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The Municipal Land Use Law calls for regular reviews and updates of the master plan
and land use regulations, as set forth in the following section of the statute:
40:55D-89. Periodic examination
The governing body shall, at least every 10 years, provide for a general reexamination of
its master plan and development regulations by the planning board, which shall prepare
and adopt by resolution a report on the findings of such reexamination, a copy of which
report and resolution shall be sent to the county planning board. A notice that the report
and resolution have been prepared shall be sent to the municipal clerk of each adjoining
municipality, who may, on behalf of the governing body of the municipality, request a copy
of the report and resolution. A reexamination shall be completed at least once every 10
years from the previous reexamination.

The Toms River Planning Board adopted a Periodic Reexamination Report on August 3,
2016. The Reexamination Report addresses two significant planning and regulatory
issues that had emerged since the last comprehensive Master Plan update in 2006: 1)
the evolving and uncertain status of determining the fair share obligation of
municipalities for providing affordable housing under the New Jersey Supreme Court
cases of Mount Laurel I and II; and 2) the recovery from Superstorm Sandy after the
devastation caused on October 29, 2012 and the related Plan Endorsement process
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intended to identify and reinstate centers after the expiration of the CAFRA Center
previously referenced in the Master Plan.
Since the adoption of the Reexamination Report of August 3, 2016, significant events
occurred with regard to planning and zoning in both of these areas. As such, the
Periodic Reexamination Report was updated in 2017 in two parts, due to court ordered
deadlines. Part 1 – Housing Element and Fair Share Plan was adopted in February of
2017 in accordance with the compliance deadline per order of Judge Troncone; and
Part 2 – Land Use Element Update, was adopted on April 19, 2017.
This is the first Addendum to Part 2, Land Use Element since 2017 and deals with two
“assumptions, policies or objectives” that form the basis for the Master Plan and/or Land
Use and Development Ordinance regulations that have emerged since April of 2017.
1. The response of the Township to ensure compliance with the Religious Land
Use and Institutional Protection Act (RLUIPA) though equitable zoning
regulations; and
2. A more intentional analysis of zoning affecting stormwater runoff and
preservation of open space within the watershed of the Toms River, with
emphasis on ensuring sufficient buffers for tributaries of the Toms River that
are classified by the NJDEP as “c1” streams, or freshwater streams with trout
production or drinking water potential.

The 2017 Reexamination Report Update made the following determinations:
The reexamination report shall state:
a. The major problems and objectives relating to land development in the municipality at
the time of the adoption of the last reexamination report.

1. The regulation and administration of affordable housing through the Council
on Affordable Housing changed significantly since 2006. COAH made
several efforts to promulgate rules that would appropriately allocate affordable
housing requirements for the entire state, its sub-regions and each region’s
municipalities. The objective was to identify municipal and regional housing
needs in a manner that was consistent with the NJ Supreme Court’s Mount
Laurel 2 decision in 1983. After several failed attempts to adopt rules that
were compliant with the decision, the Supreme Court determined that
jurisdiction on affordable housing matters would return to the courts, which is
where it stands at this time.
2. At the time of the last Master Plan update, efforts were underway to achieve
Plan Endorsement through the Office of Smart Growth and the State Planning
Commission. Plan Endorsement is a process by which a determination is
made that the municipal master plan is consistent with the intent and purpose
of the State Development and Redevelopment Plan. Subsequent to those
efforts, the Office of Smart Growth was dissolved and replaced by the Office
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of Planning Advocacy. The Township is now resuming its efforts to secure
Plan Endorsement in order to reinstate the higher impervious coverage that
was associated with the 1999 CAFRA Coastal Center that expired on March
16, 2016.
3. Traffic problems on Route 9 continue to be an issue, as they have been for
many years through both Toms River and Lakewood. New development in
the Route 9 corridor in both municipalities has added to congestion on the
highway and placed pressure on alternate routes in attempts to avoid Route
9. NJDOT is looking into short term solutions in an attempt to find costeffective improvements that will alleviate some problems typically associated
with left-turn movements and high traffic volume intersections. Long term
solutions, such as widening the roadway from two to four lanes, are not being
addressed at this time.
4. Traffic problems continue at certain key intersections in the Township. Route
37 and Main Street has been identified by NJDOT as a location in need of
improvements, although the improvements proposed are related more to
cost-effective traffic safety measures rather than improvements that would
accommodate more traffic and improve traffic flows. Work is anticipated to
begin at this location in 2017, although earlier starting dates announced by
NJDOT did not materialize. Another critical intersection is Hooper Avenue
and Route 37, for which there are no current proposals under consideration
for traffic improvements. Some efforts are underway for the intersection of
Route 9 and Route 571 that should improve traffic flows, including the
widening of the Parkway overpasses on both Routes, construction of a bypass between Route 571 and Route 166, and certain other egress options
from the Parkway southbound onto Route 571.
5. The strengthening of Downtown Toms River continues to be a matter of
strong interest. Since the last update of the Master Plan, a large portion of
Downtown has been declared to be an Area in Need of Redevelopment. For
the most part that determination applies to the area lying south of Water
Street, but it also includes properties north of Water Street in the vicinity of
Main Street and Irons Street. Discussions have been held on adopting a
redevelopment plan for the area, which would set the parameters for future
development. Among the problems that need to be addressed in the
redevelopment plan are the impact of Sandy-related flooding in the area, the
mandated coal tar cleanup that impacts development potential in the westerly
portion of the redevelopment area, and the ability of the road network to
accommodate increases in traffic.
6. Redevelopment of other locations in the Township is an ongoing area of study
that will be largely dependent on development potential and market interest.
One successful redevelopment plan has taken place at the northwesterly
corner of Route 37 and Route 9 where an older shopping center is
undergoing an update, removing older buildings, adding new stores anchored
by a large supermarket, and making major improvements in stormwater
management, which was virtually non-existent in the initial development of the
center.
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7. Two other redevelopment areas have been designated, both of which involve
complex planning and development problems. The largest of these is the
Ciba-Geigy site, which is about 1,200 acres in size and is a Superfund site. A
fairly large portion of the site has no evidence of contamination (about 700
acres), another 400 acres has been cleaned up to a nonresidential standard
of development, and the remaining land contains a large enclosed cell of toxic
materials along with other structures related to soil cleanup, ongoing
groundwater cleanup, and related activities. This constrained portion of the
site has been determined to have no potential for development in the
foreseeable future. A second redevelopment area was declared in 2003
along both sides of Route 37 between Fischer Boulevard and the bridge to
the barrier island. While the development pattern in this area could be
improved, it is not certain whether the area continues to qualify as a
redevelopment area, perhaps lending itself to rezoning. At present, bridge
improvements are being made, but a potentially significant constraint for this
area is the current lack of public water.
8. Most of the water supply issues that were mentioned in the 2006
Reexamination Report have been resolved, although certain portions of the
southeasterly section of the mainland portion of Toms River continue to rely
on private wells.
9. Open space preservation was identified as an area of particular interest in the
last Reexamination Report, and the Township has made use of cluster
development and open space acquisitions as a means of diminishing
potential long-term impacts of development on Barnegat Bay, and improving
the quality of life of existing and future residents of the Township. An updated
Natural Resources Inventory is underway, which will assist in identifying the
long-range balance between environmental protection and new development.

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

1. Toms River secured Court approval of its Housing Element and Fair Share
Plan and is pursuing a determination of compliance from the Court on its
efforts to satisfy requirements of the approved Settlement Agreement with the
Fair Share Housing Center, Inc. (FSHC). A substantial amount of affordable
housing has been constructed and occupied since the adoption of the 2017
Reexamination Report Update, but there were some differences between the
projected number of affordable units generated by some inclusionary projects
and the number provided in projects that were ultimately approved. It is
anticipated that the tables of projects in the Housing Element and Fair Share
Plan will need to be amended to include additional inclusionary
developments, as well as the Settlement Agreement with the FSHC.
2. After the adoption of the 2017 Reexamination Report Update, the Planning
Board adopted a new Master Plan between February and May of 2017,
including Housing Element, Historic Preservation Element, Conservation,
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Recreation and Open Space Element, Economic Element, Utility Element,
Circulation Element and Land Use Plan Element. A unique Arts and Cultural
Element was also adopted. The Land Use and Development Element was
also updated through the amendment of Article XI (Affordable Housing),
Article X (Zoning), Articles V and VIII (General Requirements, Design
Standards) and Article IX (Conditional Uses), as well as Article II (Definitions).
The State Planning Commission published a notice on January 2, 2018
accepting the Township’s designated Centers and Cores into the State Plan
Policy Map of the New Jersey State Development and Redevelopment Plan.
The NJDEP published a “CAFRA” notice consenting to the Center and Core
designations on August 6, 2018, which became operative on September 5,
2018.
3. The adopted Circulation Element of the 2017 Master Plan addressed Route 9
in significant detail. As a response to the position taken by NJDOT that no
widening would be done to the highway, the 2017 Land Use Plan Element
recommended a rezoning of much of the corridor between the Cox Cro Road
and Indian Head/Whitesville Road intersections for light industrial uses to
reduce additional congestion from future development. The Circulation
Element also placed a priority on securing cross-access easements between
properties during development review to minimize new driveway cuts. One
larger PUD was required to dedicate ROW for the future extension of Church
Road from Route 9 to Whitesville Road.
4. Construction of intersection improvements at Route 37 and Main Street
began in 2017, but was interrupted by a partial shutdown of State government
and remains unfinished, although nearly so. Meetings involving the NJDOT,
Ocean County and the Township began in 2018 for Hooper Avenue and
Route 37. Improvements to the Garden State Parkway, including the
intersection of Route 9 and Route 571, including the widening of the Parkway
overpasses on both Routes are complete, but did not include construction of
a by-pass between Route 571 and Route 166.
5. Since the adoption of the 2017 Reexamination Report Update, the Phase 1
Downtown Waterfront Redevelopment Plan was adopted (December 26,
2017). An Area In Need of Rehabilitation was designated for the “Downtown
Core” in 2018 and the “Downtown Core Redevelopment Plan” was adopted
on February 26, 2019. Current implementation efforts with the Phase 1
Waterfront Redevelopment Area have included the acquisition by the
Township of the Red Carpet Inn, which is expected to be demolished in the
first half of 2019. The Township also submitted a successful application for
5.6 million dollars under the Federal Highway Authority’s “Better Utilizing
Investments to Leverage Development” (BUILD) grant to fund construction of
all of the recommended circulation improvements in the redevelopment plan,
including the construction of an elevated Herflicker Boulevard from the
existing bridge over the Toms River to its terminus at Highland Parkway. The
remediation by NJNG of contamination within the future road ROW of
Herflicker Boulevard is expected to begin in 2019 and negotiations on the
acquisition of a 25 foot strip of additional ROW have also begun.
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6. Redevelopment of other locations in the Township of significance includes the
recommended study and designation of a 22 acre area between the Seacourt
Pavilion Shopping Center and the office park on Hooper Avenue where the
County is planning a reconstruction of its social services complex. The area
was designated as the Hooper-Caudina Redevelopment Area with the
potential for the use of condemnation in October of 2018. The HooperCaudina Redevelopment Plan provides for the potential for the Veterans
Administration to develop a new clinic on about 8 acres and a site of about 5
acres for a new post office to replace the existing post office in the Phase 1
Downtown Redevelopment Area. The Hooper-Caudina Redevelopment Plan
was adopted on February 26, 2019 and meetings have begun between a
potential developer and the USPS on the possible relocation of the post
office. A final decision on a site for its new clinic has not been made by the
VA, but the redevelopment plan provides for a multifamily development of up
to 50 units and the construction of a new road through the area that would
serve the new redevelopment projects as well as the new County complex.
7. The redevelopment area designation of the Ciba-Geigy site, which is about
1,200 acres in size, was voided through a resolution of the Township
governing body on December 8, 2009 as part of a settlement with BASF, Inc.
after it acquired the property. The voiding of the designation was not known to
staff during the preparation of the 2017 Master Plan. The Township and
BASF have been in tax court over a tax appeal for several years.
The redevelopment area designated in 2003 along both sides of Route 37
between Fischer Boulevard and the bridge has had a visioning study done by
a group of Rutgers graduate planning students and the traditional name of
“Coates Pointe” was proposed as a framework for a redevelopment plan.
Bridge improvements are complete and some improvements to properties
along Route 37 have occurred. However, there are a number of blighted
properties that remain and the lack of public water serving some properties
along the south side of Route 37 may be a constraint to development.
8. The Conservation Recreation and Open space Element was adopted as part
of the 2017 Master Plan and recommended an increase in the required
dedicated open space from 20% to 50% in the RC-3, R-400C and R-800
zones. The objective of the recommendation was to “prioritize
environmentally sensitive lands for preservation” and to “conserve additional
land while encouraging efficient land development patterns”.1 In 2018, this
recommendation was implemented through an amendment to the clustering
provisions of Section 348-8.9. In addition, three undeveloped parcels in the R200 Zone totaling over 50 acres were rezoned to R-800 as a means of
diminishing potential long-term impacts of development on the Slab Branch
Creek of the Toms River, a designated “Fresh Water Trout Maintenance C1”
(FW2-TMC1) stream. The rezoning was litigated by two of the three property
owners, but a tentative settlement was reached that will retain the R-800
zoning, but make some allowance on the cluster yield and open space and
provide a substantial buffer to protect the Slab Branch Creek (see Figure 1).
1

Conservation, Recreation, and Open Space Element, Toms River Master Plan, Heyer, Gruel & Associates, pg. 63.
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Part of the focus of this Addendum #1 of the Reexamination Report of 2017 is
to examine the zoning along other C1 streams that affect the water quality of
the Toms River within Toms River Township and to recommend any other
zoning that would minimize the impact of stormwater runoff on the river and
ultimately, the Barnegat Bay.

R-200 to R-800

Figure 1: Snip from "Map K - Surface Water" of the Natural Resources Inventory adopted by the Planning Board on
March 15, 2017 with area of rezoning added.

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

1. Superstorm Sandy has brought about not only significant damage to
private property and public infrastructure, but as private redevelopment
takes place, accommodations are being made for sea level rise and
related flooding along with supplementary dune protection through the
efforts of the Army Corps of Engineers. Most of the barrier island and
much of the Bayfront neighborhoods have recovered from Sandy and
the Army Corps dune project was completed around the end of 2018.
Efforts continue by the Township’s Division of Engineering to address
more repetitive flooding through the elevation of streets in strategic
locations. The Township’s Division of Community Development
produced a report called “Sustainable & Resilient Communities
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Guidance For Municipalities” in 2018 that was published with funds
from the NJDEP and distributed to New Jersey towns and counties
along the coast. The report compared the disaster recovery in Toms
River to the strategy for recovery in other areas vulnerable to natural
disasters.
2. Affordable housing continues to be a major focus of attention. It is now
under the jurisdiction of the New Jersey courts. The Township has
been providing documentation to the Court Master for compliance on
all of its affordable housing that has been constructed, approved by a
Board, included in a redevelopment plan or anticipated. The Housing
Element and Fair Share Plan has been revised to update housing
projects that have now been built and occupied, as well as inclusionary
projects that have been approved with a different buildout than what
was projected. Two new housing projects have been added to the
Plan.
3. Open space preservation continues as a top priority, not only for the
protection of environmentally sensitive areas but for park and active
recreation areas as well. The Township is pursuing Green Acres
funding to acquire the Hugh Clayton Service Center of the Boy Scouts
of America to secure an administrative, community and recreational
center that can be used to facilitate the more intentional use of the
previously acquired Camp Albocondo as a trail head, camping area
and launch point for canoes and kayaks. Priority in open space
acquisition in protecting the water quality of the headwaters of the
Toms River has also been effective in preserving the entire easterly
shoreline of the Toms River along the western border of the Township
with Manchester and Jackson.
4. The increasing cultural diversity that is occurring in Ocean County has
elevated awareness of the balance between the First Amendment
rights to free speech and freedom of religion. As a result, the Township
retained legal expertise in the Religious Land Use and Institutional
Protection Act (RLUIPA) to work with the Township’s professional legal
and planning staff to examine the Land Use and Development
Ordinance and Zoning Map to ensure that they comport with the spirit
of the Federal law.
5. Since the adoption of the 2017 Reexamination Report Update – Part 2
(Land Use Element) and the Land Use Element of the Master Plan on
April 19, 2017, the Saint Mary By The Lake Roman Catholic Church
has obtained minor subdivision approval to create a 9 acre parcel from
its existing 30+ acre cemetery at the northeast corner of Route 70 and
Massachusetts Avenue. The 2017 Land Use Element recommended a
rezoning of the northwest corner of that intersection from RHB to HB
and a deeper zone boundary (from 200 feet to 600 feet) from the
corner to facilitate economic development. The new 9 acre lot should
be considered for rezoning from RR to HB so as to complete the
commercial zoning of all four corners of this signalized intersection.
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d. The specific changes recommended for the master plan or development regulations, if
any, including underlying objectives, policies and standards, or whether a new plan or
regulations should be prepared.

1. The Land Use Element of the 2017 Master Plan may need to be
updated to reconcile zoning districts with the protection of C1
tributaries of the Toms River or Barnegat Bay so that the greater open
space requirement for cluster subdivisions can be used as a tool for
creating effective buffers to preserve water quality, as recommended in
the 2017 Conservation, Recreation, and Open Space Element.
2. The Land Use and Development Regulations have been
comprehensively reviewed by the staff of the Division of Law and the
Division of Community Development and a series of amendments will
be proposed herein, most significant of which would be the inclusion of
“Places of Worship” as a Conditional Use in the Rural Residential (RR)
Zone and the reduction of the minimum tract area for such uses from
10 acres to 7 acres. Other comparable Conditional Uses that also
involve assembly for other purposes will be amended to require the
same 7 acre minimum tract.
The specific recommended amendments to the Land Use and
Development Regulations are as follows:
a. Include “Churches and places of worship” as a Conditional Use
in the Rural Residential Zone pursuant to the standards in
Section 348-9.5.
b. Amend Conditional Use standards for Churches and places of
worship in Section 348-9.5A to reduce the minimum lot area
from 10 acres to 7 acres. This is based on an analysis that
calculated the mean land area of existing places of worship
within the Township (see Appendix A).
c. Amend Conditional Uses standards for similarly situated places
of public assembly, such as private clubs.
d. Miscellaneous amendments, as necessary to ensure equitable
treatment for all forms of expression, such as holiday
decorations involving symbols of various religions.
While the 2006 Master Plan recommended the elimination of several
nonresidential uses, including places of worship, to preserve remaining
larger tracts of agricultural or environmentally sensitive lands located in
the most restrictive and lowest density residential zones (RC3, R-800,
R-400, R-400C and Rural), which was implemented in the zoning
amendments of 2009, the Rural (RR) zone comprises a large swath of
land in the northwestern section of the Township where many houses
of worship, from various denominations, are already located near
residential neighborhood. The RR zone is traversed by several
roadways classified as major collectors, minor arterials or principal
arterials, frontage on which is one of the critical conditional use
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standards for places of worship. Restoring places of worship as a
Conditional Use in the RR zone will significantly expand the portion of
the Township where such uses can locate and where the conditional
use standards are more likely to be met. The pie charts and map below
illustrate the extent to which the allowance of places of worship in the
RR zone and the reduction of the minimum tract area from 10 acres to
7 acres will increase the opportunities for such uses to locate in Toms
River.

Proposed Zoning for
Churches Total Acreage

Existing Zoning for
Churches Total
Acreage
1%

1%
38%

Permitted

50%
49%

Permitted
61%

Conditionally
Permitted
Not Permitted

Figure 2: Existing and Proposed Zoning Where Places of Worship are Permitted.
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Conditionally
Permitted

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

Since the 2017 Reexamination Report, the Downtown Core Rehabilitation
Area was designated by the Township Council on May 22, 2018. This is
the first such Area In Need of Rehabilitation Area designation in the
Township and implements a specific recommendation of the Land Use
Element of the 2017 Master Plan. The Downtown Core Redevelopment
Plan was adopted on February 26, 2019 after extensive review by the
network of businesses and stakeholders maintained by the Toms River
Business Improvement District (Downtown Toms River).
In addition, the Land Use Element of the 2017 Master Plan was also
implemented through the designation of the “Hooper-Caudina
(Condemnation) Redevelopment Area” by Township Council on October
23, 2018. The area consists of over 200 “subscription” lots and multiple
paper streets under the ownership of multiple public and private entities.
The Hooper-Caudina Redevelopment Plan was adopted by ordinance on
February 26, 2019 and provides an outline for the assemblage of the
subscription lots and paper streets into redevelopment parcels that could
result in the selection of the site by the Veterans Administration for its new
clinic and/or the relocation of the Toms River Post Office from its existing
3 acre location in the Phase 1 Waterfront Redevelopment Area to a new 5
acre parcel fronting on Caudina Avenue in a much more centrally located
and new modern facility.
To the extent additional redevelopment areas should be considered, they
have also been identified as part of the Land Use Plan Element of the
Master Plan, including the broad parameters of land use standards that
would serve as the basis for development controls.

Addendum to Reexamination Report Update – Part 2:
LAND USE ELEMENT
This Periodic Reexamination Report Update is prepared in accordance with the
provisions of the Municipal Land Use Law as found at N.J.S.A. 40:55D-89. Part 1 of the
Periodic Reexamination Update was adopted on February 15, 2017 and dealt with the
outcome of years of litigation and court decisions related to affordable housing,
specifically the “Third Round” obligation. It was written in response to a rezoning
required pursuant to the Settlement Agreement between the Township, the Fair Share
Housing Center (FSHC) and Dover Shopping Center Associates, LLC (“Dover”). It was
adopted by the Planning Board in association with the Township of the Toms River
Housing Element and Fair Share Plan (HEFSP), as amended in accordance with the
aforementioned Settlement Agreement, which Settlement Agreement was the subject of
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an Order On Fairness And Preliminary Compliance Hearing entered by Judge Mark A.
Troncone, JSC, on December 31, 2016.
Part 2 of the Periodic Reexamination Update was adopted on April 19, 2017 and deals
with the various changes to the Land Use Plan Element resulting from Superstorm
Sandy and other socioeconomic impacts on the Township since the adoption of the
2006 Master Plan.
This Addendum to Part 2 of the Reexamination Report Update deals with a need to
address more directly two land use issues that have emerged since the adoption of the
original Reexamination Report Update – Part 2: enhanced protection of C1 tributaries of
the Toms River and Barnegat Bay through zoning districts that require enhanced open
space for cluster subdivisions; and ordinance standards that fully comport with the
objectives of the Religious Land Use and Institutional Protection Act (RLUIPA).
REEXAMINATION REPORT CONSIDERATIONS
Summary of Recommendations:
Preservation of C1 Tributaries to Toms River & Barnegat Bay
The Natural Resources Inventory (NRI)
adopted in March of 2017 was used as a
basis for examining the zoning in the
immediate proximity of Category (C1)
streams that feed the Toms River and
Barnegat Bay. The only freshwater (FW)
C1 streams in the township are located
west of the Garden State Parkway and
Route 9 and north of Route 37 and feed
the freshwater portion (headwaters) of
the Toms River. That portion of the Toms
River corridor changes from a Fresh
Water – Trout Maintenance (FM2-TMC1)
to a Fresh Water – Non Trout (FM2NTC1) stream at the northeast corner of
the Ciba Giegy tract as it flows toward
downtown Toms River. The creeks that
feed the main branch of the Toms River
are the Grass Hollow Branch, Slab
Branch and Toms River Tributary Branch
(see Figures 2 and 3 below).
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Figure 3: Table from NRI of Category 1 and Category 2 streams within Toms River.

Figure 4: Map K of 2017 NRI showing Category 1 and Category 2 streams.

1. Grass Hollow Branch Creek
The Grass Hollow Branch flows into Toms River from Lakewood and empties into
the main branch of the Toms River just north of Route 70. The zoning along its
reach ranges from Planned Retirement Community (PRC), where it passes
between two sections of the Lake Ridge Active Adult PRC; MF-6 (Saratoga and
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two sections of North Pointe Hollow), R-200 (Walden Woods cluster subdivision)
and R-800 (west side of Whitesville Road).
Of the entire reach of the Grass Hollow Branch, there is no vacant land that is not
otherwise committed to common open space as part of either Lake Ridge PRC,
Saratoga condominiums, Walden Woods or North Pointe Hollow, with the
exception of the R-800 zoning along Whitesville Road. That area was originally
zoned Industrial in 1955 and rezoned to Rural in 1967. The area between
Whitesville Road and the Toms River was then zoned R-800 in 1978 when the
Zoning Map was comprehensively revised. The opposite side of Whitesville Road
and the area along the creek was zoned Industrial in its entirety and included
multiple paper streets and subscription lots, but was rezoned in 1978 to change
the zoning of some of the tracts to either R-200 or MF-6.
There are no further zoning changes recommended for the Grass Hollow
Branch, as the only land remaining along the creek that has not already
been developed is already zoned R-800 and would thereby be subject to the
new 50% open space requirement for a cluster subdivision.

Figure 5: Grass Hollow Branch stream corridor - north section through Lake Ridge PRC and between Walden Woods
and Saratoga condominiums.
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Figure 6: Southern section of the Grass Hollow Branch as it crosses Whitesville Road and passes through the open space
section of North Pointe Hollow condominiums.

2. Slab Branch Creek
The Slab Branch has its origins north of Cox Cro Road and flows to the
southwest to the main branch of the Toms River. The predominant zoning along
the C-1 designated reach of the creek was R-200 when two properties totaling 50
acres were proposed to the Township for acquisition in 2018. One of the 25 acre
parcels was undeveloped and the other had been the site of a family farm. Staff
investigation of the area discovered that a third parcel was also undeveloped and
that the Slab Branch flowed through it abutting the southerly property lines of
both of the 25 acre parcels. The entire area was zoned R-200 (changed from
Rural and R-800 zoning in 1983), which would permit a reduction in minimum lot
requirements from 20,000 square to 15,000 square feet, but with a minimum
open space requirement of only 20% of the tract. Staff recommended that the
three parcels should be rezoned to R-800 whether or not one or both of the 25
acre parcels were acquired by the Township because of their immediate
proximity to the Slab Branch. They noted that the zone change from R-800 and
RR occurred several years prior to the enactment of the NJ Freshwater
Protection Act when the environmental significance of the Category 1 stream
became part of the regulations of the NJDEP. The R-800 zoning was already in
place for the properties at the confluence of the Slab Branch and the main
branch of the Toms River and the rezoning of the last 50+ acres of
developable land was deemed consistent with the objectives of the 2017
Master Plan by the Planning Board and should remain in place.
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Figure 7: ArchGIS map of full reach of Slab Branch with R-200 Zoning highlighted.

Figure 8: Closer view of Slab Branch with R-800 Zoning at the confluence with the main branch of the Toms River
highlighted.

3. Toms River Tributary
The “Toms River Tributary” (unnamed branch) originates as a C-1 stream west of
Route 9 and runs in the southwest direction to the Toms River, crossing
Whitesville Road at its intersection with Stevens Road and passing between the
north and south sections of North Pointe Hollow Condominiums. The entire
stretch of the creek is developed with residential development and the common
areas that border the creek. The predominant land use zones are Rural
Residential east of Whitesville Road and R-400C on the west side of Whitesville
Road.
The lands along the Toms River Tributary are already fully developed and
the current zoning is consistent with the intent of the Conservation,
Recreation and Open Space Element of the Master Plan.
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Figure 9: The Toms River Tributary runs between single family cluster subdivisions in RR and R-400C zones east and
west of Whitesville Road, respectively.

***
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APPENDIX A
TABLE OF EXISTING PLACES OF WORSHIP WITHIN TOMS RIVER TOWNSHIP

Lot

BuildDesc

OwnersName

172.04

28

1F

3417

298

14.01

2B

2704

410.01

33.02

1F

4376

413

15.02

1SCB 1SF 2322

128

1

2CB

364.02

90

1F

172.04

12

1CB

171

40

1SCB2AG

393

15

1S

394

15

1F2G

2066

394

17

2F3G

5162

230

12.01

2CB

2156

192

35.02

1CB

135.01

6

1F

410.02

25

2F2G

410

1

CHURCH

BIBLE FELLOWSHIP
CHURCH OF O C INC
CHURCH-NEWARK
BRANCH NEW
APOSTOLIC
JEHOVAHS
WITNESS, TRUSTEES
TR
CONG
CHURCH-MESSIAH
BIBLE CHURCH INC
ISLAMIC CENTER OF
OCEAN COUNTY
CHURCH-FAITH
BAPTIST CHURCH
NORTH AMERICAN
ISLAMIC TRUST, INC
SIDDHIVINAYAK
TEMPLE USA
CHURCH-CHURCH
OF GRACE AND
PEACE
CHURCH-OUR LADY
OF PERPETUAL HELP
CHABAD JEWISH
CENTER OF TOMS
RIVER
CHURCH-ST
ANDREWS
METHODIST
CHURCH-GREEK
ORTHODOX OF
OCEAN CO
CHURCH-JESUS IS
LORD FELLOWSHIP
CHURCHCONGREGATION B
NAI ISRAEL
CHURCH-ST LUKE
OF TR

Average Acreage

7.2375

Count Acreage

6524
1946
3168
1920

2784

8788
1376

11186
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Acreage
0.46
2

2.03
3.32
3.43
4.06
5.61
6.4
7.56

7.69
8.77

9.73

10.1

11.84
12.6

20.2

19

20

