REDEVELOPMENT PLAN
for

DOWNTOWN CORE
REHABILITATION AREA

TOWNSHIP OF TOMS RIVER
OCEAN COUNTY, NEW JERSEY

:
ADOPTED: February 26, 2019
AMENDMENT #1 ADOPTED September 24, 2019
AMENDMENT #2 ADOPTED December 14, 2021

DOWNTOWN TOMS RIVER
DOWNTOWN CORE REHABILITATION AREA
AMENDMENT #2: December 14, 2021

[REDEVELOPMENT PLAN

REDEVELOPMENT PLAN
TOMS RIVER TOWNSHIP COUNCIL

DOWNTOWN CORE
REHABILITATION AREA
TOWNSHIP OF TOMS RIVER
OCEAN COUNTY, NEW JERSEY

PREPARED BY:
DIVISION OF COMMUNITY DEVELOPMENT
TOWNSHIP OF TOMS RIVER
OCEAN COUNTY, NEW JERSEY

David Glynn Roberts, PP, AICP, LLA,
Professional Planner LI #33LI00308100
Township Planner









Mayor Maurice B. Hill, Jr
Council President, Kevin Geoghegan Council
Vice President, Maria Maruca, Ward 1
Councilman at Large,.Joshua Kopp
Councilman at Large, Matthew Lotano
Councilman Daniel Rodrick, Ward 2
Councilman Laurie Huryk, Ward 3
Councilman Terrance Turnbach, Ward 4

PROFESSIONAL STAFF





Louis Amoruso, Township Administrator
Anthony Merlino, Esq., Assistant Township
Attorney
Robert J. Chankalian, PE, CME, Township
Engineer

2 I – INTRODUCTION AND PROJECT DESCRIPTION | TOWNSHIP OF TOMS RIVER – DIVISION OF COMMUNITY DEVELOPMENT

[REDEVELOPMENT PLAN

DOWNTOWN TOMS RIVER
DOWNTOWN CORE REHABILITATION AREA
December 14, 2021

Table of Contents
I – INTRODUCTION AND PROJECT DESCRIPTION ........ 4
II – PLAN OVERVIEW AND BACKGROUND .................... 5
III – PLAN VISION AND GOALS........................................ 15
IV – REQUIRED PLAN COMPONENTS............................. 18
V – PROPOSED REDEVELOPMENT ACTION ................. 19
VI – ADMINISTRATIVE PROVISIONS OF PLAN ............ 19
VII – LAND USE REGULATIONS ...................................... 22
VIII – ACQUISITION PLAN ................................................ 30
IX – RELOCATION PLAN ................................................... 30
X – AFFORDABLE HOUSING REQUIREMENTS............. 30
XI – OFF TRACT IMPROVEMENTS .................................. 31
XII - CONSISTENCY WITH TOWNSHIP MASTER PLAN
................................................................................................. 32
XIII – CONSISTENCY WITH STATE AND LOCAL PLANS
AND REGULATIONS ........................................................... 32
XIV – PROCEDURE FOR AMENDING THE PLAN .......... 34
XV – SEVERABILITY / VALIDITY OF ORDINANCE ..... 35
XVI – INTERIM USES .......................................................... 35
XVII – NON-DISCRIMINATION USES .............................. 35
XIX – GENERAL DESIGN GUIDELINES .......................... 35
APPENDIX A ......................................................................... 42
APPENDIX B ......................................................................... 47

TOWNSHIP OF TOMS RIVER – DIVISION OF COMMUNITY DEVELOPMENT

| I – INTRODUCTION AND PROJECT DESCRIPTION 3

DOWNTOWN TOMS RIVER
DOWNTOWN CORE REHABILITATION AREA
AMENDMENT #2: December 14, 2021

[REDEVELOPMENT PLAN

I – INTRODUCTION AND PROJECT DESCRIPTION
The proposed redevelopment plan (Plan) for the Downtown Core
Rehabilitation Area advances the goal of revitalizing Downtown
Toms River into a true center for Toms River Township that builds on
its inherent historic and riverfront character.
The infill redevelopment and rehabilitation of the Downtown Core is
appropriate for the community and essential to making Toms River’s
downtown a true 24/7 center for cultural and heritage tourism,
entertainment, employment and mixed-use neighborhoods.
The Toms River Township 2017 Master Plan and the incorporated
Downtown Master Plan support the concepts of sustainable design
as a response to combating suburban sprawl and reducing the
Township’s “carbon footprint”. Because of the significance of the
Downtown Core Rehabilitation Area as the historic center of Toms
River Township, this redevelopment plan is focused on opportunities
to encourage investment in the rehabilitation and potential
expansion of existing buildings to increase residential and retail
space through the enhancement of public parking through the
decking of surface parking in strategic locations.
The Plan identifies three surface lots, two that are publicly owned
and one that is privately owned, that would supplement the supply
of public parking and serve as a catalyst for economic investment in
the construction or expansion of properties in the area.
Figure 1: Location Map
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II – PLAN OVERVIEW AND BACKGROUND
A. Plan Intent and Purpose
The purpose of the Redevelopment Plan is to serve as the
principal tool to guide the revitalization of the Downtown
Core Rehabilitation Area and the Robbins Parkway
Redevelopment Area. The Downtown Core Rehabilitation
Area and Robbins Parkway Redevelopment Area will be
integrated and reinforced as a compact community of
higher density housing types in new or
rehabilitated/expanded buildings with ground level retail or
office uses, where appropriate, and within walking distance
of employment and services, bus routes, recreation spaces,
and civic uses, consistent with the principles of LEED for
Neighborhood Development (LEED-ND).
Successful implementation will require the sensitive use of
redevelopment powers, such as the strategic use of surface
parking lots for attracting public-private partnerships, and
financial incentives, such as five-year property tax
incentives by the Township. The Township would continue
working with the Toms River Business Improvement
District, Inc. (Downtown Toms River) to facilitate sitespecific redevelopment and rehabilitation projects.
The redevelopment policy of the Township is to balance
efforts to attract new mixed-use, residential and
commercial development to the Downtown Waterfront
Redevelopment Area with the need to encourage the
rehabilitation and redevelopment of existing properties
adjacent to the Downtown Waterfront Redevelopment
Area in the Downtown Core. Accordingly, the owners of
property in the Downtown Core Rehabilitation Area will be

TOWNSHIP OF TOMS RIVER – DIVISION OF COMMUNITY DEVELOPMENT

Figure 2: Aerial view of Downtown Toms River facing east towards Barnegat Bay.

given every opportunity to participate in the
redevelopment program through the reinvestment and
redevelopment of their properties in accordance with the
land uses, building and design requirements of this Plan
B. Declaration of Need of Rehabilitation or
Redevelopment
“Rehabilitation Area” or “Area in Need of Rehabilitation”, as
well as “Redevelopment Area” or “Area in Need of
Redevelopment” are defined in Section 40A:12A-3 of the
Local Redevelopment and Housing Law (LRHL).
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The Township governing body designated the Downtown
Core Rehabilitation Area by Resolution on May 22, 2018 (see
Appendix A). The governing body designated the Robbins
Parkway Redevelopment Area by Resolution on August 13,
2019 (see Appendix B). The governing body added Block
658.01 to the Downtown Core Rehabilitation Area by
Resolution on December 14, 2021.
C.

Plan Area Location and Description

The Rehabilitation Area that led to the development of this
Redevelopment Plan includes the properties between Route
37 and Huddy Park and Robbins Parkway, south of Water
Street and between Main Street and Hooper Avenue (see
Figures 4 and 5). However the Redevelopment Plan Area
addressed by this Redevelopment Plan is composed only of
the properties listed as part of the Downtown Core
Rehabilitation Area per the Resolution of Rehabilitation
Area Designation in Appendix A. A portion of that
Rehabilitation Area, consisting of Block 668, Lots 9 and 13,
have been designated as the Robbins Parkway
Redevelopment Area. Block 658.01, originally thought to
have been designated as part of the Downtown Waterfront
aRedevelopment Area in 2012, but the process was
interrupted by Superstorm Sandy and was never completed.
As a result, block 658.01 was added to the Downtown Core
Rehabilitation Area in 2021
D.
Local Setting and Surrounding Land Uses
Surrounding land uses are comprised of a mixture of retail
and office uses. Along Water Street, the Toms River Post
Office and several small retail buildings with multiple small

Figure 3: Land Use Plan

business tenants line Water Street to the west of the
Downtown Core. The Robbins Parkway Redevelopment
Area and Huddy Park form the southerly extent of the
Downtown Core opposite Mathis Plaza and Route 166 in the
Borough of South Toms River. As Main Street crosses Water
Street at Huddy Park and continues uphill on its way to
Route 37, the Downtown Waterfront Redevelopment Area
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fronts it on the west side to Iron Street and the Downtown
Core Rehabilitation Area extends along the east side of Main
Street from Water Street to Ir0n Street and then both sides
of Main Street to Route 37. Washington Street intersects
Main Street at about the halfway point of the Block 658.01
frontage near the center of the three buildings that make up
the Wells Fargo bank. From Washington Street down to
Water Street the east side of Main Street contains several
buildings that contain retail and restaurant uses with
professional offices mixed in. From Washington Street north
along Main Street to Legion Court uses are consistent with
other office and retail buildings of the Downtown Core.
However, north of Legion Court, Main Street abruptly
transitions into predominantly older wood frame and
architecturally significant homes and converted offices.
E. Existing Zoning
The VB District is one of four village zoning districts along
with Village Office (VO), Village Office-Business and Village
Seaport (VS) that essentially define downtown Toms River.
The Downtown Core Rehabilitation Area consists of
nonresidential zoned property fronting on Main Street,
Washington Street, Water Street and Hooper Avenue, as
recommended in the 2017 Master Plan (see Figure 4).
Permitted uses within the VB District include:
-

The retail sale of goods, which may include the following:
o Grocery stores.
o Drugstores.
o Dry goods stores.
o Meat and poultry stores.

TOWNSHIP OF TOMS RIVER – DIVISION OF COMMUNITY DEVELOPMENT

Figure 4: Existing Zoning - Downtown Core
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Baked goods stores.
Packaged liquor stores.
Flower shops.
Confectionary stores.
Household supplies stores.
Stationery supplies, tobacco and periodical stores.
Haberdashery, dress goods and notions.
Hardware, plumbing supplies and electrical
supplies.
o Boat supplies
o Shops of artisans and craftsmen.
o Furniture and appliance stores.
o Gift shops.
Personal service establishments, which may include the
following, but shall not include tattoo parlors and body
piercing:
o Barbershops and beauty shops.
o Tailoring and dressmaking shops.
o Dry-cleaning and laundry collection shops, but no
including self-service laundries.
o Shoe repair shops.
o Appliance repair shops.
o Radio and television repair shops.
o Art, music, dancing, gymnastics and other similar
instructional schools.
Business and professional offices and banks and financial
intuitions.
Restaurants, lunchrooms, bars and other eating and
drinking establishments, but not including drive-in
restaurants.
Publication of newspapers and periodicals.
Federal, state, county and municipal buildings and grounds,
but excluding schools.

-

Essential services.
Funeral homes, including one dwelling unit.
Churches and places of worship.
Child-care facilities.
Theaters.
Adult-care centers.
Schools for vocational instruction.
Dwelling units on the second floor and higher only, subject
to the provisions of Section 348-8.39.

Permitted conditional uses in the VB Zone include:
- Public utilities.
- Hotels and motels.
- Bed and breakfast establishments.
- Home professional offices.
The 2017 Master Plan, based on input from the Toms River Business
Improvement District recommended that brew pubs, nano
breweries, artisan distilleries, art galleries and museaums and
antique and curio shops be added to the permitted uses in the VB
Zone. Those recommendations were implemented as amendments
to the Land Use and Development Ordinance (Chapter 348) later in
2017.
The bulk standards for the VB Zone are as follows:
- Minimum lot area: 5,000 square feet.
- Minimum lot width: 50 feet.
- Minimum lot frontage:
o Interior: 50 feet.
o Corner: 75 feet on both streets.
- Minimum lot depth: 100 feet.
- Front yard setback:
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-

Main Street: existing prevailing front setback, plus
or minus five feet.
o All other streets, minimum is 5 feet and maximum
is 10 feet.
Minimum rear yard setback: 20 feet.
Minimum side yard setback: none.
Maximum building height: 50 feet and four stories.
Maximum building coverage: 80%.1

While mixed use development, which is the predominant use
envisioned by this redevelopment plan, is not specifically listed
among permitted uses, it is implied by the allowance for dwelling
units on the second floor and higher, provided that under Section
348-8.39:
(1) Any building containing both residential and nonresidential
uses shall have a secured entrance for the residential uses.
(2) No dwelling unit shall be permitted on the same floor level as a
nonresidential use.
(3) Dwelling units shall be permitted only in buildings in which the
ground floor is devoted to retail sales or personal service uses.
The Village Office regulations are as follows:
Permitted uses in the Village Office Zone include:
o Single-family dwellings.
o Offices for members of a recognized profession as defined
in this chapter.
o Business offices or public utility in that portion of the zone
east of the Garden State Parkway only.

1

o
o
o

o
o
o
o
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Federal, state, county and municipal offices, including
educational offices.
Essential services.
Community residences for the developmentally disabled,
community shelters for victims of domestic violence,
community residences for the terminally ill, community
residences for persons with head injuries and adult family
care homes for elderly persons and physically disabled
adults.
Funeral homes, including one dwelling unit, in that portion
of the zone east of the Garden State Parkway only.
Child-care centers.
Adult-care centers.
Veterinary clinics or hospitals.

Conditional uses include:
o Churches and places of worship (§ 348-9.5).
o Public utilities in that portion of the zone east of the Garden
State Parkway only.
The bulk standards for the VO Zone are as follows:
-

-

Minimum lot area: 7,500 square feet.
Minimum lot width: 75 feet.
Minimum lot frontage:
o Interior lot: 75 feet.
o Corner lot: 100 feet on both streets.
Minimum lot depth: 100 feet.
Minimum front setback: 35 feet.
Minimum rear yard setback:
o Principal buildings: 25 feet.

http://www.ecode360.com/11762651#12012796
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o Accessory buildings: 15 feet.
o Private swimming pools: 10 feet.
Minimum side yard setback:
o Principal buildings: 15 feet.
o Accessory buildings: 10 feet.
o Private swimming pools: 10 feet.
Maximum building height: 35 feet, subject to the provisions
of § 348-5.12. In any event, the building shall not contain
more than two usable floor levels counted vertically at any
point in the building above the grade level as determined
by the average grade elevation of the corners of the
building.
Minimum gross habitable floor area:
o One-bedroom house: 860 square feet.
o Two-bedroom house: 960 square feet.
o Three-bedroom house: 1,060 square feet.
o Four-or-more-bedroom house: 1,160 square feet.
Floor area for office building: minimum 1,000 square feet;
maximum 4,000 square feet above grade level.
Maximum lot coverage by buildings: 25%.
Minimum unoccupied open space: 15%.
Maximum floor area ratio for office buildings: 0.30.

o
o
o
o
o
o

o

o
o

The Village Seaport (VS) Zone includes the Robbins Seaport on
Robbins Parkway, as well as portions of the Rehabilitation Area
along Allen Street, Hooper Avenue, Washington Street and Water
Street.
Permitted uses in the VS Zone are as follows:
o
o

Single-family dwellings.
Office buildings for members of a recognized profession as
herein defined.

o
o

Governmental and quasi-public uses, except maintenance
garages and storage yards.
Art galleries and museums.
Antique and curio shops.
Offices of a business or public utility.
Shops of artisans or craftsmen.
The retail sale of goods, provided that the gross floor area
devoted to any individual retail use shall not exceed 5,000
square feet.
Personal service establishments, such as barber-tailoring or
shoe repair shops, but excluding self-service laundries,
tattoo parlors and body piercing, provided that the gross
floor area devoted to any such personal service use shall
not exceed 2,000 square feet.
Restaurants.
Single- or multiple-family residences where such are part of
a development that also includes nonresidential uses of the
types otherwise permitted in the Village Seaport Zone, and
further provided that:
 The nonresidential uses shall occupy not less than 5,000
square feet of floor area and not less than 20% of the
total floor area within the development.
 Where nonresidential uses and residences are to
occupy space in the same building, the nonresidential
uses may only be located on the ground floor level.
 Buildings or portions of buildings to be utilized for
nonresidential uses shall be specifically designed for
the type of nonresidential use proposed and shall be
designed in a manner that would physically discourage
conversion to residences.
Branch banks without drive-up facilities.
Community residences for the developmentally disabled,
community shelters for victims of domestic violence,
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o
o
o
o
o
o
o
o
o

community residences for the terminally ill, community
residences for persons with head injuries and adult family
care homes for elderly persons and physically disabled
adults.
Funeral homes, including one dwelling unit.
Churches and places of worship.
Child-care centers.
Hotels and motels.
Adult-care centers.
Art, dancing, music, gymnastics and other similar
instructional schools containing less than 2,000 square feet.
Veterinary clinics or hospitals.
Brewpubs: microbreweries associated with a restaurant.
Nano breweryArtisan distilleries

-

-

-

Conditional uses are also permitted as follows:
o Public utilities (§ 348-9.6).
o Marinas, but not boatyards (§ 348-9.10).
o Hotels and motels (§ 348-9.15).
o Bed-and-breakfast establishments, subject to the
provisions of § 348-9.30.
o Home professional offices, subject to the provisions of
§ 348-9.11.

DOWNTOWN TOMS RIVER
DOWNTOWN CORE REHABILITATION AREA
December 14, 2021

Minimum rear yard setback:
o Principal buildings: 25 feet.
o Accessory buildings: 15 feet.
o Private swimming pools: 10 feet.
Minimum side yard setback:
o Principal buildings: 15 feet.
o Accessory buildings: 10 feet.
o Private swimming pools: 10 feet.
Minimum setback from the Toms River: 50 feet.
Maximum lot coverage by buildings: 25%, excluding private
and public garages.
Minimum unoccupied open space: 10%.
Maximum floor area ratio: 0.75, excluding floor areas of
private and public garages.
Building height:
o In the portion of this zone between Washington Street
and a line parallel with and 350 feet south of
Washington Street, no buildings shall exceed a height
of 40 feet above ground level or exceed an elevation of
65 feet above mean sea level, whichever is greater.

The bulk standards for the VS Zone are as follows:
-

-

Minimum lot area: 7,500 square feet.
Minimum lot width: 75 feet.
Minimum lot frontage:
o Interior lot: 75 feet.
o Corner lot: 100 feet on both streets.
Minimum lot depth: 100 feet.
Minimum front setback: 35 feet.

TOWNSHIP OF TOMS RIVER – DIVISION OF COMMUNITY DEVELOPMENT
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o

-

-

In the portion of this zone between Water Street and a
line parallel with and 350 feet south of Washington
Street, no building shall exceed a height of 40 feet
above ground level or exceed an elevation of 45 feet
above mean sea level, whichever is greater.
o In the portion of this zone south of Water Street, no
building shall exceed two habitable stories and a height
of 35 feet above ground level or an elevation of 40 feet
above mean sea level, whichever is greater.
Minimum residential floor area:
Bedrooms Square Feet
1
860
2
960
3
1,060
4
1,160
Relationship of structures to the Toms River:
o All uses other than single-family residences located on
property abutting the Toms River shall provide, in a
manner acceptable to the Planning Board, for
reasonable public access to and along the waterfront
and to adjacent properties along the waterfront.
o All buildings constructed within the Downtown Service
District shall be so located and so designed so as to
minimize any obstruction to public view of the Toms
River.
o All building facades within the Downtown Service
District which are visible from the Toms River shall
be considered front building facades and shall be
designed and constructed with an architectural

Figure 5: Aerial of Downtown Core Rehabilitation Area
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o

treatment at least equivalent to the building facade
facing a public street.
No buildings or structures shall extend into the
vistas described below:
 Within the triangular area formed by the three
points described below, no building or structure
shall extend above a plane passing through the
elevations indicated for each of the following
three points:
 Point I: southeasterly corner of Lot 35,
Block 658-1, at an elevation of four feet
above existing grade.
 Point II: southwesterly corner of Lot 1,
Block 668, which is also the intersection of
the easterly right-of-way line of New Jersey
State Highway No. 166 with the bulkhead
on the northerly bank of the north channel
of the Toms River, at an elevation of four
feet above existing grade.
 Point III: a point along and four feet above
the bulkhead on the northerly bank of the
north channel of the Toms River at the
intersection of an extension of a line drawn
through the southeasterly corner of Lot 35,
Block 658-1 (Point I above), and the
southwesterly corner of Lot 26, Block 662.
 Within the triangular area formed by the three
points described below and the southerly
boundary of Toms River Township, no building
or structure shall extend above a plane passing
through the elevations indicated for each of the
following three points:

TOWNSHIP OF TOMS RIVER – DIVISION OF COMMUNITY DEVELOPMENT
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Point I (the apex of the triangular area): a
point in the center line of Allen Street at
the intersection of an extension of the
southerly line of Lot 13, Block 664, at an
elevation of four feet above existing grade.
Point II (a point in the easterly leg of the
triangular area): the southwesterly corner
of Lot 43, Block 669, at an elevation of 20
feet above mean sea level (MSL).
Point III (a point on the westerly leg of this
triangular area): the southeasterly corner of
Lot 46, Block 669, at an elevation of 20 feet
above mean sea level (MSL).

The other predominant zoning district in the Downtown Core
Rehabilitation Area is the Village Office-Business Zone, which
includes all of the uses in the Village Office and Village Business
Zones and is aligned along Main Street north of the Village
Business Zone north of Legion Court.
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Figure 6: Bird Eye Overview of Downtown Core from Washington Street to Water Street and Huddy Park facing northeast from Huddy Park.
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III – PLAN VISION AND GOALS
A. Plan Vision
The vision of the Redevelopment Plan for the Downtown Core
is to encourage the development of mixed use development of
higher density residential dwelling unit types above existing
and new street level retail fronting on Main Street and
Washington Street, and a waterfront restaurant-entertainment
district along Robbins Parkway adjacent to Huddy Park.
The key catalyst for new investment in the Downtown Core will
be maximizing the use of existing surface parking lots, both
private and public. This Redevelopment Plan will set the stage
for public-private partnerships effectuated through
redevelopment agreements governing the construction of new
parking facilities either as freestanding structures or integrated
into new development where parking is managed between
public use during the day and private residential use at night.

B. Plan Goals
The goals and objectives of the Redevelopment Plan
include the following:
1. Land Use
a) To provide for an increase in the economic base
of the Downtown Core by facilitating publicprivate partnerships and joint development and
management of surface parking lots to increase
public parking while incorporating new
commercial and residential uses.

The revitalization of the Downtown Core, especially along
Washington Street and Main Street, can be expected to be
encouraged by the higher density residential development
within the Phase 1 Redevelopment Plan Area, as it is connected
to new redevelopment projects through pedestrian and bicycle
pathways, consistent with LEED-ND NPD Credits 3 (Mixed Use
Neighborhood Centers), Site Location and Linkage (SLL) Credit
4 (Bicycle Network and Storage) and SLL Credit 5 (Housing and
Jobs Proximity). The Washington Street Pedestrian Walkway, as
proposed in the Downtown Waterfront Phase 1 Redevelopment
Plan, adopted in December of 2017, is a key link between the
proposed new redevelopment along the west side of Irons Street
and the downtown buildings between Main Street and Iron
Street.

TOWNSHIP OF TOMS RIVER – DIVISION OF COMMUNITY DEVELOPMENT

b) To provide for a mixed-use environment by
catalyzing a revitalization of the Toms River
Downtown Core through an infusion of new
residents within walking distance of existing and
future goods and services.
c) To create a compact, pedestrian-friendly
development through the use of sustainable
planning and design techniques.
d) To enhance opportunities for a diverse types of
public spaces, including the incorporation of a
waterfront walkway connecting Huddy Park to
and through a restaurant-entertainment
district along both sides of Robbins Parkway.
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e) To provide for a greater variety of housing
opportunities and choices within the
downtown.
f)

Promote a multi-story mixed-use design that
utilizes traditional design and planning concepts
combined with modern architectural elements
while capitalizing on views of the Toms River.

g) Create a development that provides maximum
connectivity throughout Downtown Toms River
for all modes of transportation, but with
emphasis on pedestrian and bicycle mobility
and linkage to the Toms River Bus Terminal.
h) Create new employment and entrepreneur
opportunities by providing for unique business
enterprises suitable for small spaces such as
microbreweries, designer distilleries and small
scale manufacturing for “batch production”
(individual spaces ranging from 1,000 SF to
maximum of 5,000 SF).
i)

Coordinate redevelopment and rehabilitation
efforts with the Borough of South Toms River
with the goal of maximizing the public access
and enjoyment, as well as the economic
potential of both sides of the river.

2. Traffic Circulation
a) Support street network and roadway
improvements that ensure proper vehicular

traffic circulation while maintaining a pedestrian
friendly environment.
b) Minimize traffic congestion by encouraging
greater use of bus transit as a convenient and
practical way to visit Downtown Toms River
using the Toms River Bus Terminal, consistent
with transit-oriented development and smart
growth principles.
c) Provide opportunities to utilize bicycle
transportation, including dedicated bicycle
routes and paths, adequate bicycle storage
capacity within residential building design and
adequate bicycle storage facilities at bus stops
to encourage bicycle links to bus transit and
retail services.
d) Promote the use of paratransit links to
destinations within the downtown and to the
Toms River Bus Deport through either a trolley
loop sponsored by the Toms River BID and/or
developer sponsored shuttles from individual
redevelopment projects and/or a municipal
shuttle sponsored by the BID or Toms River
Parking Authority.
e) Explore the feasibility of water taxi service
between the Toms River Seaport and other
destinations along the Toms River and Barnegat
Bay such as the various yacht clubs, restaurants
and beaches accessible by boat.

16 III – PLAN VISION AND GOALS | TOWNSHIP OF TOMS RIVER – DIVISION OF COMMUNITY DEVELOPMENT

[REDEVELOPMENT PLAN

DOWNTOWN TOMS RIVER
DOWNTOWN CORE REHABILITATION AREA
December 14, 2021

e) Encourage the reduced need for parking
through use of paratransit links.
4. Resiliency
a) Use low impact, nonstructural stormwater
management techniques in new rehabilitation
and redevelopment projects to reduce
stormwater runoff.
Figure 12: Top: The Toms River BID initiated a trolley loop in Downtown
Toms River during the summer of 2018 but the costs were not sustainable.
Other forms of paratransit, possibly privatized are anticipated to provide ondemand links to the bus terminal: The expansion of boat accessible waterfront
dining, entertainment and retail on both sides of the Toms River at Huddy
Park and Mathis Plaza and the redevelopment of water dependent uses in
Downtown Toms River and in the Borough of South Toms River would create
an opportunity for water-based paratransit such as water taxis.

3. Parking
a) Provide parking facilities that meet current and
future demand, taking into consideration
access to public transit and the optimal
utilization of every parking space.
b) Encourage parking area location that
minimizes interference with pedestrian flow
and open spaces.

b) Maximize walkability of existing and future
rehabilitation and redevelopment projects to
reduce reliance on motorized transportation
and thus reduce the carbon footprint of the
Downtown Core.
5. Cultural-Heritage Tourism
a) Encourage and promote cultural and heritage
tourism opportunities within a “Arts & Culture
District” inclusive of the “Toms River Village
Historic District”, Main Street, Washington
Street, Water Street, Irons Street, Robbins
Street, Huddy Park and Robbins Parkway.

c) Provide for shared parking standards for mixed
commercial/residential development.
d) Utilize transportation demand management
(TDM) techniques as part of redevelopment
agreements to reduce vehicle trips and
promote the use of transit.
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b) Employ public-private partnerships between
the Township and designated redevelopers to
collaborate with the TRBID and Township
Historic Preservation Commission to expand
interpretive signage and tours (walking, trolley
and boat) of the Village Historic District and
related historic sites in the Downtown and
along the Toms River.

IV – REQUIRED PLAN COMPONENTS

18 IV – REQUIRED PLAN COMPONENTS | TOWNSHIP OF TOMS RIVER – DIVISION OF COMMUNITY DEVELOPMENT

[REDEVELOPMENT PLAN
Pursuant to Section 40A:12A-7 of the New Jersey Local
Redevelopment Housing Law (LRHL), redevelopment plans
shall include for the planning, development, redevelopment,
or rehabilitation of the project area sufficient to include the
following:
1. The plan relationship to definite local objectives as to
appropriate land uses, density of population and
improved traffic and public transportation, public
utilities, recreational and community facilities and other
public improvements.
2. Proposed land uses and building requirements in the
project area.
3. Adequate provisions for the temporary and permanent
relocation, as necessary, of residents in the project area.
4. An identification of any property within the
redevelopment area, which is proposed to be acquired in
accordance with the redevelopment plan.
5. Any significant relationship of the redevelopment plan
to (a) the master plans of contiguous municipalities; (b)
the master plan of the county in which the municipality
is located; (c) the State Development and
Redevelopment Plan adopted pursuant to the “State
Planning Act”, P.L. 1985, c398 (C.52:18A-196 et al.)
6. Description of the plan relationship to pertinent
municipal development regulations as defined in the
“Municipal Land Use Law” (MLUL). The plan shall
supersede applicable provisions of the development
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regulations of the municipality or constitute an overlay
zoning district within the redevelopment area.
7. All provisions of the redevelopment plan shall be either
substantially consistent with the municipal master plan
or designed to effectuate the master plan.

V – PROPOSED REDEVELOPMENT ACTION
This project may be constructed in phases and include
mixed-use development, residential, retail and commercial,
as well as shared parking arrangements.

VI – ADMINISTRATIVE PROVISIONS OF PLAN
1. The Redevelopment Plan shall supersede conflicting
standards in the underlying VO, VB, VS, VOB and VS
Zone regulations with regard to permitted uses and bulk
standards, but provisions of the Township of Toms River
Zoning and Land Development Ordinance (Chapter 348)
shall apply where this Plan is silent.
The plan
incorporates Design Guidelines which shall apply to
development within the Downtown Core regardless of
amendments, revisions, additions, or deletions to the
Toms River Zoning and Land Use and Development
Ordinance unless this Plan is also amended by ordinance
or unless a waiver of any of the Design Guidelines is
granted by the Toms River Planning Board as part of a
Site Plan Approval.
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2. Uses and buildings that are nonconforming with the land
use and building requirements set forth in this Plan will
remain legal nonconforming uses and structures subject
to the same rights and limitations as pertain to other
nonconforming uses and structures under the Municipal
Land Use Law and the Toms River Zoning and Land
Development Ordinance.
3. Applications for redevelopment, whether by a
Redeveloper or by a property owner, shall be reviewed
as set forth in this section. The Application shall be
submitted on the standard Township forms for a Site
Plan and/or Subdivision with the usual fees and escrows
which shall be charged for the review reports and related
work of the Township professionals.
a. The Application for redevelopment shall first be
reviewed by Township staff and professionals
for a consistency determination which shall
include, but not be limited to, a review of the
project to determine general compliance with
the proposed development and uses of the
parcel and related standards in this Plan, the
aesthetics of the project and the projects
coordination with other existing projects and
with the proposed development and uses in this
Plan for neighboring parcels and neighboring
properties whether or not they are addressed in
this Plan. The application for redevelopment
may be referred to the Mayor’s Redevelopment
Advisory Committee for review and comment.
b. After a favorable review of the Application, a
draft Redevelopment Agreement with the

prospective redeveloper shall be negotiated.
The Township Council would then adopt a
resolution designating the prospective
redeveloper as a redeveloper for a designated
Parcel (or portion thereof) and authorizing the
execution of the redevelopment agreement.
The Council may authorize the Township
Planner to issue a Letter of Consistency in lieu of
a Redevelopment Agreement if it is determined
that a Redevelopment Agreement is not
necessary for the project.
c. The designated redeveloper will then submit a
preliminary and/or final site application to the
Land Use Committee of Township Council,
which will provide oversight on consistency with
this Redevelopment Plan on behalf of the
Redevelopment Entity. After the review by the
Land Use Committee, the preliminary and/or
final site application shall then be submitted to
the Planning Board for its review as provided by
law and in this Plan.
4. The Planning Board may grant deviations from the
regulations contained within this Redevelopment Plan
classified as “c” or bulk variances and such deviation
shall not be considered an amendment to this
Redevelopment Plan, where by reason of exceptional
narrowness, shallowness or shape of a specific piece of
property within the Redevelopment Area, or by reason
of exceptional topographic conditions or physical
features uniquely affecting a specific piece of property,
or by reason of an extraordinary situation uniquely
affecting a specific piece of property or existing
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structures lawfully constructed thereon, the strict
application of the regulation of the Redevelopment
Plan, would result in peculiar and exceptional practical
difficulties to, or exceptional and undue hardship upon
the developer of such property.
5. The Planning Board may also grant deviations from the
regulations and standards contained within this
Redevelopment Plan when the purposes of this
Redevelopment Plan would be advanced by the
deviation and the benefit of the deviation would
substantially outweigh any detriments. The granting of
such deviations from the Plan for a redevelopment
project in the Arts and Culture District shall be linked to
7(g) below.
6. The Zoning Board of Adjustment may NOT grant
deviations from the permitted uses contained in this
Redevelopment Plan. Variance from bulk provisions
may be granted from provisions of the underlying
zoning regulations otherwise exempt from site plan
review by the Land Use and Development Ordinance.
7. An amendment to the Redevelopment Plan shall be
required where a deviation would result in permitting or
expanding a use not specifically permitted in this Plan,
except that an increase by more than ten percent (10%)
or 10 feet of the permitted maximum height or an
increase in the density permitted in this Plan may be
authorized by the Redevelopment Entity in a
redevelopment agreement as a bonus to reward a
redeveloper for providing a specific benefit to
Downtown Toms River and the Township as a whole,
including but not limited to:
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a. Enhanced recreational amenities, such as an
active recreation facility, open to the public;
b. Neighborhood gardens for the production of
fruits and vegetables for consumption by
residents of the new development and the larger
neighborhood of which the new development is
a part, consistent with the provisions of LEEDND NPD Credit 13 (Local Food Production);
d. Enhanced design for persons with disabilities
consistent with LEED-ND NPD Credit 11
(Visitability and Universal Design);
e. Two or more buildings within the proposed
development, or the entire project certified
under the LEED for New Construction and Major
Renovation (LEED-NC) Rating System;
f.

Inclusion of a public park or enhancement of an
existing public park within or adjacent to the
redevelopment project, inclusive of features
such as landscaped sitting areas, fountains,
sculpture, formal gardens, picnic pavilions, etc.;

g. Within the Arts & Culture District, the
redevelopment agreement for the project shall
include an indoor or outdoor performance
amenity such as a theater amphitheater, dinner
theater, black box theater or indoor or outdoor
music venue or outdoor street performer plaza.
Related space including public art, art galleries,
art studios, rehearsal and/or recording studios,
“makerspaces”, etc. may be considered to meet
this requirement;
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h. Structured parking available to the public during
specified hours to be set forth in a
redevelopment agreement;
i.

Provision of affordable housing in excess of
twenty percent (20%) of the total number of
dwelling units to be created within the project to
be set aside as affordable in accordance with
state requirements, subject to a maximum
density agreed to by the redeveloper and
Redevelopment Entity as part of the
Redevelopment Agreement.

8. Any word, phrase, clause, section or provision of this
plan, found by a court or other jurisdiction to be invalid,
illegal or unconstitutional, such word, phrase, clause,
section or provision shall be deemed severable and the
remainder of the Plan shall remain in full force and
effect.

VII – LAND USE REGULATIONS
A. Permitted Uses
1. Redevelopment Plan Area
a) Uses permitted in the underlying Zoning
District except that hotels and motels are not
permitted.
b) Mixed use buildings with residential
apartments or office uses above street level
retail, subject to the following:

1) The apartment shall contain a kitchen,
bathroom, and living room and shall
contain an average gross unit size of at
least 1,000 square feet.
2) The Residential deed-restricted
affordable unit mix within the
development shall meet the following
standards:


Not more than 20% onebedroom apartments
 Not less than 45% twobedroom apartments
 Not more than or less than 20%
three- bedroom apartments.
3) Street level dwelling units or Live/Work
units may occupy up to 60% of the total
street level floor area within buildings
not fronting on Main Street or
Washington Street in the Village
Business Zone
c) Multifamily residential buildings without street
level retail floors, except along Main Street or
Washington Street within the Village Business
Zone or along Robbins Parkway, where street
level retail floors are required for new infill
development or expansion of existing
buildings.
d) Parks, playgrounds, and passive recreational
uses (ex. Public plazas, spray parks, outdoor
skating rinks, kayak launches, etc.)
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e) Non-residential permitted uses permitted on
the street level of mixed use buildings include:























Retail Sales & Services
Personal Service Establishments
Business Service Establishments
Coffee shops
Eating and drinking establishments
(full service or take out, but no drive
thru) with or without cocktail
lounge
Brew-pubs, microbreweries &
designer distilleries
Newspaper/magazine stand
Fitness center
Studios for art, music, dance, yoga,
and other instructional activities
Dry Cleaning establishments ( no
on-site processing)
Media Studios (no antennae)
Retail Kiosks
Licensed Day Care Facilities
Professional and Medical Offices
(limited to second floor or above on
properties fronting Main Street or
Washington Street)
College-University branch facilities
Community Center open to the
public
Banks (without drive thru)
Food markets
Bakeries
Theaters
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f)

Small scale manufacturing for
“batch production” (maximum of
5,000 SF per business
establishment. Limited to second
floor or above on buildings fronting
Main Street or Washington Street)

Stand-alone retail buildings with permitted
uses consistent with (e) above

g) Live /work units. A live/work unit is a building
that provides residential on the upper floors
and work space within the same building,
usually on the ground floor, some of whose
residents might work there and some of which
might accommodate non-resident employees
(limited to second floor or above on properties
fronting Main Street or Washington Street
h) Public parking facilities
i)

Cultural or entertainment venues such as
theaters, outdoor Amphitheaters, street
performers or the equivalent

j)

Public utilities

k) Bed & Breakfast Inns, with or without street
level retail
B. Permitted Accessory Uses and Structures
1. Uses customarily accessory and incidental to permitted
uses
2. Outdoor dining
3. Off-street parking (structured and surface parking)
4. Loading facilities
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7.
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9.
10.
11.
12.
13.
14.
15.
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Fences and walls
Awnings
Leasing office for on-site management
Recreational facilities serving the residences of a mixed
use or townhouse complex. Examples include tennis
courts and track with exercise stations.
Community Gardens
Street furniture including but not limited to outdoor
tables, benches, gazebos, planters etc.
Trash storage areas appropriately screened
Garages for residential uses
Bus shelters and bicycle storage facilities
Signs
Solar panels, subject to Site Plan Approval
Roof top decks with amenities

C. Prohibited Uses
Any use not specifically listed as a permitted or accessory
use in this Redevelopment Plan is prohibited. Drive-in and
drive-thru uses of any kind are specifically prohibited.
D. Area and Bulk Requirements
The following area and bulk requirements shall apply to
new construction projects, inclusive of additions to existing
buildings within the Redevelopment Area:
1. Standards for VB and VS Zones
Area and Bulk Requirements – VB & VS Zones
Regulation
Minimum Project Area (acres)

Requirement
Per underlying zoning

Residential Density

40 units/acre except 70 units/acre in Robbins
Parkway Redevelopment Area
40 ft. at streetline / 45 ft. at max setback/

Maximum Building Height (feet)

Maximum Building Coverage

60 ft. max (excluding any level entirely devoted
to parking and/or retail use)
100%

Maximum Building Setbacks

15 foot from streetline.

Minimum Stepback

10 foot stepback at 40 feet in building height to
60 foot max height
Greater of prior coverage or 80% of area not part
of acreage set aside as open space/public park
10% of project site

Maximum Impervious Coverage
Minimum Open Space Areas

NOTES:
1) Density calculation shall be based on totality of site
acreage inclusive of land set aside and permanently
preserved as pocket parks or plazas available for public
use.
The total number of residential units will be subject to a
conceptual site plan approved by the Redevelopment
Entity and attached to the Redevelopment Agreement.
Final density will be arrived at by conformance to the
site development standards of the Redevelopment Plan
and an assessment of an acceptable project impact on
physical infrastructure capacity, level of service at
street intersections and municipal service capacity.
2) Building height regulated by this section shall be
measured from the average elevation of the finished
grade to the midpoint of the distance between the roof
plate and the roof ridge or the top of flat roofs below
the parapet of the structure if a flat roof. If a parking
area is provided under the building, this shall not count
as a story. If the site is within a Flood Hazard Area
requiring the lowest habitable floor to be at or above
the Base Flood Elevation, the building height shall be
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measured from the Base Flood Elevation rather than
the average elevation of the finished grade.
2. Additional Standards for VO and VOB Zones:
a. Townhouse Developments – Shall follow
requirements set forth in § 348-8.40 except as
otherwise modified through a Redevelopment
Agreement with the Redevelopment Entity.
Height provisions shall follow the requirements
of the VOB Zone regulations.
b. Multifamily Developments – Shall follow
requirements set forth in § 348-8.18 except as
otherwise modified through a Redevelopment
Agreement, except that height provisions shall
follow the requirements of the VOB Zone,
inclusive of the additional height allowance
when ground level retail space is provided.
E. Parking Requirements
1. Parking needs of newly constructed or expanded
buildings within the Downtown Core Rehabilitation Area
shall be provided as follows:
a) Residential – It is the objective of this Plan to
ensure sufficient parking to meet the needs of a
redevelopment project without undue reliance
on surface parking lots and that parking is
distributed in a way that is convenient to all
residents. The concept plan submitted to the
Redevelopment Entity for incorporation into a
Redevelopment Agreement shall be based on 1
parking space per bedroom up to a maximum
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of 2 spaces for any one residential unit, located
on-site or within a publicly or privately
operated parking facility within the Downtown
Core Rehabilitation Area. The residential
parking requirement may be met through the
commitment of public parking spaces under the
management of the Toms River Parking
Authority through the issuance of residential
parking permits limited to evening and
weekends. The residential parking requirement
may also be met through the commitment of
funds by a redeveloper for use by the Township
or the Parking Authority in the construction of
public parking in accordance with a
redevelopment agreement.
b) Non-residential - All non-residential parking
required for newly constructed or expanded
buildings shall be satisfied through the use of
daily parking permits issued by the Toms River
Parking Authority based upon the number of
employees as each tenant applies for a Zoning
Permit for commercial tenancy. No other offstreet parking is required for retail uses using
metered street parking. Commercial uses
involving longer parking periods for customers
or clients shall provide parking spaces pursuant
to Section 348-8.20(O) either on-site, off-site
within the Downtown Core Rehabilitation Area
or within 500 feet of the site through a lease or
other legal instrument, or through an
agreement with the Toms River Parking
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Authority for the exclusive use of public parking
spaces.
2. Location –
a. All off-street surface parking shall be located
behind buildings facing Main Street or Washington
Street, except that the side elevation of a building
may face a parking field of not more than 60 feet in
width or depth containing perpendicular or angled
parking spaces.
b. Private parking structures shall be internalized
within mixed-use or residential buildings and
entrances shall be from rear or side access drives
unless such access is not available. Entrances to
such internalized parking from street frontages on
Main Street, Washington Street and Water Street
should be avoided.
c. Public parking structures should be situated along
minor side streets and to avoid any additional
driveway cuts along Main Street, Washington
Street and Water Street. They should be designed
to minimize obstructions of views of the Toms
River and Huddy Park from upper story office and
residential units.
3. Electric Vehicle Charging Stations a. A minimum of 6 electric vehicle (EV) charging
stations shall be provided among the required offstreet parking spaces provided on-site in every
redevelopment project for the use of individuals
otherwise on-site, such as employees, and is not

intended for the use of the general public, limited
to the commercial availability of the local energy
grid and providers in the area.
F. Shuttle to Toms River Bus Terminal
1. The Redevelopment Plan strongly encourages that a
shuttle service to the Toms River Bus Terminal be
provided for residents of new residential units that are
part of a redevelopment or rehabilitation project. Such a
service is required for any such project for which a waiver
of the parking requirements of Subsection F above is
requested. In keeping with the spirit of transit oriented
developments, shuttle service reduces the amount of
vehicles necessary for commuting purposes. The
reduction in parking and available shuttle service
provides for a “live-travel” option that is desirable for
any household wishing to economize on housing and
transportation costs. This service will reduce the need
for off-street parking.
2. Upon occupancy of 300 approved residential units in the
Downtown Core Rehabilitation Area, Developer
Sponsored Transit (LEED-ND NPD Credit 8 –
“Transportation Demand Management”, Option 3),
consisting of dedicated year round shuttle service to the
Toms River Bus Terminal may be evaluated for its effect
in reducing the need for off-street parking within
redevelopment projects. The Plan objective is that, as
buildout of the Phase 1 Redevelopment Plan Area and
the Downtown Core Rehabilitation Area increase the
residential population of the Downtown, the Toms River
Business Improvement District Corporation, possibly in
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collaboration with the Parking Authority, would
consider a more formal public shuttle system if there
would be sufficient demand to support at least 45 daily
weekday trips and 30 daily weekend trips2. Funding for
the public shuttle service shall be addressed in all
redevelopment agreements for redevelopment projects
for which private shuttle service is to be provided based
on a parking waiver. Should the public shuttle service be
implemented, the requirement for private shuttle
service will be replaced by a payment to the TRBID or
Parking Authority for public shuttle service. Use of
either private or public shuttle service may be reevaluated at any point during the build-out of the
redevelopment or rehabilitation project mutually
agreed upon by the Redevelopment Entity and a
Redeveloper.
G. Organization of Uses on the Site (Land Plan)
The organization of the Downtown Core Rehabilitation
Area is flexible, but the concept plan is based on continued
rehabilitation of existing buildings and the reconfiguration
of existing vacant land and surface parking lots for infill
development. The ability to infill existing voids between
buildings through expansion of existing buildings or
construction of new buildings will need to be balanced with
sufficient parking, which is envisioned to be provided
through the use of either freestanding parking structures or
parking integrated within new buildings.
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A 3D computer model was created to provide a vision for
how the Downtown Core could be built up with mixed use
and residential buildings if public and private surface
parking could be consolidated into parking structures.
Figures 9 through 14 provide snapshots of the model and
illustrate the potential intensification of residential and
retail uses within the Downtown Core in the area bounded
by Main Street, Sheriff Street, Hooper Avenue and Water
Street, while Robbins Parkway is shown as a waterfront
dining and entertainment district with the potential for
multifamily residential on upper floors, subject to NJDEP
approval. “Robbins Seaport” is what the area is called that
is currently occupied by a surface parking lot adjacent to
Huddy Park, the Water Street Grille Restaurant and
adjacent outdoor “tiki bar”, a single family house with large
front yard (also owned by Chefs International , the owners
of Water Street Grille) and a vacant, storm damaged
property opposite the Water Street Grille on Block 668, Lot
13, known as the “Boatworks” site. This Plan proposes that
a public-private partnership be pursued with the property
owner of the storm damaged property or other redeveloper
that would assume control of that property so that it could
be developed in conjunction with a parking structure on the
existing Township-owned surface lot . The surface parking
lot currently supplies all of the parking for the Water Street
Grille and, with the expansion of seating capacity at the
outdoor tiki bar, the lot is full most of the time during warm
weather days, forcing patrons to parking in the Township

2

LEED 2009 for Neighborhood Development Rating System, NPD Credit
8, Transportation Demand Management, Option 3. Daily trips include both
arrivals and departures.
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deck at Water Street and Court Street and cross Water
Street at the signal where conditions for pedestrians are
unfavorable due to the speed of traffic and the curve in
Water Street to the east.
The Capodagli Property Company became the contract
purchaser of the Boatworks property in 2019 and was
conditionally designated as the redeveloper of the Robbins
Parkway Redevelopment Area pending approval of a
concept plan and redevelopment agreement.
Figure 14: Overhead view of Downtown Core model facing northeast. Huddy
Park is in the foreground. Examples of infilled private surface parking lots are
shown along Water Street between Main Street and the Township Parking
Deck, as well as along Allen Street.

Figure 13: Model views of Washington Street and the east side of Main Street
with parking decks shown along Sheriff Street and Hooper Avenue.
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Figure 15: Closer view of the Downtown Core model facing east at the
intersection of Main Street and Water Street showing the infilling of private
surface lots with mixed use buildings and the connection of the Township
Parking Deck to a new parking structure in the surface lot adjacent to Huddy
Park.
Figure 17: Top image shows a visualization in the model of the expanded Water
Street Grille site on the east side of Robbins Parkway and the festival
market/restaurant/mixed use development on the west side and the Riverwalk
connection to the waterfront condominium buildings to the east. Bottom image of
same area shows the Riverwalk connection to an adjacent waterfront restaurant,
all with access by recreational boaters to supplement the transient boat parking in
the recently rehabilitated Huddy Park. The new parking deck would facilitate the
intensification of the seaport theme, which could be further enhanced by privately
operated water taxi service to Mathis Plaza in South Toms River, as well as the
various Yacht Clubs along the Toms River (Toms River, Beachwood, Pine Beach,
Island Heights and Ocean Gate).
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Figure 16: Closer view of model facing north from Water Street up Bob Levy
Way (Robbins Street) showing infilling of surface parking lots adjacent to
existing office buildings that could become possible if parking was consolidated
into shared-use decks.

The model visualizes the development of the east side of Robbins
Parkway through the replacement of the single family dwelling
with a waterfront banquet facility as part of the Water Street Grille
complex, inclusive of expanded waterside outdoor lounges and
facilities to accommodate outdoor wedding receptions and other
events. The west side of Robbins Parkway, adjacent to Huddy Park
would include the parking deck wrapped with two levels of retailrestaurant space linked to one or two additional waterfront
restaurants with additional facilities for boat access, all connected
by a Riverwalk from Huddy Park to the existing condominiums to
the east.

This Redevelopment Plan is to address the requirements for a
designated Area In Need of Rehabilitation. As such a designation
does not include the power of Eminent Domain, there is no property
acquisition included or enabled through the adoption of this Plan.
However, it is noted that the property at Block 668, Lot 13 (1 Robbins
Parkway) has been in an advanced state of disrepair since
Superstorm Sandy, and even though the property was determined
not to be substantially damaged, there has been no attempt to
address the damage and the property is currently vacant and fenced.
Should the additional statutory authority that comes with adoption
of this Plan not be sufficient to enable this property to be addressed
through a public-private partnership, it may become necessary for
the Township Council to direct the Planning Board to investigate and
make a recommendation on an Area In Need of Redevelopment
designation with the potential for the use of condemnation.

IX – RELOCATION PLAN
Because there is no authority for property acquisition through the
use of Eminent Domain through the adoption of this Redevelopment
Plan, there is no need for the incorporation of a plan for relocation of
occupied buildings. If a portion of the Rehabilitation Area is
designated as an Area In Need of Redevelopment in the future and a
determination is made to acquire an occupied commercial or
residential building, the Plan would be amended accordingly.

X – AFFORDABLE HOUSING REQUIREMENTS
VIII – ACQUISITION PLAN
(1) Inventory of Affordable Housing
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N.J.S.A. 40A:12A-7 requires an inventory of all housing
units affordable to low and moderate income households,
as defined pursuant to section 4 of P.L.1985, c.222
(C.52:27D-304), that are to be removed as a result of
implementation of the Redevelopment Plan, whether as a
result of subsidies or market conditions, listed by
affordability level, number of bedrooms , and tenure. In
response to this requirement, there are no housing units
affordable to low and moderate income households as
defined pursuant to section 4 of P.L.1985, c.222 (C.52:27D304) that will be removed as a result of implementation of
this Redevelopment Plan.
(2) Plan for the Provision of Affordable Replacement Housing
N.J.S.A. 40A:12A-7 requires a plan for the provision,
through new construction or substantial rehabilitation of
one comparable, affordable replacement housing unit for
each affordable housing unit that has been occupied at any
time within the last 18 months, that is subject to
affordability controls and that is identified as to be
removed as a result of implementation of a redevelopment
plan. In response to this requirement, the implementation
of this Redevelopment Plan does not result in the removal
of any affordable housing unit that is subject to
affordability controls.

XI – OFF TRACT IMPROVEMENTS
The designated redeveloper or other such party responsible for the
development of a property governed by this Redevelopment Plan
for which a redevelopment agreement is required will be
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responsible for the cost of any installation or upgrade of
infrastructure related to their project whether on-site or off-site.
Infrastructure items include but are not limited to gas, electric,
water, sanitary and storm sewers, traffic control devices,
telecommunications, streets, curbs, sidewalks, street lighting and
street trees. Subject to reimbursement from other benefited
parties, if any, the Redeveloper will assume and pay the entire cost
for any increase in the size or scope of the existing off-site
infrastructure and new off-site infrastructure and ancillary facilities
as may be required by the Mayor and Council, Ocean County or
other agencies of jurisdiction specifically for purposes of supporting
the project. The extent of the redeveloper’s responsibility will be
outlined in the redeveloper’s agreement with the Township.
Should the redevelopment project involve the use of publically
financed structured parking facilities to satisfy the parking
requirements set forth in this Plan, the terms of the contribution of
the redeveloper to the cost of constructing and operating the
parking facility shall be incorporated into the redevelopment
agreement or separate agreement with the Parking Authority as
determined by the Township Council acting as the Redevelopment
Entity.
Off-site responsibility for properties not covered under the
redevelopment agreement will be determined during the permit
and/or site plan review phases. All infrastructure improvements will
comply with applicable local, state and federal codes including the
Americans with Disabilities Act. All utilities will be placed
underground unless the Redevelopment Entity determines that
such requirement will jeopardize the economic feasibility of a
redevelopment project at the time of the execution of the
Redevelopment Agreement.
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XII - CONSISTENCY WITH TOWNSHIP MASTER PLAN
The 2017 Toms River Township Master Plan recommends the
designation of the Downtown Core Rehabilitation Area.
Throughout the 2017 Master Plan, which incorporates the 2005
Downtown Toms River Master Plan, the importance of promoting
redevelopment and making the downtown more “walkable” was
stressed repeatedly. Examples of Goals from the Master Plan that
reflect the significance of pedestrian mobility and
redevelopment/rehabilitation in the Township’s land use policies
follow:
Land Use Goal 2: Develop Historic Downtown Toms River as a
regional center for Ocean County, and create additional nodes and
centers throughout the Township to encourage walkability and
reduce vehicular trips;
Land Use Goal 7: Promote redevelopment of the Ciba-Geigy
property, portions of Downtown Toms River between Huddy Park
and the Parkway, and Route 37 between Fischer Boulevard and the
bridge. Explore additional revitalization of Downtown Toms River
through one or more rehabilitation area designations, including the
waterfront east of Huddy Park and the downtown core between the
river, Main Street and Hooper Avenue north to Madison Avenue
along Hooper and Lien Street along Main Street;
Land Use Goal 17: Encourage appropriate development of vacant
and underutilized parcels;
Economic Development Goal 7: Capitalize on mixed-use
redevelopment and revitalization of areas that are becoming
obsolescent;

Circulation Goal 2: Improve access to business properties from
adjoining roadways;
Circulation Goal 10: Work with South Toms River Borough and Ocean
County to extend the Barnegat Branch Trail from its current
terminus at Admiral Boulevard and Route 166 along the former rail
ROW in South Toms River to the Herflicker Street bridge, and then
to the Toms River Bus Station;
Circulation Goal 11: Work with Ocean County to provide safe bicycle
routes through the Downtown, consistent with the
recommendations of the 2011 Bicycle-Pedestrian Plan developed as
a Subregional Plan by the County with funding from NJTPA, as
deemed appropriate by the Township Engineer and County
Engineer.
The Downtown Core Redevelopment Plan is both consistent with
and designed to effectuate the 2017 Toms River Master Plan.

XIII – CONSISTENCY WITH STATE AND LOCAL
PLANS AND REGULATIONS
a. Local Plans
This Redevelopment Plan is consistent with the diverse residential
and neighborhood retail character of both the Toms River and South
Toms River along the common border between the two towns – the
Toms River.
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The only municipalities within close proximity to the Redevelopment
Plan Area governed by this Redevelopment Plan are the southeast
tip of Berkeley Township across the Toms River from the Toms River
Bus Depot to the west and the Borough of South Toms River,
situated across the Toms River between Main Street and Atlantic
City Boulevard. The zoning in Berkeley Township along the border
with Toms River is R-400 and the only significant land use is the
Magnolia Garden Apartments on Magnolia Avenue. The portion of
South Toms River opposite the Redevelopment Plan Area is
predominantly commercial and industrial, as evidenced in Figure 27.
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Figure 19: Zoning for Route 166 "Waterfront" Redevelopment Plan Area in
South Toms River

Based on the above, the proposed Downtown Core Redevelopment
Plan is not expected to have any impact on the zoning of these two
municipalities.

b. State Development and Redevelopment Plan
Redeveloping this property is in the spirit of the State Development
and Redevelopment Plan (SDRP) intent to provide a means to renew
New Jersey’s older municipalities, maintain a healthy tax base, and
to improve quality of life for residents.
The Downtown Core Rehabilitation Area, the Waterfront
Redevelopment Area and the entirety of Downtown Toms River has
been designated as a Regional Center upon the adoption of Plan
Endorsement by the State Planning Commission on January 2, 2018
and publication of a CAFRA Notice by NJDEP on August 6, 2018
(which became operative on September 5, 2018).
Future development is proposed to:
 Promote growth in compact forms;
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distinctiveness, as well as expanded choices in housing and
transportation.

Redesign areas of sprawl; and
Protect the character of existing stable communities.

These goals will be met by strategies, among others, to upgrade or
replace aging infrastructure; retain and expand employment
opportunities; and upgrade and expand housing to attract a
balanced residential population.



Make Development Decisions Predictable, Fair and Cost
Effective
For a community to be successful in implementing smart
growth, it must be embraced by the private sector.

The redevelopment of the Redevelopment Plan Area is consistent
with the SDRP’s goal to promote compact, complete and connected
future growth and to provide for additional housing at a density that
will provide greater housing choice to residents.



Mix Land Uses
Smart growth supports the integration of mixed land uses
into communities as a critical component of achieving better
places to live.

Principles of Smart Growth
The proposed redevelopment of the Redevelopment Plan Area
embodies many of the universally recognized principles of smart
growth.



Provide a Variety of Transportation Choices
Providing people with more choices in housing, shopping,
communities, and transportation is a key aim of smart
growth.



Strengthen and Direct Development Towards Existing
Communities
Smart growth directs development towards existing
communities already served by infrastructure, seeking to
utilize the resources that existing neighborhoods offer, and
conserve open space and irreplaceable natural resources on
the urban fringe.
Source: Smart Growth Network www.smartgrowth.org



Create Range of Housing Opportunities and Choices
Providing quality housing for people of all income levels is an
integral component in any smart growth strategy.



Create Walkable Neighborhoods
Walkable communities are desirable places to live, work,
learn, worship and play, and therefore a key component of
smart growth.



Foster Distinctive, Attractive Communities
Smart growth encourages communities to craft a vision and
set standards for development and construction which
respond to community values of architectural beauty and

XIV – PROCEDURE FOR AMENDING THE PLAN
The Downtown Core Redevelopment Plan may be amended from
time to time upon compliance with the requirements of the law. The
Township Council, acting as the Redevelopment Entity, at its sole
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discretion, may require the party requesting the amendment
prepare a study of the impact of the amendment, which study must
be prepared by a Professional Planner, licensed in the State of New
Jersey.

XV – SEVERABILITY / VALIDITY OF ORDINANCE

upon race, creed, color, sex, religion, familial status or national
origin, or other groups protected by State or Federal law, in the sale,
lease, use or occupancy thereof. Appropriate covenants running
with the land forever will prohibit such restrictions and shall be
included in the disposition instruments.

XIX – GENERAL DESIGN GUIDELINES

If any section, paragraph, division, subdivision, clause or provision of
this Plan shall be judged by the courts to be invalid, such adjudication
shall only apply to the section, paragraph, division, subdivision,
clause or provision so judged and the remainder of this Plan shall be
deemed valid and effective.

XVI – INTERIM USES
Interim uses may be established subject to site plan approval and
agreement between the developers and the Township
Redevelopment Agency. Interim uses may be granted for a period of
up to three years and may be renewed for an additional period of up
to two years at the discretion of the Redevelopment Entity.

XVII – NON-DISCRIMINATION USES
No covenant, lease, conveyance, or other instrument shall be
affected or executed by the Township governing body or by a
developer or any of his/her successors or assignees whereby the use
of land or occupancy of buildings within the Redevelopment Plan
Area is restricted by the governing body or the developers based

TOWNSHIP OF TOMS RIVER – DIVISION OF COMMUNITY DEVELOPMENT

DOWNTOWN TOMS RIVER
DOWNTOWN CORE REHABILITATION AREA
December 14, 2021

a. General Design Principles
The purpose of the guidelines in this Section is to provide
direction in the design and implementation of this Plan. The
use of the term “should” indicates a preferred and desirable
standard. The use of the term “shall” indicates a mandatory
standard. Relief from a mandatory standard may be granted
by the Planning Board unless otherwise specified in this
Plan.
1. The primary pedestrian circulation should coincide with
the primary street system. A secondary pedestrian and
bicycle circulation system may link public spaces and
other natural features near a redevelopment project.
2. Site, street, and pedestrian lighting, as well as
wayfinding signage shall be in conformance with the
specifications used for street lighting approved by the
Toms River Division of Engineering and the Toms River
Business Improvement District for the Downtown Core.
3. Streetscaping and landscaping should be used to
enhance the pedestrian experience and general safety
in conformance with the standards of this
Redevelopment Plan.
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4. Buildings should be organized to front on a street or a
pocket park whenever possible to help this hierarchy of
spaces.
5. Building placement, massing and architecture
architectural design should be varied yet may maintain
common elements of design to ensure a cohesive
architectural character.
6. For all new construction governed by this
Redevelopment Plan, the management of stormwater
runoff shall be designed to utilize Best Management
Practices (BMPs) intended to maximize recharge,
remove pollutants and to capture rainwater for
irrigation use in place of potable water sources. All
stormwater management basins should include a
network of bio-swales, rain gardens and the equivalent.
7. Runoff Mitigation Plan –
(a) Any redevelopment project governed by this
Redevelopment Plan shall include a Runoff
Mitigation Plan showing that the stormwater
management design elements include an
appropriate combination of non‐structural Best
Management Practices. The Plan shall show how
the design:
i.
Utilizes permeable areas to allow more
infiltration of runoff into the ground
through such means as biofiltration, filter
strips, swales, Infiltration trenches, green
roofs and/or permeable pavement, and/or;

ii.

Directs runoff to permeable areas and/or
utilize stormwater storage for re‐use or
infiltration by such means as:
 Orients roof runoff towards permeable
surfaces, drywells, French drains, or
other Best Management Practices
(BMPs) rather than directly to
driveways or non‐permeable surfaces
so that runoff will penetrate into the
ground instead of flowing off‐site; and
 Grades impervious surfaces to direct
runoff to permeable areas, utilizing
level spreaders or other methods to
distribute the impervious runoff over
pervious surfaces;
 Uses cisterns, retention structures, or
rooftops to store precipitation or runoff
for re‐use;
 Designs curbs, berms, or the like so as
to avoid isolation of permeable or
landscaped areas.
(b) A Runoff Mitigation Plan shall include a plan for the
maintenance of all BMP’s requiring on‐going
maintenance.
(c) A Runoff Mitigation Plan shall include the
applicant’s signed statement accepting
responsibility for all structural and treatment
control BMP maintenance. The transfer of property
subject to a Runoff Mitigation Plan must include as
a written condition to the transfer that the
transferee assumes full responsibility for
maintenance of any structural, and/or source or
treatment control BMPs.
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11. Landscaping and street trees
(a) Planting Details (General) – Plant selection should
conform to the following general design principles:
i.
All landscape plants should be native
species and typical full specimens
conforming to the American Association of
Nurserymen Standards (ANA) for quality
and installation.
ii.
Local soil conditions and water availability
should be considered in the plant selection.
All plants shall be tolerant of specific site
conditions.
iii.
Landscaping shall not inhibit access by
emergency vehicles or inhibit visibility
within required vehicular sight triangles.
iv.
Only irrigation systems using nonpotable
water supplies are to be used for all new
plantings.
v.
An appropriate variety of tree species
should be provided to avoid die-out due to
species-specific diseases.
(b) Street Tree Details – In addition to the requirements
found in this Redevelopment Plan, street trees
should be provided in accordance with the following,
based on LEED-ND NPD Credit 14, “Tree-Lined and
Shaded Streets”:
(1) Street trees should be provided on both sides of at
least 60% of new and existing streets within the
Redevelopment Plan Area and on the
Redevelopment Plan Area side of bordering streets.
(2) The number of street trees should average one for
every 35 linear feet of property frontage.
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(3) Spacing between trees should be determined
based upon species selection. In general, trees
should be between 30 and 50 feet on center,
averaging no more than 40 feet on center
(excluding driveways and utility vaults).
(4) Trees should be a minimum of three and one-half
to four inches caliper, based on ANA standards.
(5) Trees are to be disease resistant and tolerant of
road salts and air pollution.
(6) On properties with more than one tree species,
species should not be alternated one-by-one;
instead a single species shall be grouped together
to create a canopy effect.
(7) Branching height should bear a relationship to the
size and species of tree but shall have a minimum
clearance height of seven feet above grade before
branching begins.
12. Buffer Details – A landscaped buffer shall be provided
around surface parking lots in accordance with the
following:
(a) A shrub mass of deciduous and/or evergreen
species shall be planted within the required buffer
area to provide for a visual and physical screen
along the entire frontage. Shrubs within the buffer
shall primarily include evergreen species, although
deciduous plants may be used provided that their
use does not result in significant visual openings
during the winter season. This landscape mass shall
be interspersed with the required ornamental and
evergreen trees to provide for a natural, random
and visually interesting plant scheme.
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(b) Selection of plants species shall provide for a
variety and mixture of landscaping. Varieties
should consider susceptibility to disease, shapes,
seasonal display, textures, flowers, and foliage.
(c) The plant quantities constituting the buffer should
include:
i.
Shrubs averaging 25 per 100 linear feet of
frontage.
ii.
Ornamental trees averaging two per 100
linear feet of frontage.
iii.
Evergreen trees averaging two per 100
linear feet of frontage.
iv.
Lawn or groundcover to complete the
required 10-foot wide
landscape buffer outside of the required
shrub/tree planted area.
(d) Required plantings in the buffer area shall meet the
minimum size requirements as follows:
i.
Shrubs: planted size is to be a minimum of
24 inches to 36 inches in height.
ii.
Ornamental trees: planted size is to be a
minimum of five feet to six feet in height.
iii.
Evergreen trees: planted size is to be a
minimum of five feet to six feet in height.
13. Landscape Plan
a) A landscape plan prepared by a landscape
architect, licensed by the New Jersey State
Board of Architects and Landscape Architects,
or other qualified individual shall be submitted
with an application to the Toms River Planning
Board for Site Plan Approval.

b) The landscape plan shall include the following
information:
1) Existing and proposed underground and
above ground utilities such as site lighting,
transformers, hydrants, manholes, valve
boxes, etc.
2) Indicate all existing vegetation to be saved
or removed. List existing and proposed
topography and location of all landscaped
berms. Indicate location, species and sizes
of all proposed shade trees, ornamental
trees, evergreen trees and shrubs and areas
for lawns or any other ground cover.
Different graphic symbols shall be used to
show the location and spacing of shade
trees, ornamental trees, evergreen trees,
shrubs and ground cover. The size of the
symbol must be representative of the size of
the plant shown to scale. A plant schedule
indicating botanical name, common name,
size at time of planting (caliper, height and
spread), quantity, root condition and any
special remarks (spacing, substitutions, etc.)
for all plant material proposed. Plants within
the plant schedule shall be keyed to the
landscape plan utilizing the first letter of the
botanical plant name (i.e., Acer rubrum =
AR).
14. Vehicular/pedestrian circulation
(a) Pedestrian Circulation
(1) Sidewalks - Continuous sidewalks or equivalent
provisions for walking are required to be
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available along both sides of all streets within a
redevelopment project for which a
redevelopment agreement is required by this
Redevelopment Plan, including the project side
of streets bordering the project. New
sidewalks, whether adjacent to streets or not,
should be at least 10 feet wide on retail or
mixed-use blocks and at least 5 feet wide on all
other blocks. Equivalent provisions for walking
include all-weather-surface footpaths at least 5
feet wide.
(2) At-grade crossings with driveways account for
no more than 10% of the length of sidewalks
within the project.
b. Signage
All signage within the Toms River Downtown Core
Redevelopment Plan Area shall conform to signage
regulations promulgated by the Township Council of the
Township of Toms River with advice and consent of the
Toms River Business Improvement District (TRBID)
Corporation Board of Directors.
c. Lighting
1. Prohibited Types
Low-pressure sodium or mercury vapor lighting is
prohibited within the Redevelopment Area.
2. Streets
a) Pedestrian-scaled lighting, less than 15 feet in
height, shall be used along all internal streets.
b) An average of 0.3 foot candle illumination
should be maintained over the sidewalks.
c) Street light fixtures shall be full cut off.
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3. Parking Lot
a) Parking lot lighting shall be no more than 25
feet in height.
b) An average of 0.9 foot candle illumination must
be maintained within residential parking lots.
c) An average of 1.5 foot candle illumination must
be maintained within nonresidential parking
lots.
d) Parking lot fixtures shall be full cut off.
4. Public Open Spaces
a) Pedestrian-scaled lighting, less than 15 feet in
height, shall be provided at a rate of 1 per every
100 linear feet of pathway.
b) An average of 0.5 foot candle illumination must
be maintained within developable open space.
c) Light fixtures shall be full cut off.
5. Buildings
Light fixtures attached to the exterior of a building are
encouraged. These fixtures shall be architecturally
compatible with the style, materials, and colors of such
building.
6. Light Pollution Reduction (LEED-ND GIB Credit 17)
a) All lighting should be designed to reduce sky-glow
and increase night sky access, improve nighttime
visibility through glare reduction and reduce
adverse effects on wildlife environments through
the installation of fixture-integrated lighting
controls on at least 50% of the external luminaires
that use motion sensors to reduce light levels by at
least 50% when no activity has been detected for 15
minutes.
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b) Automatic controls should be installed that turn off
exterior lighting when sufficient daylight is
available and when the lighting is not required
during nighttime hours.
d. Architecture
1. Materials
a) Building facades visible from a street should be
compatible with materials and colors in keeping
with the character of the historic downtown
Toms River area.
b) Predominant exterior building materials shall
consist of brick, sandstone, native stone
veneer, cultured stone and stone veneer,
composite siding and tinted/textured concrete
masonry units, or other high-quality material.
c) The use of metallic or predominantly black
finishes, high intensity or fluorescent colors
shall be prohibited.
d) In order to reduce the “Heat Island Effect”,
roofing materials for at least 75% of the roof
area of all new buildings in the Project Area
should have a Solar Reflectance Index (SRI) of
at least 29 for roofs with a slope greater than
2:12 and a SRI of 78 for roofs with a slope of
2:12 or less. The use of vegetated roofs for at
least 50% of the roof area of all new buildings
within the project; or a combination of SRIcompliant and vegetated roofs for at least 75%
of the roof area of all new buildings in the
Project Area would also meet this standard
(LEED-ND GIB Credit 9, “Heat Island
Reduction”).

2. Scale
a) Building Orientation – Proposed buildings shall
be oriented to generally front on Water Street,
Main Street, Washington Street, Hooper
Avenue, Bob Levy Way, Robbins Parkway and
Allen Street. The building façade shall create a
defining wall along the streetscape.
b) Building exteriors shall have vertical and/or
horizontal offsets to create visual breaks on the
exterior.
c) Long, blank, windowless, monotonous,
uninterrupted walls or roof planes are not
permitted along public street frontages or
walkways.
d) Building wall offsets, including projects and
recesses, such as balconies, canopies, awnings,
and other architectural details, are encouraged.
e) Street level height – The street level of a
building shall have at least 12 feet clear height.
f) Not less than 50% of the upper story dwelling
units fronting on a street shall have balconies
and/0r balconettes, which may project up to 6
feet beyond the building line.
3. Articulation
a) The building façade shall have a clearly defined
base, body, and cap.
b) The middle section of the faced may be
horizontally divided at floor, lintel, or sill levels
with belt courses.
c) The architectural treatment of a façade shall be
completely continued around all street facing
facades of a building. All sides of a building
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shall be architecturally designed so as to be
consistent with regard to style, materials,
colors, and details.
4. Roofs
a) The shape, pitch, and color of a roof should be
architecturally compatible with the style,
materials, and colors of such building.
b) If the building has a flat roof, a parapet shall
project vertically and extend around the entire
building to hide any roof-mounted mechanical
equipment. Additionally, a cornice shall project
out horizontally from the façade and shall be
ornamented with moldings, brackets, or other
detailing.
c) If the building has a pitched roof, a minimum
pitch of 5:12 shall be provided. A pitch of 8:12 is
encouraged.
d) Pitched roofs are encouraged to have dormers,
chimneys, cupolas, and other similar elements
to provided architectural interest. These
elements shall be compatible with the style,
materials, colors, and details of the building.
e) Roofline offsets shall be provided along any
roof measuring more than 50 feet in length in
order to provide architectural interest and
articulation to a building.
f) Rooftop heating, ventilating, and air
conditioning (HVAC) systems, exhaust pipes
and stacks, satellite dishes, and other
telecommunications receiving devices shall be
screened or otherwise specially treated to be
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inconspicuous as viewed from the primary to
secondary street and adjacent properties.
5. Transparency
a) Non-residential uses on the ground floor in the
Redevelopment Area should have large pane
display windows along the street frontage at an
elevation of between three feet and eight feet
above grade. Such windows shall be framed by
the surrounding wall and shall be a minimum of
60% of the total ground level façade area
(LEED-ND NPD Credit 1, “Walkable Streets”).
b) Transoms above display windows are
encouraged.
c) Window sills shall not more than 3 feet above
the sidewalk. Base panels or bulkheads are
encouraged between the sidewalk and the
window sills.
d) Upper story facades facing a public street or
parking area shall have between 30% and 80%
fenestration measured for each story between
three (3) and nine (9) feet above the finished
floor.
e) Windows are encouraged to be vertically
proportioned whenever possible.
f) Glass blocks are not permitted on front
windows at street level.
g) Exterior security grates are prohibited.
6. Entrances
a) All entrances to a building shall be defined and
articulated by architectural elements such as
lintels, pediments, pilasters, columns,
overhangs, or canopies. These elements shall
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be compatible with the style and materials of
the building.
b) Entrances may also defined by planters.
e. Amenities
1. Public Open Space
a) For pocket parks and other outdoor public
spaces, benches shall be provided at a rate of 1
seat, or 24 inches of bench space per 1,000
square feet of usable open space.
b) Trash receptacles shall be provided at a rate of
2 per acre of pocket park or outdoor public
space.
c) Public art is encouraged.
2. Bike Network and Storage
a) Provide at least one secured, enclosed bicycle
storage space for 30% of planned occupancy, but
not less than one space per residential unit (LEEDND SLL (Site Location and Linkage) Credit 4
“Bicycle Network and Storage”).
b) Bike racks for visitors should be provided based on
at least one bicycle space per ten dwelling units.
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