blvd (rear) 

Yes OCNLT 62.4 Conservation 

34 Weiner Homes 

Tract 

394 7 (add lot 

8,9,90,136) 

North Bay 

Ave  

No OCNLT 114.7 Conservation 

35 Silver Bay 442 8.01 Fischer Blvd No OCNLT 26.7 Conservation 

36 Cattus Island Park 444 143 Mosquito 

Cove Rd 

No OCNLT 1.0 Conservation 

37 Sixth Avenue 1080.24 1 (add lot 2-8) Lillie Rd No OCNLT 1.1 Conservation 

38 Green Island 235 12.01 Kettle Creek 

Rd 

No OCNLT 7.6 Conservation 

39 JAMM Property 442 8.02 (now lots 

8.05, 8.06, 8.08) 

Fischer Blvd 

and Hooper 

Ave 

No OCNLT 65.0 Conservation 

40 Knox Property 120.11 30 Route 70  No OCNLT 3.82 Conservation 

41 Toms River N. 

Branch (Stavola) 

4 

45 

109 

4 

1 

1 

Whitesville Rd No OCNLT 59.26 Conservation 

42 Manchester 

Avenue 

40.02 

40.03 

40.04 

40.05 

1248 

1100 

1126 

753 

Manchester 

Ave 

No OCNLT 2.97 

3.46 

3.72 

11.21 

Conservation 

43 Toms River N. 

Branch (TPL 

Schulton Jackson) 

1 1 South Hope 

Chapel Rd 

and 

Whitesville Rd 

No OCNLT 10.4 Conservation 

44 Camp Albocondo 411 9.01 Whitesville Rd 

and Clayton 

Ave 

No OCNLT 30.07 Conservation 

45 JML Real Estate 394 59 Hooper Ave No OCNLT 53.02 Conservation 

46 Northeast Mall I 394 6, 2 1661 North 

Bay Ave 

No OCNLT 118.4

7 

Conservation 

47 Capoano  298 21.01 Whitesville Rd No OCNLT 2.82 Conservation 

48 Tilton Point – Citta 

Donation 

444 89 Cattus Island 

Blvd & 

Pickwick Dr 

No OCNLT 2.2 Conservation 

SUBTOTAL 765  

State-Owned Properties 

49 Tilton Creek 

Preserve 

444 84 (add lot 85-

88, 91-97, 99, 

100, 144) 

Bay Ave No New 

Jersey 

Natural 

245.4

7 

Conservation 



Lands 

Trust 

50 NJ Tidelands 1 1070.01 21 Route 37 East No NJ 

Tidelands 

0.12 Conservation 

51 NJ Tidelands 2 1462.09 47 (add lot 48, 

48.01) 

Nautilis Dr No NJ 

Tidelands 

3.03 Conservation 

52 NJ Tidelands 3 1462.23 

444 

23 (add lot 24) 

51 

Mizzen Rd No NJ 

Tidelands 

8.13 Conservation 

53 NJ Tidelands 4 669 39.01 (add lot 

39.02) 

87 Water St No NJ 

Tidelands 

0.05 Conservation 

54 NJDEP 1 949 1 Little Sedge 

Island I 

No NJDEP 2.84 Conservation 

55 NJDEP 2 949 3-5 Little Sedge 

Island II 

No NJDEP 27.97 Conservation 

56 NJDEP 3 1073 1 Ortley Cove 

Island 

No NJDEP 1.85 Conservation 

57 NJDEP 4 1074 1 Stooling Point 

Island 

No NJDEP 17.69 Conservation 

58 NJDEP 5 947 3 

6 (add lots 7, 8) 

Middle Sedge 

Island 

No NJDEP 1.12 

72.06 

Conservation 

59 NJDEP 6 948 3 N W Point 

Island 

No NJDEP 31.17 Conservation 

60 NJDEP 7 1072 1 Muscrat 

Creek Island 

No NJDEP 5.19 Conservation 

SUBTOTAL 379  

 

 



Appendix C: Balanced Land Use Analysis Processing Steps 

Balanced Land Use Standard (BLUS) for recreation and open space areas as established in the New Jersey Green Acres 2013-2017 Statewide 

Comprehensive Outdoor Recreation Plan. Per this standard, municipalities should strive to permanently preserve 3% of their total developed and 

developable land area as recreation and open space areas. The 2013-2017 plan reads: 

Need figures derived by the Balanced Land Use method represent the minimum amount of land that should be permanently preserved 

and owned by local governments as public open space and available for appropriate direct public recreation uses. Open space that is 

protected for environmental or agricultural purposes through conservation easements, land use regulation or other means that do not 

provide for direct public use is not considered as part of the public reaction land supply [emphasis added]. 

 

Developable acreage is defined as the land area 

of the municipality minus slopes over 12%; 

wetlands; and “Preserved open space and 

farmland,” which, given the discussion above, we 

take to mean open space preserved for 

conservation purposes, since these are the 

preserved open space areas which will never 

provide for direct public recreation uses.  

PROCESSING STEPS AND RESULTS OF THE BALANCED LAND USE STANDARD ANALYSIS 

1. Creation of the undevelopable lands layer per BLUS definition of undevelopable by finding 

geographic extent of: 

a. Slopes over 12% -  derived from the NJDEP’s Digital Elevation Grid data; 

b. Wetlands – derived from NJDEP 2012 Land Use/Land Cover dataset;  

c. Preserved farmland on record with Ocean County (one farm: Silverton Farms); and 

d. Lands preserved for environmental conservation, inclusive of New Jersey and Ocean 

County Natural Land Trust parcels, conservation easements, lands owned by NJDEP 

and Tidelands 

Total undevelopable land area = 4,041.43 acres 

2. Calculation of total developed and developable acreage 

a. Total land area (provided by Township) minus undevelopable land area  

26,768.98 acres – 4,041.43 acres = 22,727.55 acres 

3. Calculation of existing recreation and open space available for direct recreation acreage 

a. Total land area of non-conservation preserved open space and recreation properties 

minus portions of those properties that are “undevelopable” per the BLUS definition 

1,825 acres open space/rec land – 889 acres undevelopable portions = 936 acres 

b. Subtract areas of coastal parcels that extend into water 

936 acres – 24.50 acres = 911.5 acres 

4. Calculation of final percentage 

a. Existing recreation and open space available for direct recreation over total 

developed and developable area  

991.5 acres / 22,727.55 acres * 100 = 4.01%  

 

 



Appendix D: Geographic Service Area Analysis Details 

Approximately 4,547.06 acres, or 17%, of 

Toms River’s total land area is located 

outside the service area of a community, 

neighborhood, or pocket park. With the 

land area known, the analysis then 

factored in the population of each census 

tract in order to approximate the number 

of people located outside of the service 

area. Using the assumption that 

population is equally distributed across the 

area of residential properties located in 

each census tract, an intersection of the 

tracts, residential parcels (defined as 

assessment classes 2, 3A, and 4C), and the 

service area buffers enables the 

calculation of an estimated number of 

people located outside of the service 

area.  

Eleven of the Township’s 21 census tracts 

have residential areas that fall outside of 

any community park service area, which contain an estimated 16,962 people or 18.6% of the population (also see the following map). 

 

Tract 

Name 

Tract 

Population 

TOTAL 

Tract 

Residential 

Area  

TOTAL 

Tract Residential 

Area  

OUTSIDE OF 

SERVICE AREA 

Proportion of 

Tract Area  

OUTSIDE OF 

SERVICE AREA 

Estimated 

Population 

OUTSIDE OF 

SERVICE AREA 

7234 3,238 328.86 0.00 0.00 0 

7233 6,681 490.31 0.00 0.00 0 

7226 3,063 268.57 0.00 0.00 0 

7227.01 4,685 621.55 0.00 0.00 0 

7229 5,061 429.49 0.00 0.00 0 

7228 4,812 275.42 0.00 0.00 0 

7236 2,375 232.47 0.00 0.00 0 

7232 6,352 768.56 0.00 0.00 0 

7227.02 4,474 465.51 0.00 0.00 0 

7231 4,212 333.64 0.00 0.00 0 

7235 2,560 218.18 0.00 0.00 0 

7220.02 8,206 1,050.38 13.50 0.01 105 

7223 4,032 806.80 119.05 0.15 595 

7230 5,408 521.45 128.18 0.25 1,329 

7224.02 3,955 329.02 90.32 0.27 1,086 

7270.02 1,209 142.98 46.96 0.33 397 

7225 1,261 249.48 94.44 0.38 477 

7221 6,666 1,764.25 815.88 0.46 3,083 

7224.01 5,515 540.63 304.11 0.56 3,102 

7222 2,474 363.68 271.28 0.75 1,845 

7220.01 5,022 409.08 402.68 0.98 4,943 

 91,261    16,962 (18%) 



Appendix E: Results of Conservation, Recreation and Open Space Community Outreach 

A public meeting where residents could provide their prospective on recreation, conservation and open space needs was held by the Planning Board 

on June 15, 2016. The following summarizes the observations and suggestions of those in attendance.   

Barrier islands have an acute need for more open space, with the following possibilities for public acquisition 

Possible acquisitions: 

1. The Surf Club property as a public beach 

a. Could be made into something like Trader’s Cove in Brick through a public/private partnership 

b. There is a lot across from the beach under same ownership that could also be acquired and used for parking 

c. Highly desirable ratable, but equally important value as a piece of public recreation 

2. Pocket parks on the Bay side of the barrier islands, because there is very little public access to the Bayfront on the barrier islands 

a. Empty properties at street ends could be possible 

3. Large Ocean County Utility Authority property that is only partially used as staging area 

a. Could provide a large community gathering place (for 200-300 people), which is currently lacking 

General Comments 

1. There is an Ortley Beach streetscape plan that was not formally adopted includes some open space planning initiatives 

a. Views of the Bay 

b. A kayak and boat ramp 

c. Use of the OCUA property 

d. Bocce courts at the recreational facility 

e. Running lanes on Bay Avenue 

f. Sensitivity to ADA compliance at parks 

2. One challenge for the barrier islands is that it seems like funds are available to purchase properties with huge acreages, but there aren’t such sites on the 

barrier islands. What is the mechanism for purchasing these types of small properties?  

Methods for funding open space acquisition could include the following: 

1. Blue Acres,  

2. Township Open Space Tax (1.5 cents for every dollar) 

3. FEMA Hazard Mitigation Funds 

New recreation facilitates for mainland 

1. Could revive the Environmental Commissions’ plan to create a bike path all along the Winding River 

a. Would like to see that stated specifically in the plan so that grants can be obtained 

2. The Anchor Reef property could be a potential acquisition 

a. Again, something that could be made into a waterfront gateway to the Township like Trader’s Cover in Brick  

 



Appendix F: Potential Conservation Tracts in Environmentally Sensitive Areas 

 

Map 
ID 

Block Lot (add lots) Owner Acres 
Large or in Close Proximity 

to Existing Open Space? 

1 1079.07    11 (2/18) VICTOR, ARMENIO 1.37   

2 1079.08     1 (2/7) VICTOR, ARMENIO 1.20   

3 1108.51   215 (216/251) PAOLELLA, PAUL & CHARLES FERRUGGIA 2.04   

4 1108.51 83 AJ SKORA INC. 0.48  

5 233.24 37 SCHWARTZ, ELVE E C 1.40   

6 1078 2 HOLLINGWORTH, BRIAN & JENNIFER 17.97 yes 

7 236.02 8 SLOCUM, CHRISTOPHER C & KRISTAN 1.34 yes 

8 254 26.01 GISSINGER, YISROEL 1.08 yes 

9 254 26.02 LANGE, ROBERT G JR 1.11 yes 

10 254 26.03 TORELLO, RUDOLPH 1.14 yes 

11 298 21.01 CAPOANO, CARL JR. & ANTHONY 2.82 yes 

12 394 13.05 TOPCZEWSKI, JAN & TERESA 1.00 yes 

13 394 100 (101/102) COMCAST CABLEVISION OF N J LLC 2.79   

14 394 14 SCHIANO, FRANK 4.70 yes 

15 409 62 BASF CORPORATION 39.00 yes 

16 236.02 43 THE APPROVED REALTY GROUP 0.99 yes 

17 413 55 ALAIMO, GAETANO & ANTOINETTE 1.04   

18 236 3 CUMBERTON, MATTHEW 5.85  

19 442.15 2 LANDOLFO, JOHN & MARGARET HARE ETAL 5.26 yes 

20 442.15 6 APPLEGATE, EST.,E.T.%H.G.APPLEGATE 10.03 yes 

21 442.15 7 APPLEGATE, LAURIE & ANN 2.25 yes 

22 443.25 18 FENGYA, EDWARD 5.20 yes 

23 444 90 CLAYTON, RAYMOND WERTS ETAL 3.49 yes 

24 444 145 GIRTAIN, EDGAR F III 2.30 yes 

25 444 146 CLAYTON, RAYMOND JR & ELZABETH 2.49 yes 

26 444 152 APPLEGATE, JOHN H. EST. @HAINES 8.00 yes 

27 572 10 OCEAN COUNTY VENTURERS %MARX RLTY 4.05 yes 

28 608 10 BREEZY LAKES LLC 2.30   

29 608 54 SIMCLYN 3.25   

30 689 1 SDJD 37 REALTY INC 1.56   

31 688 29.03 MILEWSKI, BOGDAN & JOLANTA 1.87   

32 688 28.06 WINTON, JOHN E & JANE S 3.10   

33 724.48 48 VOGEL, HAROLD C 6.90 yes 

34 724 45 EMPIRE TF4 JERSEY HOLDINGS LLC 15.77 yes 

35 839 26.05 FLM MARINE LLC 13.33   



36 833 32 FLM COMPANY 1.37   

37 948 1 CORMORANT ISLAND ASSOCIATION INC 8.45   

38 948 4 CORMORANT ISLAND ASSOCIATION INC 10.00   

39 947 5 STRICKLAND,OTIS % D LAFOUNTAIN 2.17   

40 949 2 PECORA,ANNETTE,CHRISTOPHER & PHILIP      3.88   

41 566.02 5 NJ NATURAL GAS CO 4.73 yes 

42 566.02 3 NEW JERSEY NATURAL GAS CO 0.24 yes 

43 566.02 7 NEW JERSEY NATURAL GAS CO 2.19 yes 

44 566.02 6 POINT BAY FUEL%FC HAAB CO INC 2.37 yes 

45 570 4 29 IRONS STREET, L.L.C. 1.59 yes 

46 570 3 PILLING, DOROTHY A, ESTATE OF 1.15 yes 

47 570 2 FDHN ASSOCIATES INC 0.59 yes 

48 570 6 FDHN ASSOCIATES INC 0.22 yes 

 



Appendix G: Inventory of Recreational Facilities 

  

 Yellow highlighting indicates a court with lights for evening use. Some facilities have both lit and unlit 

courts. Where that is the case, the number of facilities has been divided out into those two 

categories. 


