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SECTION 1.0 INTRODUCTION
This Redevelopment Plan (Plan) addresses the redevelopment of Blocks 592; 594; 595; 596; 597;
605; 606.01; 606.02; 607; Block 608, Lot 19.01; and paper streets of Reggio Avenue, Nocera
Avenue, Sarno Avenue, Cipriano Avenue, Castlebuono Avenue And Salerno Avenue,
(hereinafter “Redevelopment Area”) located in Toms River in the predominantly vacant
wooded area along the east side of Hooper Avenue south of Caudina Avenue. Amendment #2
addresses the inclusion of Seacourt Pavilion properties (Block 608, Lot 2.03; Block 599, Lot 712;
Block 604, Lot 502 and Block 601, Lot 1). The original Redevelopment Area was designated by
Resolution of Council (Appendix A) on October 23, 2018 pursuant to the LRHL, which specifies
the conditions that must be met within the delineated areas and the process to be undertaken
by the Planning Board during the investigation. The Redevelopment Area was amended by
Resolution of Council, dated March 10, 2020 (Appendix B) to add Block 608, Lot 19.01. The
Redevelopment Area was further amended by Resolution of Council, dated August 10, 2021
(Appendix C), to add Block 608, Lot 2.03; Block 599, Lot 712; Block 604, Lot 502 and Block 601, Lot
1, commonly known as the Seacourt Pavilion Shopping Center.
The report is written pursuant to Section 6 of the LRHL (NJSA 40-12A-6) that requires the following:
a) No area of a municipality shall be determined a redevelopment area unless the
governing body of the municipality shall, by resolution, authorize the Planning Board to
undertake a preliminary investigation to determine whether the proposed area is a
redevelopment area according to the criteria set forth in Section 5 of P.L. 1992
(C.40A:12A-5). Such determination shall be made after public notice and public hearing
as provided in subjection b. of this section. The governing body of a municipality shall
assign the conduct of the investigation and hearing to the planning board of the
municipality.
b) (1) Before proceeding to a public hearing on the matter, the planning board shall
prepare a map showing the boundaries of the proposed redevelopment area and the
location of the various parcels of property included therein. There shall be appended to
the map a statement setting forth the basis for the investigation.
(2) The planning board shall specify a date for and give notice of a hearing for the
purpose of hearing persons who are interested in or would be affected by a
determination that the delineated area is a redevelopment area.
The Toms River Township Council, in a Resolution dated July 10, 2018, requested that the
Planning Board undertake a preliminary investigation as to whether the Redevelopment Area
identified in the resolution is in need of redevelopment pursuant to the LRHL.
Section 6b(4) of the LRHL also requires the Planning Board to hold a hearing on this matter prior
to recommending that the delineated area, or any part thereof, be determined or not
determined a redevelopment area by the governing body. After obtaining the Planning
Board’s recommendation, the Township Council may adopt a resolution determining that the
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delineated area, or any part thereof, is a redevelopment area (Section 6b(5) of the LRHL). The
Planning Board held a hearing on October 17 after satisfying the notice requirements of the
LRHL. The Board recommended that the entire Study Area be designated by the Township
Council as an Area In Need of Redevelopment with the potential use of Eminent Domain based
on Criteria “c”, “e” and “h”, which was memorialized by resolution on October 22, 2018. The
Township Council adopted its Resolution of Designation (Appendix A) on October 23, 2018.
The Hooper Caudina Redevelopment Plan was adopted by ordinance of Township Council on
February 26, 2019. Subsequently the County of Ocean had acquired Block 608, Lot 19.01, which
was subdivided from several other lots that were part of the Dover Esplanade Office Park where
the County had leased several buildings for its Social Services Complex. The County, near the
end of 2019, then requested that the Township include Lot 19.01 in its Redevelopment Area and
its Department of Planning prepared an investigation report that was submitted to the Township
for review and the Township Planning Board held a public hearing on February 19, 2020. The
Board adopted a resolution on March 4, 2020 recommending that Block 608, Lot 19.01 be
added to the Hooper-Caudina Redevelopment Area based on a finding that the buildings on
Lot 19.01 met Criterion “a” and that the obsolete arrangement and faulty layout of the existing
buildings and parking fields met Criterion “d”. The Township Council designated Block 608, Lot
19.01 as an Area In Need of Redevelopment by resolution on March 10, 2020.
In 2021, as the Township supported the efforts of its designated Redeveloper, FD Stonewater, inc.
(FDS), towards winning the lease award by the Veterans Administration (VA) for a portion of the
original Redevelopment Area, the impacts of the prolonged COVID-19 pandemic on the
Seacourt Pavilion Shopping Center, which had already lost a major tenant the year before, in
addition to the uncertainty of development potential of the portion of the Redevelopment Area
not included in the Hooper Avenue South Core Center, made it necessary to include Seacourt
Pavilion in the Redevelopment Area. Including the Seacourt out-parcels presented an
opportunity to realign the intersection of Caudina Avenue and the access road to Seacourt
(Salerno Avenue) and to coordinate their development with the VA Community Based
Outpatient Clinic (CBOC) that was awarded to FDS on July 30, 2021.
Section 40A:12A-7 of the LRHL describes the tool (the redevelopment plan) which specifies how
the redevelopment should be planned, in addition to the process through which such a plan is
prepared.
A redevelopment plan, which may supersede the zoning of an area or serve as an overlay
thereto, specifies the following:


Relationship of the project area to local objectives as to appropriate land uses, density of
population, improved traffic and public transportation, public utilities, recreational and
community facilities and other public improvements.



Proposed land uses and building requirements in the project area.



Adequate provision for the temporary and permanent relocation, as necessary, of
residents in the project area, including an estimate of the extent to which decent, safe
and sanitary dwelling units affordable to displaced residents will be available to them in
the existing housing market.
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An identification of any property within the redevelopment area, which is proposed to
be acquired in accordance with the redevelopment plan. (Note: not every property in
a redevelopment area must be acquired and, in fact, none may be acquired; the
redevelopment plan can specify buildings or uses to remain in the redevelopment area
and to be incorporated into the future design and development of the area.)



Any significant relationship of the redevelopment plan to the master plan of contiguous
municipalities, the master plan of the county, and the State Development and
Redevelopment Plan.

SITE DESCRIPTION
The Redevelopment Area consists of 258 undersized (20’x100’) tax lots and seven paper streets in
a mostly wooded portion of Toms River to the east of the Hooper Avenue and south of Caudina
Avenue. It also includes a portion of the Dover Esplanade office complex on Block 608, Lot 19.01
that currently houses various offices of the County of Ocean’s “One Stop” service center. The
total area of the original Redevelopment Area was approximately 22 acres. Block 608, Lot 19.01
is an additional 10 acres. The original Redevelopment Area (Subarea A) is predominantly
wooded, but includes the fire substation of Toms River Fire Company No. 2, which owns all of
Block 607. Block 608, Lot 19.01 is currently developed with four office buildings and surface
parking, but the four buildings are in poor condition and the County plans to replace them with
one large office building in the center of the site. The Seacourt Pavilion properties consist of four
parcels totaling 38.21 acres, including the Seacourt Pavilion Shopping Center on Block 608, Lot
2.03 (29.86 acres) and portions of the loop road, parking fields and vacant pad areas on Block
601, Lot 1 (7.0 acres), as well as vacant land on Block 599, Lot 712 (0.74 acres) and Block 604, Lot
502 (0.61 acres).
Many of the undersized lots in the original Redevelopment Area were acquired under the same
ownership with other lots by a single property owner. However, no one entity has been able to
assemble the entire 22 acre area and the Township remains the owner of the paper streets and
one entire block (592) of undersized lots.
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SECTION 2. THE PUBLIC PURPOSE
All redevelopment plans are intended by statute to advance the overall public purpose of
returning unproductive or otherwise deleterious properties into productive properties that
contribute to the public welfare.
This Redevelopment Plan envisions the original Hooper-Caudina Redevelopment Area being
developed for a new VA clinic, projected to be approximately 70,000+ square feet with 400
parking spaces on about 8 acres, as well as for a new post office on around 5 acres. The portion
of the Study Area within the O-15 Office Zone falls within the Hooper Avenue South Core and is
estimated using Google Earth area tools to be 13.69 acres, but calculated with more accurate
GIS mapping to be 12.47 acres. The portion of the Study Area outside the Core in the R-120
Residential Zone is calculated using GIS at 9.73 acres. Based on CAFRA coverage regulations,
the estimated 12.5 acres within the Core could developed at up to 80% impervious coverage,
while the 9 to 10 acres outside the Core would be developed at 30% impervious coverage. As a
result, it is likely that a portion of the area in the R-120 Zoned portion of the Redevelopment Area
will be needed in order to accommodate both the VA clinic and post office. The relocation of
the post office from the Downtown Waterfront Phase 1 Redevelopment Area would enable the
existing 3.5 acre post office block to be redeveloped with mixed-use development, while the
new post office would provide the additional land needed for customer and employee parking,
postal vehicle storage and effective mail distribution throughout the Township.
The new road network developed to serve the various users of the site, as well as the anticipated
redevelopment of a portion of the adjacent office complex to the south by Ocean County,
would need to provide more efficient access to either the existing signalized intersection of
Hooper and Caudina Avenues, or a new signalized intersection at Castlelbuono Avenue and
Hooper Avenue. The feasibility of a connecting road from Hooper through the realigned
intersection of Caudina and Salerno Avenues using the ROWs of Castlebuono and Salerno
Avenues is being explored jointly by the Township, County and FDS and would allow for the
elimination of the substandard jughandle at Caudina and Hooper Avenues.

2.1 GOAL AND OBJECTI VES
The goal of the Hooper-Caudina Redevelopment Plan is to promote the development of a
campus for a new VA clinic for Ocean County, situated with convenient access to related services
for veterans and the public at large. The relocation of the post office to the same campus and
the connection of the campus with the adjacent office park where the County is building new
office facilities to house a number of County departments, including the Veterans Services Bureau,
will address multiple needs for veterans in a single destination. The Redevelopment Area would
be further connected to Seacourt Pavilion.
The redevelopment of the Hooper-Caudina Redevelopment Area is to be guided by the following
objectives:
1. Provide health services and create new employment with convenient access to a mix of
residential, business retail commercial and entertainment uses;
HOOPER-CAUDINA REDEVELOPMENT PLAN | Section 2. The Public Purpose
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2. Encourage development that will help promote interconnected uses;
3. Ensure that all buildings are consistent with and enhanced by high-quality streetscape
amenities;
4. Enable major new facilities to reenergize existing retail centers along the Hooper Avenue
corridor and support the economic viability of the Ocean County Mall.
MAP 1: HOOPER-CAUDINA REDEVELOPMENT AREA MAP
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SECTION 3. TOMS RIVER TOWNSHIP MASTER PLAN
3.1 MASTER PLAN
The Township of Toms River Master Plan was last updated and adopted as a series of Elements
between February and May of 2017. The Land Use Element and Periodic Reexamination Report
were both adopted on April 19, 2017.
LAND USE ELEMENT
The Land Use Element, adopted on April 19, 2017 specifically recommended the investigation
and potential designation of the Study Area as follows:
“Given the above, this Land Use Element recommends that the Hooper Avenue
corridor from Oak Street south to include the O-15 Zone be evaluated as a whole with
the goal of proactively working with key property owners to develop a combination of
land uses, including the possibility of higher density residential and/or mixed use
buildings in appropriate locations, that would serve to revitalize both the mall property
and the O-15 and O-10 Office Park Zones. The area between the O-15 and Seacourt
Pavilion is largely vacant land and has been identified as a potential redevelopment
area due to the property assemblage challenges presented by numerous subscription
lots and paper streets. If the area is designated as a redevelopment area, the
associated redevelopment plan may be an opportunity to provide connectivity
between the Seacourt Pavilion and adjacent higher density residential development
(rezoned from Regional Commercial to Multifamily – 8 du/acre) on one side and the
O-15 Zone on the other.

Google Earth graphic marked to illustrate proximity of the office, residential and retail development with
the potential redevelopment area in the center.”1

1

Land Use Element, Toms River Master Plan, adopted April 19, 2017, page LU24.
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In addition, the 2017 “Periodic Reexamination Report, Part 2 – Land Use”, which was also
adopted on April 19, 2017 by the Planning Board, states the following:
“6. South of Caudina and South of Seacourt Pavilion: This is another area with paper streets
and small lots that are mostly owned by one entity. The paper street system includes two
zoning districts – O-15 and R-120. In order for this area to effectively develop it would be
appropriate to treat it as a redevelopment area so lot consolidation could occur and the
obsolete street system changed. As part of the preparation of a redevelopment plan, proper
consideration could be given to compatibility with nearby uses, including a fire house and
bank, and zoning for both multifamily and single family homes.
Recommend a redevelopment area. This site is recommended to be part of the land
use study of the Hooper Avenue corridor, inclusive of Ocean County Mall, Seacourt
Pavilion and its adjacent high density residential development and the O-15 Zone.”2
This Redevelopment Plan uses the Hooper-Caudina Redevelopment Area to connect the
Seacourt Pavilion and approved multifamily housing site with the office park to the south and
infills the 24 acres of largely vacant property with two major potential employers (VA clinic and
post office), as well as additional multifamily residential development that will help support
existing retail centers and the Ocean County Mall. It is therefore consistent with and designed to
effectuate the Master Plan.

3.2 ZONING ORDINANCE
The Redevelopment Area lies in three Zoning Districts: RC, O-15 and R-120. Slightly more than half
of the Subarea A is O-15, but the two dwellings on Blocks 594 and 596 are within the R-120 Zone.
Map 2 below summarizes the zoning surrounding the Study Area, which includes the Regional
Commercial Zone to the north and the R-90 Residential Zone to the south and far northeast.
The O-15 zoning district permits uses that include professional offices, business offices (including
10% of first floor with ancillary retail in buildings of 5,000 square feet or more), banks and financial
institutions, governmental offices, medical and dental clinics, vocational schools and full service
restaurants. The R-120 district permits single family dwellings on a minimum lot area of 12,000
square feet.
Within the O-15 zoned portion of Subarea A, only the fire substation for Fire Company No. 2 is a
present use and is permitted as an “essential service”. The remainder of that portion of the
Redevelopment Area is vacant land and has never been previously developed. The two
dwellings located in the R-120 Zone are both nonconforming. The dwelling on Block 596 is on lots
that total 8,000 square feet where 12,000 square feet is required. The dwelling on Block 594 is on
a consolidated parcel under one ownership (Equity Management), but the use of the property
includes not only a permitted dwelling, but a fenced yard area where several
commercial/construction vehicles were being stored, indicative a commercial contracting

2

Land Use Element, Toms River Master Plan, adopted April 19, 2017, page LU37.
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business. Such a commercial operation is not permitted in an R-120 Residential Zone. The
remainder of the R-120 zoned portion of the Redevelopment Area is vacant land that has never
been previously developed. Subarea B is an existing office park under redevelopment by Ocean
County and Subarea C is the Seacourt Pavilion Shopping Center, which has vacant out-parcels
and is zonged RC.
MAP 2: EXISTING ZONING

SECTION 4. REDEVELOPMENT PLAN
The following are the land use and development requirements for the Hooper-Caudina
Redevelopment Area in accordance with Section 7 of the Local Redevelopment and Housing
Law (NJSA 40A:12A-7).

4.1 DEFINITIONS
Redevelopment Area - The Area in Need of Redevelopment, as defined in Section 1. Introduction
of this Redevelopment Plan.
Redevelopment Project – shall mean any work or undertaking pursuant to this redevelopment
plan; such undertaking may include any buildings, land, including demolition, clearance or
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removal of buildings from land, equipment, facilities, or other real or personal properties which are
necessary, convenient, or desirable appurtenances, such as but not limited to streets, sewers,
utilities, parks, site preparation, landscaping, and recreational facilities.
Medical Clinic – shall mean a building or buildings designed and/or used for the treatment of
nonresident patients operated by or in conjunction with a medical school, hospital, health
maintenance organization, insurance company, or the Veterans Administration (VA).
Urgent Care – shall mean a medical facility staffed by licensed doctors and/or nurses where
urgent medical services are provided without appointment equivalent to that which is provided
in a hospital emergency room.
All other terms used herein shall have the same meaning as defined in the Toms River Township
Land Use Ordinance unless otherwise specified in this redevelopment plan.

4.2 DEVIATIONS FROM PLAN
Variation from the requirements set forth in this redevelopment plan may be necessary in certain
circumstances to achieve a desirable design objective or to meet state or federal permit
requirements. In conjunction with its review and approval pursuant to the Municipal Land Use
Law, the Planning Board shall review the proposed site plan/subdivision plan to determine
conformity with the plan deemed consistent by the Redevelopment Entity, and conformity with
this Redevelopment Plan. To the extent of any perceived inconsistency between the
consistency determination by the Redevelopment Entity and the Planning Board, the
consistency determination by the Redevelopment Entity shall control.
In such an instance, the Planning Board may approve a deviation from certain bulk, parking or
design requirements where the Redevelopment Entity (Township Council) has consented to the
deviation from the Plan as part of their consistency review.

4.3 REDEVELOPMENT AREA LAND USE & CONCEPT PLAN
The Redevelopment Plan for Subarea A is envisioned as a planned campus consisting of tracts for
two anchor uses – the VA Clinic, which is required to be at least 60,000 square feet with 400 parking
spaces, and a new Toms River Post Office, which will need to be on about five acres where the
current downtown post office is on 3.5 acres. The Plan proposes to replace the current Caudina
Avenue jughandle on Hooper Avenue with an access road to Caudina Avenue through Subarea
A using the existing ROW of Castlebuono and Salerno Avenues to connect the three Subareas
and access the existing signalized intersection at Hooper Avenue and Caudina Avenue. The VA
Clinic would be concentrated in the portion of the Redevelopment Area that is within the Hooper
Avenue Core - South, as designated by the State Planning Commission, where maximum
impervious coverage to 80% is permitted. The Township has petitioned the State Planning
Commission to extend the Core boundary to include the entirety of Subarea A (Subareas B and
C are entirely within the Core). If successful, the new post office site could be situated in the portion
of Subarea A zoned R-120 (Alternate Site #1 on the Concept Plan). If the petition in unsuccessful,
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or other factors obstruct development within the R-120 zoned portion of Subarea A, the post office
is proposed to be on the larger out-parcel of Subarea C and a new multifamily development, as
well as stormwater management facilities and open space would be located within the 9 acre
portion of the Redevelopment Area that is outside the Core and currently zoned R-120 (see Map
3).
MAP 3: HOOPER AVENUE CORE-SOUTH

CONCEPT PLAN MODEL
The land planning for the Redevelopment Area was done with the use of a 3-D model in
SketchUp software to be able to visualize the organization of the main uses. Figures 1 through 6
below illustrate the general organization of the major uses within the Redevelopment Area and
a general depiction of size, height and orientation of buildings envisioned. The actual alignment
of the proposed extension of Castlebuono Avenue and Salerno Avenue will likely change as
more specific design and analysis is undertaken by one or more redevelopers. The Concept Plan
has been revised per the approved lease award by the Veterans Administrationand shows a
two-story, 75,000 square foot building and about 400 parking spaces. Two locations for a 40,000+
post office prototype obtained from the USPS are marked “1” and “2” and show the layout
HOOPER-CAUDINA REDEVELOPMENT PLAN | Section 4. Redevelopment Plan
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either in Subarea A (subject to approval of the Township’s Petition to revise the Hooper Avenue
South Core) and in Subarea C, on the 5 acre portion of Block 601, Lot 1. The two-acre portion of
Block 601, lot 1 is shown as developed with an assisted-living residence based on a layout lifted
from a 1.89 acre parcel elsewhere in the Township.
It is anticipated that the implementation of this Redevelopment Plan could be done either as a
Planned Unit Development (PUD) by a single redeveloper or that the commercial uses (medical
clinic, post office and fire station) would be done by one redeveloper and the residential
component done by a different redeveloper under a separate redevelopment agreement. The
addition of Subarea C may require that a third redeveloper (the owners of the shopping center)
be designated, or the coordinated redevelopment of Subarea A and C could be led by the
designated redeveloper of Subarea A.
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Figure 1: Overhead view of Concept Plan facing southwest showing new VA clinic and post office in
the center accessed by a new Castlebuono-Salerno Avenue to Caudina Avenue, and the new County
Social Services Building in the upper right hand corner.

Figure 2: Street view of Concept Plan facing east with Fire Company No. 2 substation in foreground at
the new intersection of Castlebuono-Salerno Avenue and Hooper Avenue, the VA Clinic is in the
center in the background and the new post office in the left background fronting on CastlebuonoSalerno Avenue.
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Figure 3: Overhead view of Concept Plan facing northeast with the County Social Services Building in
Subarea B to the right, the existing fire substation in the lower left, the VA clinic in center and post
office and retail site in the upper left corner with the Seacourt Pavilion Shopping Center site beyond.

Figure 4: Overhead view of Concept Plan facing northwest with the proposed County Social Services
Building in the foreground to the left, the anticipated woodlands preservation area in the center, the
proposed VA clinic in the center behind the woodlands preservation area and the new post office
opposite the VA clinic to the right fronting on Castlebuono-Salerno Avenue.
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Figure 5: Concept Plans for Subareas A and B of Redevelopment Plan spliced into approved site plan
for the adjacent K-Land multifamily residential project to show extension of Castlebuono-Salerno
Avenue between Subareas A and B to create a "T" intersection with Caudina Avenue.

4.4 REDEVELOPMENT ACTIVI TIES
This Redevelopment Plan identifies all of the privately owned lots within Subarea A of the
Redevelopment Area as being necessary for acquisition. Two of the privately owned properties
are occupied dwelling units that may require relocation assistance should the properties be
acquired through the use of Eminent Domain. Should that occur, a Workable Relocation
Assistance Plan will be filed with the NJDCA pursuant to statutory requirements. If the two single
family dwellings within Subarea A of the Redevelopment Area remain occupied when the
Redevelopment Entity determines that it is necessary to acquire those properties through the use
of Eminent Domain, the plan for temporary or permanent relocation would be to move them into
existing available affordable housing or new multifamily development that may be constructed
as part of this Redevelopment Plan. Should the multifamily development not be completed and
ready for occupancy by the time relocation is needed, the Township will work with its
Administrative Agent for affordable housing to find suitable temporary or permanent
accommodations for those two households. Appropriate compensation for relocation expenses
would be determined as part of the Workable Relocation Assistance Plan in accordance with
applicable statutes. The Redevelopment Agreement will address how any costs of relocation
would be covered.
The major activities planned for the Redevelopment Area include:
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 Conditional Designation of redeveloper capable of acquiring, with the assistance of the
Township through the use of Eminent Domain if necessary, all of the privately owned lots within
the Redevelopment Area and constructing the medical clinic, post office, retail site and/or
multifamily development.
 Execution of a redevelopment agreement with the designated redeveloper.
 Acquisition of all privately owned lots in Subarea A and submission by redeveloper of Major
Subdivision to create at least four new parcels in Subarea A as follows:
o Road ROW for Castlebuono Avenue – 2 acres
o Approximately 8 acres – medical clinic
o Approximately 5 acres – post office primary site
o Approximately 1 acre (min), 2.5 acres (max) – fire station
o Approximately 5 acres – retail site and/or multifamily residential (possibly to be
conveyed to a different redeveloper under a separate redevelopment
agreement.
o Redevelopment and rehabilitation within Subarea C through collaboration with
either the property owner of Seacourt Pavilion Shopping Center or through a
redevelopment agreement including the designated redeveloper of Subarea A.
 Submission by redeveloper for Major Site Plan approval for one or more referenced
redevelopment parcels, subject to the terms of the redevelopment agreement.
 Construction of Castlebuono-Salerno Avenue through Redevelopment Area, with a
preference for County approval of a full signalized intersection at Hooper Avenue and a new
“T” intersection with Caudina Avenue with appropriate controls (signal, flashing with stop sign
or three-way stop).
 Construction of the residential and commercial buildings and improvements.
 Preservation of open space areas for passive recreation and wildlife habitat.
 Utility and infrastructure installations necessary to support the redevelopment plan.
 Construction of new Social Services Building by County of Ocean in Subarea B.

4.5 LAND USE REQUIREMENTS
All uses are subject to the requirements of the Hooper-Caudina Redevelopment Plan Design
Standards, Toms River Township Land Use and Development Ordinance (Chapter 348 of the
Municipal Code) or as otherwise stated in this plan. Per Section 5.1 of this Plan, the requirements
of this plan shall supersede conflicting provisions of the Municipal Code. Where this Plan is silent,
the Municipal Code shall apply.

4.5.1 PERMITTED USES – SUBAREA A
The list of permitted uses in the Redevelopment Area is provided below. Should a use be proposed
for the Hooper-Caudina which is not specifically listed under the “Permitted Uses” but is
compatible with the other Hooper-Caudina uses and was not recognized as a Hooper-Caudina
use at the time of the Redevelopment Plan approval, may be deemed by the Redevelopment
Entity to be a permitted use although not specifically listed as such and without an application for
17
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a variance. The Redevelopment Entity may delegate this authority to its Land Use Committee,
acting as a “Technical Advisory Council”, pursuant to NJSA 40A:12A-42 (Local Redevelopment
and Housing Law).
I.

Permitted Residential Uses
a. Townhomes
b. Multifamily Dwellings

II.

Permitted Commercial Uses
a. Medical clinic
b. Medical offices
c. Urgent Care
d. Indoor Commercial Recreation, including Gym/Fitness Center, spas, yoga
and personal training facilities
e. Uses permitted in the O-15 Zoning District
f.

Retail, limited to one parcel and one building of approximately 30,000 SF.

III.

Permitted Public Uses
a. Fire/EMS Station
b. Post Office

IV.

Permitted Accessory Uses: Residential Uses
a. Off-street parking in accordance with N.J.S.A. 5:21.
b. Garages or other accessory buildings
c. Clubhouse
d. Leasing/Management Office
e. Superintendent’s Apartment
f.

Fences.

g. Decks and patios.
h. Private swimming pools, tennis courts or related recreation facilities or
amenities.
i.

Signs

j.

Storm water management structures and facilities.

k.

Trash enclosures as approved in conjunction with subdivision or site plan
approval.

l.

Gazebos, shelters, benches and other outdoor furniture as approved in
conjunction with subdivision or site plan approval.

m. Necessary facilities for maintenance and administration of the development,
including streets, off-street parking facilities and utilities.
n. Other accessory uses or structures deemed acceptable by the Planning
Board.
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o. The standards and general locations for fences, decks, patios and private
swimming pools shall be presented and approved as part of the applicable
subdivision or site plan approval process.
V.

Permitted Accessory Uses: Commercial & Public Uses
a. Off street parking and loading in accordance with the Municipal Code.
b. Signs in accordance with a graphics plan approved by the Planning Board as
part of a site plan.
c. Storm water management structures and facilities in accordance the
Municipal Code.
d. Trash enclosures as approved in conjunction with site plan approval in
accordance with the Municipal Code.
e. Gazebos, shelters, benches and other outdoor furniture as approved in
conjunction with site plan approval.

4.5.2 PERMITTED USES – SUBAREA B
I.

Permitted Commercial Uses
Uses and accessory uses permitted in the O-15 Zoning District

4.5.3 PERMITTED USES – SUBAREA C
I.

Permitted Uses
a. Uses and accessory uses permitted in the RC Zoning District
b. Medical offices and support uses
c. Post office operated by the USPS
d. Urgent Care
e. Self-storage (mini-warehouse) facilities (not to include commercial
warehouses)
f.

Congregate Care/Assisted Living Facilities

g. Multifamily residential uses, limited to frontage on Salerno Avenue opposite
the MF-8 Zone.

4.5.4 PROHIBITED USES
Any use not specifically listed as permitted in this Plan are prohibited.
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4.6 DESIGN STANDARDS – SUBAREA A
The following design standards will be applied to all development within Subarea A. Design
standards for Subarea B are controlled by the O-15 Zone District regulations and through the
Capital Project Review process with the Toms River Planning Board. Any elements not covered by
these standards will be subject to other appropriate provisions of this redevelopment plan and/or
the Toms River Municipal Code. In the event of a conflict between this Plan and the Municipal
Code, this Plan shall supersede. All redevelopment activities are also subject to applicable State
and Federal requirements.
The standards presented here are meant to provide some degree of flexibility to account for
market and regulatory fluctuations, and unanticipated geophysical issues, while ensuring that the
goals and objectives of the redevelopment plan are achieved. To ensure conformance with the
Concept Plan, the Redeveloper or their approved developer partner must prepare a more
detailed version of the concept plan for Subarea A as it pertains to a redevelopment parcel. The
redeveloper/developer’s more detailed concept plan must be approved by the Township
Redevelopment Entity prior to the redeveloper making formal application to the Planning Board
unless such provision is waived by the Redevelopment Entity in the redevelopment agreement.
It is anticipated that the construction of the Social Services Building by the County of Ocean will
follow the same review and approval process as other County facilities, such as Ocean County
College, Ocean County Vocational-Technical School and County administrative facilities.

4.6.1 OPEN SPACE
As illustrated in the Hooper-Caudina Redevelopment Area Layout Plan (Figure 1), land is to be set
aside as undisturbed woodland open space. This area is intended for preservation as required by
the NJDEP approval process and may be reduced in size through off-site mitigation as part of an
application for a CAFRA permit. Any public access to and through this open space will be
determined in the redevelopment agreement or approved by the Redevelopment Entity prior to
submission of site plan applications to the Planning Board.
In addition to the undisturbed open space, there is to be an area provided for recreation for the
residents of any residential development in the Redevelopment Area. Such recreation area may
consist of trails, playgrounds, a swimming pool, or other types of indoor or outdoor recreation
facilities pursuant to Section 348-8.18 (Multifamily Dwellings) or 348-8.40 (Townhouse
Developments) unless otherwise approved by the Redevelopment Entity.
The Redevelopment Entity may allow for credit of open space areas towards required pervious
areas, with the details to be addressed in the Redevelopment Agreement.

4.6.2 BULK REQUIREMENTS
Development in Subarea A of the the Hooper-Caudina Redevelopment Area shall conform to the
bulk standards provided in Schedule A. Development in Subarea B shall follow the regulations of
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the O-15 Zone District in Chapter 348-10.20. Development in Subarea C shall follow the regulations
of the RC Zone District in Chapter 348-10.25, except that bulk and setback standards shall be
evaluated as applicable to the entirety of the Seacourt Pavilion Shopping Center (Subarea C) as
an amended site plan.
Additional standards for Subarea A are provided below as follows:
a. Maximum Residential Buildout: 50 dwelling units. Residential dwelling units may be
distributed in multi-family (three or more units within a single building) and/or attached
townhouse (single-family dwellings sharing one or two vertical walls) building types in
accordance with the development standards of this plan, subject to the approval of the
Redevelopment Entity.
b. Affordable Dwelling Units shall be provided in accordance with Chapter 348, Article XI, of
the Toms River Municipal Code.
c. Bedroom Mix: All residential units will be designed with either one-bedroom or twobedrooms, except that three-bedrooms will be permitted for affordable units in
accordance with the bedroom mix requirements of UHAC.
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Schedule A-Bulk Standards for Subarea A

Setbacks

Land Use
Category

Building Type

Multi-Family

Min. Lot Size

2 acres

Lot
Frontage

N/A

Lot
Width

200'
min.

Lot
Depth

100’min

Front

Side

Rear

Acc.
Setback

Height

Impervious
coverage2

Other

rear/side

Feet

Max.

Requirements
DENSITY3

30%
(entire
redevelop
ment area)

10 du/ac
(gross)

30%
(entire
redevelop
ment area)

6 du/ac (gross)

80%

n/a

25’ Perimeter (outer boundaries
of redevelopment area

-

40’ max 1
50’ w.
parking
20’
accessory

RESIDENTIAL

COMMERCIAL
1-

Townhouse
(If on fee-simple lots
only. Condominium or
rental townhouse
buildings follow Multifamily standards above
for the entire tract.)

Commercial

1,600 sf per unit

1 acre

Building height is to be measured as defined in Section 348-2 of the
Land Use and Development Ordinance.

16’ min
per unit

100' min.
2-

16’
min
per
unit

100'

100'
min.

150' min.

20’ min-

0’

20’

5'/5'

40’ max 1
50’ w.
parking
20’
accessory

20’ min

25’
min

35’
min

Impervious coverage means percentage of total redevelopment parcel
covered by buildings and site improvements.
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3-

50'

Density is shown as a maximum based on gross acreage
of residential portion of redevelopment area (5 acres)
subject to approval of Concept Plan.

4.6.3 BUILDING AND SITE DESIGN
A. Building Form & Orientation
This section illustrates the form and orientation of “typical” building types that are envisioned for
the three Subareas of the Hooper-Caudina Redevelopment Area. For a medical clinic intended
for the use by the Veterans Administration, or for a post office operated by the US Postal Service,
any design requirements of the VA or USPS shall control over conflicting design requirements in this
Plan.
Minimum distances between buildings on the same tract shall follow the following standards:
1. Residential
a. Front-to-front: 60’
b. Rear-to-rear: 50’
c. Side-to-side: 30’ window wall to window wall
d. Side-to-side: 22’ blank wall to blank wall or corner to corner
2. Commercial
a. Front-to-front: 25’
b. Rear-to-rear: 25’ window wall to window wall
c. Rear-to-rear: 0’ blank wall to blank wall
d. Side-to-side: 25’ window wall to window wall
e. Side-to-side: 0’ blank wall to blank wall
B. General Requirements
Public and private rights-of-way will be designed to meet all applicable local, state and federal
standards. All pedestrian crossings will utilize materials and colors to readily distinguish vehicular
from pedestrian travel ways. All streets or interior roadways should be planted with street trees at
an average spacing of 50 feet. The final design of roadways, parking areas, landscaped spaces,
recreation areas, residential and commercial fencing, etc. will be subject to review and comment
by the Redevelopment Entity prior to submission and review by the Planning Board.
All rooftop mechanical equipment and other appurtenances visible from 6 feet above grade
within 100 feet of the building shall be concealed by or integrated within the roof form and
screened from the view of all adjoining properties and building floors or nearby streets. The
following, when above the roofline, require screening: stair wells, elevator shafts, air conditioning
units, large vents, heat pumps, and mechanical equipment
All wall-mounted mechanical, electrical, communication, and service equipment, including
satellite dishes, shall be screened from public view by parapets, walls, fences, architectural grills,
landscaping, or other approved measures.
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Solid security gates or solid roll-down metal windows or doors shall not be permitted. Link or grilltype security devices shall be permitted only if installed from the inside, within the window or door
frame. Security grills shall be recessed or concealed during normal business hours.
Front yard fences for residential buildings shall be permitted at a height not to exceed three feet
and shall be at least 60% open, except that open security fencing other than chain link shall be
permitted up to eight feet in height for non-residential facilities. Privacy fencing of rear yards for
townhouse units may be up to six feet in height and solid. All other fencing around the side or rear
yards of residential buildings shall be no higher than six feet and shall be at least 60% open.

4.6.4 LANDSCAPING
Any developed portion of the Redevelopment Area that is not being utilized for buildings,
roadways or parking will be devoted to landscaped areas and green space. These areas will be
designed to provide:
 Amenities for the residents, employees and visitors to the Hooper-Caudina Redevelopment
Area.
 Protection for environmentally sensitive resources.
 Mitigation of “heat island” effects.
 A workable pedestrian and bicycle circulation system.
 Appropriate visual and noise buffers.
 A transition between higher and lower intensity uses.
Buffers between residential and non-residential uses shall be a minimum of 30’ wide. Buffers
between multifamily uses and adjacent single family zoned properties shall be a minimum of 50’
wide.

4.6.5 EXTERIOR AND STREET LIGHTING
General
All residential lighting shall be decorative and blend with the architectural style of the HooperCaudina Redevelopment Area. All exterior lighting shall be designed to prevent glare onto
adjacent properties. Pedestrian pathways need to be clearly marked and well lit. Lighting should
be sufficient for security and identification in accordance with the Municipal Code, without
allowing light to trespass onto adjacent sites. Use of LED lighting and solar powered lighting are
encouraged where appropriate and wherever fixtures are commercially available. LED and solar
lighting may be used in applications such as: pedestrian bollards, signage, accent lighting,
walkway lighting, and small scaled site lighting where applicable. All new emerging lighting
technologies proposed for use within the Hooper-Caudina Redevelopment Area must be
supported by IES photometry and isolux data for modeling of proposed illumination and uses.
Light fixtures attached to the exterior of a building shall be architecturally compatible with the
style, materials, colors, and details of the building and shall comply with the Township building
codes. The type of light source used on the exterior of buildings, signs, parking areas, pedestrian
walkways, and other areas of a site, and the light quality produced, shall be the same or
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compatible. Facades shall be lit from the exterior, and, as a general rule, lights should be
concealed through shielding or recessed behind architectural features. The use of low-pressure
sodium, fluorescent, or mercury vapor lighting, either attached to buildings or to light the exterior
of buildings, shall be prohibited. Mounting brackets and associated hardware should be
inconspicuous.
Spacing and Heights
Decorative lampposts, not greater than 20 feet in height, are encouraged at regular intervals
along all residential streets, residential parking areas, sidewalks, walkways, courtyards, community
greens, and interior open spaces.
In commercial parking lots, conventional lighting standards and fixtures may be used, per the
general standards above. Post heights may be a maximum of 30 feet.

4.6.6 SIGNAGE – GENERAL STANDARDS
The redeveloper will be required to submit a comprehensive signage and graphics plan for review
and approval of the Redevelopment Entity and the approved signage and graphics plan will
become part of the application for Major Site Plan Approval. It will apply to all signs in the
Redevelopment Area.

4.7 PARKING AND LOADING
4.7.1 PARKING FACILITIES
Surface Parking
Parking lot layout, landscaping, buffering, and screening shall be provided pursuant to the
requirements of the Municipal Code to provide the parking area with a reasonable measure of
shade, when trees reach maturity.
Surface lots shall be landscaped or designed with a combination of interior and perimeter
landscape treatments that mitigate against the adverse visual impact, heat island effect and the
generation of stormwater runoff. Tree islands are recommended at the ends of each aisle to
provide visual relief and to guide circulation. The pedestrian walkways shall be designed into the
overall pedestrian and bicycle circulation system within the Hooper-Caudina Redevelopment
Area.
Wherever possible and practical, each lot within the Hooper-Caudina Redevelopment Area shall
provide cross-access easements for its parking areas and access driveways guaranteeing access
to adjacent lots. Interconnections shall be logically placed and easily identifiable to ensure
convenient traffic flow. If a lot develops prior to the development of an adjacent lot(s), provisions
for cross-access drives shall be established through cross-access easements, which shall not be
utilized as parking spaces.
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Pedestrian Circulation
Safe provisions for pedestrian access to and through a parking lot shall be required, including
striping, enhanced pavement markings, traffic calming features and sufficient lighting in
accordance with Township standards. Sidewalk shall be provided on all streets, and provide
linkages to the adjacent commercial and recreation/open space areas.
Bicycle Facilities
Bike racks or lockers shall be provided in close proximity to all commercial uses. Racks may be
located at an entrance or at a central location connected by pedestrian walkways but not in
such a manner as to impede pedestrian flow.

4.7.2 PARKING CALCUL ATIONS
Number of Spaces
The required number of parking spaces shall conform to the Residential Site Improvement
Standards (RSIS) and the Toms River Township Ordinance at the time of the Redevelopment Plan
approval, with additional standards as follows:
MEDICAL CLINIC:

1 SP/300 SF GROSS FLOOR AREA OR 1 SP/200 SF NET FLOOR AREA

POST OFFICE:

1 SP/EMPLOYEE PER SHIFT PLUS 1 SP/200 SF OF CUSTOMER SERVICE AREA
OPEN ONLY DURING BUSINESS HOURS

For a medical clinic intended for the use by the Veterans Administration or post office operated
by the US Postal Service, any design requirements of the VA or US Postal Service shall control over
conflicting design requirements in this Plan.
Shared Parking
Shared parking may be considered for commercial parking. Where necessary, the Planning Board
may permit a limited amount of parking to be reserved for specified commercial uses only; or may
restrict the hours that certain spaces are to be used for commercial uses.
The designated redeveloper or other such party responsible for the development of a property in
the Redevelopment Area seeking to satisfy its parking requirement with a shared parking
approach shall prepare a parking report that documents how an adequate supply of parking
spaces will be provided to satisfy projected parking demand within the Commercial and/or Public
subareas if they seek to vary from the applicable requirements of this Section or the Toms River
Township Parking Standards. The report shall be prepared using procedures presented in the most
recent version of the report Shared Parking, published by the Urban Land Institute. The report shall
be prepared using the most current shared parking methodology published by the Urban Land
Institute or the Institute of Transportation Engineers. The report may also adjust projected parking
demand based on an analysis of captured parking using procedures presented in the most recent
version of the Trip Generation Handbook published by the Institute of Transportation Engineers.
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Electronic Vehicle (EV) Charging Stations
Pursuant to NJSA 40A:12A-7, Electric Vehicle Charging Stations - A minimum of 6 electric vehicle
(EV) charging stations shall be provided among the required off-street 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 .

4.7.3 LOADING AND SERVICE AREAS
Loading and service areas shall be designed, located and arranged to be of appropriate size for
the intended use; so as not to interfere with vehicular or pedestrian circulation; and to be
screened from public view.
Service and loading areas should, to the extent practicable, be located to the side of buildings
not facing residential buildings unless a more appropriate location is approved by the Planning
Board. Loading docks shall not be located along primary street frontages. Screening and
landscaping shall be provided to minimize direct views of the loading areas and their driveways
from adjacent properties or from the public right-of-way. Screening and buffering shall be
achieved through walls, fences, and landscaping. Screening shall be a minimum of six feet high
and shall be visually impervious. Recesses in the building, or depressed access ramps, may be
used.
Shared refuse storage facilities shall be utilized where available and practical. The storage of
refuse for both residential and commercial buildings shall be provided inside building(s) or within
an outdoor area, screened around the perimeter by a wood enclosure; or by brick walls with a
minimum height of four feet and a maximum height of six feet with a gate or door.

4.8 PROVISIONS RELATED TO OFF-SITE IMPROVEMENTS
The designated redeveloper or other such party responsible for the development of a property in
the Redevelopment Area will be responsible for reasonable and necessary installation or upgrade
of infrastructure required by the construction of their project unless terms for sharing the
responsibility and or cost of such improvements are otherwise addressed in a redevelopment
agreement. Infrastructure items include but are not limited to roads and traffic control devices,
gas, electric, water, sanitary and storm sewers, traffic control devices, telecommunications,
streets, curbs, sidewalks, street lighting and street trees.
The Township and redeveloper will work in partnership to overcome access and traffic circulation
issues with NJDOT and Ocean County to enable an orderly, safe, and efficient routing of traffic
through and around the Redevelopment Area.
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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
otherwise approved by the Redevelopment Entity.

4.9 PROVISIONS RELATED TO STATE AND FEDERAL REGULATIONS
Certain activities proposed in this plan may be subject to state and federal standards, regulations
and permit requirements. The redeveloper is responsible for ensuring compliance with all
applicable standards and obtaining necessary state and federal permits prior to the issuance of
any construction permits. For a medical clinic intended for the use by the Veterans Administration
or for a post office operated by the US Postal Service, any design requirements of the VA or USPS
shall control over conflicting design requirements in this Plan.

Figure 6: Conceptual view of medical clinic showing security barriers that may be required if the clinic is operated by the Veterans
Administration.

4.10 PROVISIONS RELATED TO AFFORDABLE HOUSING
The Township has been actively engaged with the Ocean County Vicinage of the Superior Court
in working through a plan for providing affordable housing in accordance with recent decisions
by the New Jersey Supreme Court. The intent of this Plan is that its implementation through a
redevelopment agreement establishes a new agreement for providing affordable housing that
will be addressed through a set-aside of units to be deed-restricted as affordable in compliance
with current rules and regulations governing affordable housing, including UHAC standards for
bedroom mix and income. Provisions for affordable housing to be provided on-site must be
addressed in the redevelopment agreement but the maximum percentage of all affordable units
shall be affirmatively marketed using Veterans Preference in accordance with NJDCA guidelines.
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Inventory of Affordable Housing
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 not any housing units that are deed restricted as affordable
to low and moderate income households as defined pursuant to section 4 of P.L.1985, c.222
(C.52:27D-304) that will be removed as a result of implementation of this Redevelopment Plan.
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.

SECTION 5. RELATIONSHIP TO THE LAND USE AND ZONING ORDINANCE
5.1 ZONING ORDINANCE
The standards contained within this redevelopment plan shall supersede the current regulations in
the Toms River Township Land Use and Development Ordinance unless otherwise stipulated herein.
In the case where a particular land use or site standard is not covered in this redevelopment plan,
compliance with the Toms River Township Land Use and Development Ordinance or other
applicable Toms River Township code or ordinance will be required unless waived by the
Redevelopment Entity.

5.2 MAP AMENDMENT
The Zoning Map of the Township of Toms River is hereby amended to indicate the boundaries of
the Redevelopment Area and to identify the district as the Hooper-Caudina Redevelopment
Area, amended per the inclusion of Block 608, Lot 19.01; Block 608, Lot 2.03; Block 599, Lot 712;
Block 604, Lot 502 and Block 601, Lot 1.
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SECTION 6. SIGNIFICANT RELATIONSHIPS TO OTHER PLANS
The redevelopment area governed by this plan is centrally located within the Township of Toms
River, which is a municipality of approximately 50 square miles. There are no other municipalities
within relevant proximity of the Hooper-Caudina Redevelopment Area and no adjacent
municipality will be impacted by the proposed redevelopment or the implementation of this
Redevelopment Plan.

6.1 OCEAN COUNTY MASTER PLAN
Ocean County’s planning documents have emphasized a balance of agricultural preservation,
growth management and strategic economic development. The implementation of this Plan will
be consistent with those objectives, as it combines economic development, services, affordable
housing and preservation of open space. The addition of Block 608, Lot 19.01; Block 608, Lot
2.03; Block 599, Lot 712; Block 604, Lot 502 and Block 601, Lot 1 to the Redevelopment Area will
facilitate the coordinated development of the new VA clinic with a new Ocean County “One
Stop” Services Building that will consolidate multiple County administrative functions of the Board
of Social Services, including the Ocean County Veterans Service Bureau, as well as access to the
services within a revitalized Seacourt Pavilion Shopping Center.

SECTION 7. AMENDMENTS PHASING AND COMPLETION
7.1 AMENDING THE REDEVELOPMENT PLAN
This plan may be amended from time to time in accordance with the procedures of the Local
Redevelopment and Housing Law. To the extent that any such amendment to the redevelopment
plan materially affects the terms and conditions of a duly executed redevelopment agreement
between a redeveloper and Toms River Township, the provisions of the redevelopment plan
amendment will be contingent upon the amendment of the redeveloper agreement to provide
for the plan amendment.

7.2 P H ASI NG O F D EVELOPMENT C OMPONENTS
The construction of individual components of Subarea A of this Redevelopment Plan (medical
clinic, post office, retail, or residential) may occur in phases, with the first phase being the
construction of the VA clinic, which is required within 24 months of the lease award issued on July
30, 2021. If phasing is necessary aside from the VA clinic, a phasing plan shall be incorporated
into a redevelopment agreement approved by the Redevelopment Entity. The subdivision of
Subarea A of the Redevelopment Area into smaller lots or parcels of land, including a subdivision
required for financing one or more buildings providing affordable housing, are permitted provided
that the build-out within the overall Redevelopment Area is consistent with the concept plan and
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Redevelopment Agreement approved by the Redevelopment Entity, and the subdivision
requirements of the Toms River Municipal Code. Where this Redevelopment Plan contains
provisions that differ from the subdivision ordinance, this Plan shall prevail. The construction of the
Ocean County Social Services Building by the County in Subarea B is expected to be completed
in one phase and independently from the redevelopment of Subarea A.

7.3 CERTIFICATE OF COMPLETION AND COMPLI ANCE
Upon the inspection and verification by Toms River Township‘s redevelopment entity that the
redevelopment of a parcel subject to a redeveloper agreement has been completed, a
Certificate of Completion and Compliance will be issued to the redeveloper and such parcel will
be deemed no longer in need of redevelopment.
The redevelopment plan will remain effective until the Redevelopment Area has been
redeveloped and deemed no longer in need of redevelopment by the Toms River Township
Council.
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APPENDIX

 RESOLUTION DESIGNATING REDEVELOPMENT AREA (SUBAREA A)
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 RESOLUTION DESIGNATING REDEVELOPMENT AREA (SUBAREA B)
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 RESOLUTION DESIGNATING REDEVELOPMENT AREA (SUBAREA C)
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