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INTRODUCTION
The purpose of this report is to determine whether all or portions of Blocks 592, 594, 595, 596, 597, 605,
606.01, 606.02, 607 and paper streets of Reggio Avenue, Nocera Avenue, Sarno Avenue, Cipriano
Avenue, Castlebuono Avenue And Salerno Avenue, (hereinafter “Study Area”) located in Toms River in
the predominantly vacant wooded area along the east side of Hooper Avenue south of Caudina Avenue ,
qualifies as an Area in Need of Redevelopment as defined by the Local Redevelopment and Housing Law
(NJSA 40:12A-1 et seq., “LRHL”). This analysis has been conducted 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 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 (see Appendix), requested that the
Planning Board undertake a preliminary investigation as to whether the Study 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 delineated area, or any part thereof, is a
redevelopment area (Section 6b(5) of the LRHL).
Before presenting the Study Area investigation and parcel level analysis, it is important to note that the
determination of need presented in this analysis is only the first step of the redevelopment process and
does not provide guidance with respect to planning, development or redevelopment of the Study Area.
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.
1
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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.



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.

This report and investigation are aimed only at determining whether the Study Area meets the statutory
criteria to be identified as an Area in Need of Redevelopment and therefore does not contain any of the
specific planning guidance contained in a redevelopment plan.

CRITERIA FOR REDEVELOPMENT AREA DETERMINATION
Section 5 of the LRHL outlines the criteria that can be considered in evaluating a Study Area. An area
may be determined to be in need of redevelopment if, after investigation, notice and hearing, the
governing body of the municipality concludes by resolution that any one of the following relevant
conditions is found:
a) The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or obsolescent, or
possess any of such characteristics, or are so lacking in light, air, or space, as to be conducive to
unwholesome living or working conditions.
b) The discontinuance of the use of buildings previously used for commercial, manufacturing, or
industrial purposes; the abandonment of such buildings; or the same being allowed to fall into so
great a state of disrepair as to be untenantable.
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c)

Land that is owned by the municipality, the county, a local housing authority, redevelopment
agency or entity, or unimproved vacant land that has remained so for a period of ten years prior
to the adoption of the resolution, and that by reason of its location, remoteness, lack of means of
access to developed sections or portions of the municipality, or topography, or nature of the soil,
is not likely to be developed through the instrumentality of private capital.

d) Areas with buildings or improvements which, by reason of dilapidation, obsolescence,
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities,
excessive land coverage, deleterious land use or obsolete layout, or any combination of these or
other factors, are detrimental to the safety, health, morals or welfare of the community.
e) A growing lack or total lack of proper utilization of areas caused by the condition of the title,
diverse ownership of the real properties therein or other similar conditions which impede land
assemblage or discourage the undertaking of improvements, resulting in a stagnant and
unproductive condition of land potentially useful and valuable for contributing to and serving
the public health, safety and welfare, which condition is presumed to be having a negative social
or economic impact or otherwise being detrimental to the safety, health, morals, or welfare of the
surrounding area or the community in general. (new language from P.L. 2013, Chapter 159
underlined)
f)

Areas, in excess of five contiguous acres, whereon buildings or improvements have been
destroyed, consumed by fire, demolished or altered by the action of storm, fire, cyclone, tornado,
earthquake or other casualty in such a way that the aggregate assessed value of the area has been
materially depreciated.

g) In any municipality in which an enterprise zone has been designated pursuant to the "New Jersey
Urban Enterprise Zones Act," P.L.1983, c. 303 (C.52:27H-60 et seq.) the execution of the actions
prescribed in that act for the adoption by the municipality and approval by the New Jersey Urban
Enterprise Zone Authority of the zone development plan for the area of the enterprise zone shall
be considered sufficient for the determination that the area is in need of redevelopment pursuant
to sections 5 and 6 of P.L.1992, c. 79 (C.40A:12A-5 and 40A:12A-6) for the purpose of granting tax
exemptions within the enterprise zone district pursuant to the provisions of P.L.1991, c. 431
(C.40A:20-1 et seq.) or the adoption of a tax abatement and exemption ordinance pursuant to the
provisions of P.L.1991, c. 441 (C.40A:21-1 et seq.). The municipality shall not utilize any other
redevelopment powers within the urban enterprise zone unless the municipal governing body
and planning board have also taken the actions and fulfilled the requirements prescribed in
P.L.1992, c. 79 (C.40A:12A-1 et al.) for determining that the area is in need of redevelopment or an
area in need of rehabilitation and the municipal governing body has adopted a redevelopment
plan ordinance including the area of the enterprise zone.
h) The designation of the delineated area is consistent with smart growth planning principles
adopted pursuant to law or regulation.
In addition to the above criteria, Section 3 of the LRHL, which defines the redevelopment area, allows the
inclusion of parcels necessary for the effective redevelopment of the area, by stating “a redevelopment
area may include land, buildings, or improvements, which of themselves are not detrimental to the
health, safety or welfare, but the inclusion of which is found necessary, with or without change in their
condition, for the effective redevelopment of the area in which they are a part”.
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DESCRIPTION OF STUDY AREA
SITE DESCRIPTION
The Study 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, south of Caudina Avenue and north of the office
complex that includes various offices of the County of Ocean. The total area is approximately 24 acres.
The study area is predominantly wooded, but includes the fire substation of Toms River Fire Company
No. 2, which owns all of Block 607.
The tables below, taken from the Township’s tax records, provide the general description of the
individual “blocks”. Many of the undersized lots 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 24 acre area
and the Township remains the owner of the paper streets and one entire block (592) of undersized lots.
Generally a property that is generating a normal economic productivity will be developed with
improvements that are valued at least as much as the land itself. Properties where the land is worth more
than the improvements often indicates that the improvements are old and or either obsolete and/or
deteriorated so that they depreciate rather than appreciate in value as would be the case with
economically productive properties. With the exception of two residential dwellings that date back to
1940 and 1954 and the fire substation that dates back to the 1970s, there is zero improvement value within
the Study Area because the remainder of the area is vacant and has never been developed despite the
complete buildout of the area surrounding it over time.
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PROPERTY INFORMATION
The property and ownership data for each of the blocks in the study area are shown below:
MAP 1 – ArchGIS Map of Block 592

This portion of the Study Area includes Block 592 in its entirety. Block 592 consists of 24 undersized lots
(Lots 72-95), which total 1.19 acres (see Map 1 above). The entire block is owned by the Township, is
vacant and wooded and has never been developed. The block has no access to an improved public street,
although the R.O.W of Reggio Avenue, also owned by the Township, has existed on the Township Tax
Maps since the area was platted.
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MAP 2 – ArchGIS Map of Block 594

This portion of the Study Area includes Block 594 in its entirety. Block 594 consists of 20 undersized lots
(Lots 139-150), which total 0.91 acres (see Map 2 above). The entire block is owned by the Equity
Management Group, LLC. It is improved with what appears to be a residential dwelling with fenced in
yard where commercial vehicles are stored (see site photos below). Township property records indicate
that the dwelling was constructed in 1940 and consists of 1,209 square feet in “fair” condition. Two
mailboxes are at the edge of the Salerno Avenue R.O.W and an unimproved gravel path leads to a second
dwelling in a clearing believed to be on Block 596, Lots 243-246. The block has access to Claudina
Avenue, but at the 90 degree bend.
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MAP 3 - ArchGIS Map of Block 595

This portion of the Study Area includes Block 595 in its entirety. Block 595 consists of 9 undersized lots
and one consolidated lot (Lot 159), which total 2.02 acres (see Map 3 above). The block is owned by three
owners, including the Township, and is vacant and wooded and has never been developed. The block has
no access to an improved public street, although the R.O.W of Salerno Avenue, also owned by the
Township, has existed on the Township Tax Maps since the area was platted and is used as an unpaved
driveway to an existing dwelling on Block 596, Lots 243-246.

Figure 1: Portion of unimproved Salerno Avenue as it runs past Block 595
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MAP 4 - ArchGIS Map of Block 596

This portion of the Study Area includes Block 596 in its entirety. Block 596 consists of 44 undersized lots
which total 2.02 acres (see Map 4 above). The block is owned by five owners, and is vacant and wooded
and has never been developed except for a dwelling on Lots 243-246. The block has no access to an
improved public street, although the R.O.W of Salerno Avenue, also owned by the Township, has existed
on the Township Tax Maps since the area was platted and is used as an unpaved driveway to the
dwelling on Block 596, Lots 243-246 (400 Castlebuono Avenue). Based on Township property records, the
dwelling consists of 736 square feet, was constructed in 1954 and is in poor condition. A site inspection
revealed that the grounds were also in poor condition and two unregistered vehicles were being stored in
the Township-owned R.O.W. of Salerno Avenue (see photos below). An online search of the County Land
Records revealed no deed on file for that property or for the lots known as 103 Reggio Avenue under the
same ownership.
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MAP 5 - ArchGIS Map of Block 597

This portion of the Study Area includes the vacant undersized lots in Block 597 (excluding the existing
Riverwood Office Condominium building on Lot 72. The portion of Block 597 in the Study Area consists
of 55 undersized lots that total 2.57 acres (see Map 5 above). The block is owned by three owners, and is
vacant and wooded and has never been developed. The block has no access to an improved public street,
although the R.O.W of Castlebuono Avenue, also owned by the Township, has existed on the Township
Tax Maps since the area was platted and part of the ROW is used as the driveway to the Fire Substation
of Fire Company No. 2 (see Google Earth image below).
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MAP 6 - ArchGIS Map of Block 605

This portion of the Study Area includes the vacant undersized lots in Block 605 (excluding the existing
vacant bank building on Lot 434.01. The portion of Block 605 in the Study Area consists of 26 undersized
lots that total 2.43 acres (see Map 6 above). The block is owned by one owner (Mark Properties, LLC), and
is vacant and wooded and has never been developed. The lots on the north side of the block have access
to Caudina Avenue, while the lots on the south side of the block front on the R.O.W of Sarno Avenue,
which is owned by the Township and has existed on the Township Tax Maps since the area was platted
(see photo below).
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MAP 7 - ArchGIS Map of Block 606.01

This portion of the Study Area includes Block 606.01 in its entirety. Block 606.01 consists of 19 undersized
lots, which total 0.704 acres (see Map 7 above). The block is owned by two owners, including the County,
and is vacant and wooded and has never been developed. The block fronts on the one-way jughandle to
the traffic signal at Caudina Avenue and partially improved un-named ROW between unimproved Sarno
Avenue and unimproved Cipriano Avenue that connects to the parking lot behind the Fire Substation of
Fire Company No. 2. These R.O.Ws are owned by the Township and have existed on the Township Tax
Maps since the area was platted.
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MAP 8 - ArchGIS Map of Block 606.02

This portion of the Study Area includes Block 606.02 in its entirety. Block 606.02 consists of 60 undersized
lots, which total 2.55 acres (see Map 8 above). The block is owned by three owners, including the
Township, and is vacant and wooded and has never been developed. The block fronts on the
unimproved ROWs of Sarno Avenue, and Cipriano Avenue and the partially improved un-named ROW
between unimproved Sarno Avenue and unimproved Cipriano Avenue that connects to the parking lot
behind the Fire Substation of Fire Company No. 2, as well as the dirt and gravel portion of Salerno
Avenue that leads to the dwelling on Block 596, Lot 243 (400 Castlebuono Avenue). All of the
unimproved R.O.Ws are owned by the Township and have existed on the Township Tax Maps since the
area was platted.
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MAP 9 – ArchGIS Map of Block 607

Block 607 is the only fully consolidated block in the Study Area and is owned by the Toms River Fire
Company No. 2. It is listed as being 4.027 acres in area. The western edge of the block fronts on Hooper
Avenue and has a driveway access from Hooper. The rear parking area behind the substation is
connected to the cul-de-sac to Caudina Avenue, which is an unnamed road that was cut through Block
606 between 1979 and 1995, based on an examination of tax map archives (see Figure 4).
Based on a google map area calculation (see Map 10), the improved portion of Block 607, which consists
of the fire substation building and surrounding paved parking area, is 1.05 acres. The remaining 3 acres is
vacant and wooded and has no access to an improved street. In addition, the ArchGIS topographic
mapping shows a ridge running through the rear of Block 607, which carries over from Saint Joseph’s
Cemetery through Block 597 (see Figure 2).

13
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Figure 2: Snip from ArchGIS map that shows topography and shows a wooded ridge running through Block 607.

MAP 10 - Google Map calculation of improved portion of Block 607.
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SITE HISTORY
An analysis of the historic aerial photographs obtained online for the Study Area shows that in 1956, both
dwellings in the Study Area (Block 594, Lot 149, et all; Block 596, Lot 243, et all) were present, each served
by what appears to be a dirt road following the ROWs of Caudina and Salerno Avenues. The remainder
of the surrounding area is wooded except for some development along Hooper Avenue and a portion of
Saint Joseph’s Cemetery.
MAP 11 –1956 AERIAL

By 1963, the Study Area remained unchanged, but the area to the northeast shows evidence of single
family tract development south of Bay Avenue near the intersection with Oak Avenue.
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MAP 12 – 1963 AERIAL

By 1972 (Map 13), the first larger scale commercial development appears and the Fire Substation of Fire
Company No. 2 has been constructed on Block 607. Continued expansion of tract residential development
is evident to the northeast and south, as well as the expansion of the cemetery to the south.
MAP 13 - 1972 AERIAL

Redevelopment Study Area Determination of Need | Description of Study Area

16

MAP 14 – 1986 AERIAL

By 1986 (Map 14), Hooper Avenue commercial development had expanded and Caudina Avenue was
connected to what appears to be a material extraction operation. Single family tract development was
built out to the northeast, including the first homes on Breezy Oaks Drive, and a portion of the office park
to the south of the Study Area on Hooper Avenue was also constructed.
By 1995, the Seacourt Pavilion shopping center was constructed and connected to Caudina Avenue and
the office park to the south was built out. Hooper Avenue was widened and new jughandles added. The
rear access to the Fire Substation also appears by 1995.
MAP 15 -1995AERIAL
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The bank on the corner of Caudina and Hooper Avenues is visible by 2002 (Map 16). However, the Study
Area has remained unchanged since the construction of the Fire Substation prior to 1972.
MAP 16: - 2002 AERIAL

The now vacant Capital One bank on the south side of Caudina Avenue was constructed between 2006
and 2010 (Map 17) and completed the buildout of properties surrounding the Study Area since 1956.
MAP 17 - 2010 AERIAL
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Map 18 below is a snip from the Township GIS mapping that shows the Study Area with the parcel layers
as of 2012 and is representative of current conditions. Other than the two dwellings that date as far back
as 1940 and the Fire Substation on Block 607 that was built between 1963 and 1972, the remainder of the
Study Area has been vacant.
MAP 18 - 2012 AERIAL

PROPERTY OWNERSHIP
A review of the pattern of property ownership in the Study Area shows that groups of undersized lots
have been acquired by nine entities, a couple with the same mailing address, but that the Township also
owns a number of the lots, likely due to tax foreclosure through abandonment, which is typical for the
“newspaper subscription” lots that are common in Ocean County. The ownership pattern is displayed in
the map below.
MAP 19 - PROPERTY OWNERSHIP PATTERN MAP
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ZONING IN THE STUDY AREA
The Study Area lies in two Zoning Districts: O-15 and R-120. Slightly more than half of the Study Area is
O-15, but the two dwellings on Blocks 594 and 596 are within the R-120 Zone. Map 20 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.
MAP 20: ZONING MAP w. STUDY AREA HIGHLIGHTED

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 R120 district permits single family dwellings on a minimum lot area of 12,000 square feet.
Within the O-15 zoned portion of the Study Area, 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 Study 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
business. Such a commercial operation is not permitted in a R-120 Residential Zone. The remainder of the
R-120 zoned portion of the Study Area is vacant land that has never been previously developed.
Minimum lot sizes in the O-15 Zone are one acre for office and 9,000 square feet for single family
residential.
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MASTER PLAN STUDIES
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

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:

1

Land Use Element, Toms River Master Plan, adopted April 19, 2017, page LU24.
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“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
2
Pavilion and its adjacent high density residential development and the O-15 Zone.”

AREA EVALUATION FOR CONFORMITY WITH REQUIRED REDEVELOPMENT
CRITERIA
STUDY APPROACH
An analysis of the Study Area’s existing physical characteristics, current developed uses and structures
was conducted in August of 2018. We also examined Township records and analyzed historic aerial
photographs, as detailed previously in this report. Furthermore, tax records, the Township’s Master Plan
and Land Use and Development Ordinance (Chapter 348 of the Toms River Municipal Code) were
reviewed. Area visits were conducted by the author on several occasions and photographs were taken
and included in this report.

BLOCK 592
Block 592 is owned in its entirety by the Township of Toms River. Block 592 consists of 24 undersized lots
(Lots 72-95), which total 1.19 acres (see Map 1). The entire block is owned by the Township, is vacant and
wooded and has never been developed. The block has no access to an improved public street, although
the R.O.W of Reggio Avenue, also owned by the Township, has existed on the Township Tax Maps since
the area was platted.
Because Block 592 has remained vacant for 10 years or more and is also owned by the Township, and
because it lacks access to and is remote from developed portions of the municipality, we believe that it
meets the conditions in Criterion “c”:
c)

2

Land that is owned by the municipality, the county, a local housing authority,
redevelopment agency or entity, or unimproved vacant land that has remained so for a
period of ten years prior to the adoption of the resolution, and that by reason of its
location, remoteness, lack of means of access to developed sections or portions of the

Land Use Element, Toms River Master Plan, adopted April 19, 2017, page LU37.
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municipality, or topography, or nature of the soil, is not likely to be developed through
the instrumentality of private capital.

BLOCK 594
This portion of the Study Area includes Block 594 in its entirety. Block 594 consists of 20 undersized lots
(Lots 139-150), which total 0.91 acres (see Map 2). The entire block is owned by the Equity Management
Group, LLC. It is improved with what appears to be a residential dwelling with fenced in yard where
commercial vehicles are stored. Township property records indicate that the dwelling was constructed in
1940 and consists of 1,209 square feet in “fair” condition. Two mailboxes are at the edge of the Salerno
Avenue R.O.W and an unimproved gravel path leads to a second dwelling in a clearing believed to be on
Block 596, Lots 243-246. The block has access to Claudina Avenue, but at the 90 degree bend and a
graveled portion of the Salerno Avenue R.O.W.
The dwelling on Block 594 includes a fenced yard area where several commercial/construction vehicles
were being stored, indicative a commercial contracting business. Such a commercial operation is not
permitted in a R-120 Residential Zone. However, there only other residential dwelling in the Study Area
is separated from Block 594 by the heavily wooded area on Blocks 595 and 596, so the commercial use
cannot be conclusively deemed “deleterious” under Criterion “d” and no complaints were received
regarding the commercial use. In addition, Block 594 has frontage on an improved street and has been
consolidated into 0.91 acres of land under the same ownership, so it could potentially be subdivided into
up to three R-120 lots. However, residential development along Caudina Avenue would not be
compatible with the office and retail development that is served by that road.
Based on the above, Block 594, considered separately from the rest of the Study Area, would not exhibit
conditions described in Criteria “a” through “g”. However, its frontage on Caudina Avenue at the point
where the existing road takes an acute angle turn to lead into the parking lot of the Seacourt Pavilion
Shopping Center makes it critical for inclusion in the designated Redevelopment Area so that a suitable
internal road network can be accommodated in a redevelopment plan that allows access from future
redevelopment projects to the existing signalized intersection at Hooper and Caudina and future
connectivity between the Redevelopment Area and the services at Seacourt Pavilion, along with the
approved multifamily residential development on the adjacent parcel. It is recommended that Block 594
be included in the designated area under “Section 3” as being necessary for the effective
redevelopment of the larger redevelopment area.

BLOCK 595
This portion of the Study Area includes Block 595 in its entirety. Block 595 consists of 9 undersized lots
and one consolidated lot (Lot 159), which total 2.02 acres (see Map 3). The block is owned by three
owners, including the Township, and is vacant and wooded and has never been developed. The block has
no access to an improved public street, although the R.O.W of Salerno Avenue, also owned by the
Township, has existed on the Township Tax Maps since the area was platted and is used as an unpaved
driveway to an existing dwelling on Block 596, Lots 243-246. The block and street pattern that was laid
out for this block (and the entire redevelopment area) since prior to 1931 is based on an obsolete street
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grid (see Figure 2) that the Township has no intention of constructing, especially given the large parcels
that are needed in the O-15 zone.

Figure 3: Dover Township Tax Map - 1931 with boundaries of Study Area overlaid to show the same street grid and much of the
same lot layout dates back at least 87 years.

Because Block 595 has remained vacant for 10 years or more and because it lacks access to and is
remote from developed portions of the municipality, we believe that it meets the conditions of
Criterion “c”:
Land that is owned by the municipality, the county, a local housing authority, redevelopment agency or
entity, or unimproved vacant land that has remained so for a period of ten years prior to the adoption of
the resolution, and that by reason of its location, remoteness, lack of means of access to developed
sections or portions of the municipality, or topography, or nature of the soil, is not likely to be developed
through the instrumentality of private capital.

BLOCK 596
Block 596 consists of 44 undersized lots which total 2.02 acres (see Map 4). The block is owned by five
owners, and is vacant and wooded and has never been developed except for a dwelling on Lots 243-246.
The block has no access to an improved public street, although the R.O.W of Salerno Avenue, also owned
by the Township, has existed on the Township Tax Maps since the area was platted prior to the 1931 Tax
Maps (Figure 2) and is used as an unpaved driveway to the dwelling on Block 596, Lots 243-246 (400
Castlebuono Avenue). Based on Township property records, the dwelling consists of 736 square feet, was
constructed in 1954 and is in poor condition. A site inspection revealed that the grounds were also in poor
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condition and two unregistered vehicles were being stored in the Township-owned R.O.W. of Salerno
Avenue.
Because Block 596 has remained vacant for 10 years or more with the exception of the dwelling on Lots
243-246 and because at least half of the block lacks access to developed portions or the municipality
and the entire block is remote from developed portions of the municipality, we believe that it meets
the conditions of Criterion “c”:
Land that is owned by the municipality, the county, a local housing authority, redevelopment
agency or entity, or unimproved vacant land that has remained so for a period of ten years prior
to the adoption of the resolution, and that by reason of its location, remoteness, lack of means of
access to developed sections or portions of the municipality, or topography, or nature of the soil,
is not likely to be developed through the instrumentality of private capital.
The dwelling on lots 243-246 is 64 years old and is listed in the Township’s property records as being in
poor condition. There were no records of building permits over the past ten years. The condition of the
property was also poor per a site visit and two unregistered vehicles were being stored within the public
ROW of Salerno Avenue in violation of the Township Municipal Code. While the property and dwelling
are in poor condition, we did not find evidence that conditions were severe enough to have triggered
enforcement action, likely because the dwelling is isolated and hidden from view. We therefore do not
have sufficient evidence to conclude that the dwelling exhibits the conditions of Criteron “a”:
The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or obsolescent, or possess any
of such characteristics, or are so lacking in light, air, or space, as to be conducive to unwholesome living or
working conditions.
Despite the above, Lots 243-246 (400 Castlebuono Avenue) should be included in the designated area
because the rest of Block 596 should be designated and the entire block is necessary for inclusion for
the effective redevelopment of the area through the employment of a new street network.

BLOCK 597
This portion of the Study Area includes the vacant undersized lots in Block 597 (excluding the existing
Riverwood Office Condominium building on Lot 72. The portion of Block 597 in the Study Area consists
of 55 undersized lots that total 2.57 acres (see Map 5). The block is owned by three owners, and is vacant
and wooded and has never been developed. The block has no access to an improved public street,
although the R.O.W of Castlebuono Avenue, also owned by the Township, has existed on the Township
Tax Maps since the area was platted and part of the ROW is used as the driveway to the Fire Substation
of Fire Company No. 2. One of the three owners of lots within Block 597 is also the owner of the Dover
Esplanade Office Park, which abuts the southern edge of Block 597. However, none of the three owners
has been able to assemble sufficient lots to enable consolidation with the office park property or extend
Castlebuono Avenue beyond the Riverwood Office Condominium to access the rest of the block. In
addition, the block is only 100 feet deep. The block is split between the O-15 Zone and R-120 Zone and the
R-120 Zone requirement for lot depth is 135 feet. As a result, the lots within Block 597 have no use other
than for consolidation and three different owners control groups of lots that are not contiguous.
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Because Block 597 has remained vacant for 10 years or more and because it lacks access to and is
remote from developed portions of the municipality, we believe that it meets the conditions of
Criterion “c”:
Land that is owned by the municipality, the county, a local housing authority, redevelopment agency or
entity, or unimproved vacant land that has remained so for a period of ten years prior to the adoption of
the resolution, and that by reason of its location, remoteness, lack of means of access to developed
sections or portions of the municipality, or topography, or nature of the soil, is not likely to be developed
through the instrumentality of private capital.

BLOCK 605
This portion of the Study Area includes the vacant undersized lots in Block 605 (excluding the existing
vacant bank building on Lot 434.01). The portion of Block 605 in the Study Area consists of 26 undersized
lots that total 2.43 acres (see Map 6). The block is owned by one owner, is vacant and wooded and has
never been developed. The lots on the north side of the block have access to Caudina Avenue, while the
lots on the south side of the block front on the R.O.W of Sarno Avenue, which is owned by the Township
and has existed on the Township Tax Maps since the area was platted. The Block is in the O-15 Zone,
which requires a minimum lot size of one acre for office uses and 9,000 square feet for residential uses.
The portion of Block 605 in the Study Area is large enough for a small office building or branch bank, or
subdivision into approximately 10 or 11 single family lots based on the 2.43 acre total land within the
Study Area, but in order to provide access to all of the lots, the Salerno and Sarno Avenue frontage of
Block 605 would need to be constructed. This would result in an isolated cluster of single family homes in
the middle of existing commercial development and a piecemeal street network based on an obsolete grid
that cannot be completed for the remainder of the redevelopment area. It is therefore recommended that
Block 605 be included in the designated area under “Section 3” as being necessary for the effective
redevelopment of the larger redevelopment area.
It is recommended that Block 594 be included in the designated area under “Section 3” as being
necessary for the effective redevelopment of the larger redevelopment area.

BLOCK 606.01
Block 606.01 consists of 19 undersized lots, which total 0.704 acres (see Map 7). The block is owned by
two owners, including the County, and is vacant and wooded and has never been developed. The block
fronts on the one-way jughandle to the traffic signal at Caudina Avenue and partially improved unnamed ROW between unimproved Sarno Avenue and unimproved Cipriano Avenue that connects to the
parking lot behind the Fire Substation of Fire Company No. 2. These R.O.Ws are owned by the Township
and have existed on the Township Tax Maps since the area was platted. The portion of the block owned
by the County fronts on Hooper Avenue and appears be used for stormwater management. The portion
of the block fronting on the unnamed street that was cut through block 606 sometime between 1979 and
1995 (based on an analysis of tax maps) is owned by Mark Properties.
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Figure 4: 1995 Tax map showing changes to Caudina R.O.W to acommodate jughandle and the connection to the fire substation
via an unamed street through Block 606.

As block 606.01 is less than an acre in size it is undersized for office use and its location on a busy cul-desac make it impractical for development for a one or two single family dwellings (based on a minimum of
9,000 sf per lot in the O-15 Zone).
It is recommended that Block 606.01 be included in the designated area under “Section 3” as being
necessary for the effective redevelopment of the larger redevelopment area.

BLOCK 606.02
This portion of the Study Area includes Block 606.02 in its entirety. Block 606.02 consists of 60 undersized
lots, which total 2.55 acres (see Map 8). The block is owned by three owners, including the Township, and
is vacant and wooded and has never been developed. The block fronts on the unimproved ROWs of
Sarno Avenue, Cipriano Avenue and the partially improved un-named ROW between unimproved Sarno
Avenue and unimproved Cipriano Avenue that connects to the parking lot behind the Fire Substation of
Fire Company No. 2 (see Figure 4), as well as the dirt and gravel portion of Salerno Avenue that leads to
the dwelling on Block 596, Lot 243 (400 Castlebuono Avenue). All of the unimproved R.O.Ws are owned
by the Township and have existed on the Township Tax Maps since the area was platted.
While there is access to some of the lots to an improved street at the west end of the block and a dirt &
gravel path at the east end of the block, the remainder of Block 606.02 lacks access and is cut off from the
street network. Because Block 606.02 has remained vacant for 10 years or more and because it lacks
access to and is remote from developed portions of the municipality, we believe that it meets the
conditions of Criterion “c”:

27

Area Evaluation for Conformity with Required Redevelopment Criteria | Redevelopment
Study Area Determination of Need

Land that is owned by the municipality, the county, a local housing authority, redevelopment agency or
entity, or unimproved vacant land that has remained so for a period of ten years prior to the adoption of
the resolution, and that by reason of its location, remoteness, lack of means of access to developed
sections or portions of the municipality, or topography, or nature of the soil, is not likely to be developed
through the instrumentality of private capital.

BLOCK 607
Block 607 is the only fully consolidated block in the Study Area and is owned by the Toms River Fire
Company No. 2. It is listed as being 4.027 acres in area. The western edge of the block fronts on Hooper
Avenue and has a driveway access from Hooper. The rear parking area behind the substation is
connected to the cul-de-sac to Caudina Avenue, which is an unnamed road that was cut through Block
606 between 1979 and 1995, based on an examination of tax map archives (see Figure 4).
Based on a google map area calculation (see Map 10), the improved portion of Block 607, which consists
of the fire substation building and surrounding paved parking area, is 1.05 acres. The remaining 3 acres is
vacant and wooded and has no access to an improved street. In addition, the ArchGIS topographic
mapping shows a ridge running through the rear of Block 607, which carries over from Saint Joseph’s
Cemetery through Block 597 (see Figure 2).
Because three of the four acres of Block 607 has remained vacant for 10 years or more and because it
lacks access to and is remote from developed portions of the municipality and because of the
significant ridge line that provides topographic challenges, we believe that it meets the conditions of
Criterion “c”:
Land that is owned by the municipality, the county, a local housing authority, redevelopment agency or
entity, or unimproved vacant land that has remained so for a period of ten years prior to the adoption of
the resolution, and that by reason of its location, remoteness, lack of means of access to developed
sections or portions of the municipality, or topography, or nature of the soil, is not likely to be developed
through the instrumentality of private capital.
The remainder of Block 607 is improved with the fire substation, which does not exhibit conditions
that fit within Criterion “a” through “h”. However it provides access to Hooper Avenue which makes
it necessary for the effective redevelopment of the larger Study Area.

STUDY CONCLUSION AND RECOMMENDATIONS
The Study Area consists of 258 undersized (20’x100’) tax lots and seven paper streets under the
ownership of nine different property owners, including the Township and the County, in a mostly
wooded portion of Toms River located north of the Dover Esplanade Office Park and Saint Joseph’s
Cemetery, west of Lester Road, south of Caudina Avenue and east of Hooper Avenue. The total area is
approximately 24 acres. The study area is predominantly wooded, but includes the fire substation of
Toms River Fire Company No. 2, which owns all of Block 607 but only occupies about one acre of the four
acres in the block.

Redevelopment Study Area Determination of Need | Study Conclusion and
Recommendations

28

Based on the analysis of ownership patterns and historic development of the area around the Study
Area, we believe that conditions consistent with Criteria “c” exist that would qualify the majority of
the Study Area for designation, with the exception of Blocks 594, 605, and 606.01 and the improved
portion of Block 607.
However, it is recommended that the entire Study Area also qualifies for designation based on
Criterion “e”:
“A growing lack or total lack of proper utilization of areas caused by the condition of the title,
diverse ownership of the real properties therein or other similar conditions which impede land
assemblage or discourage the undertaking of improvements, resulting in a stagnant and
unproductive condition of land potentially useful and valuable for contributing to and serving
the public health, safety and welfare, which condition is presumed to be having a negative social
or economic impact or otherwise being detrimental to the safety, health, morals, or welfare of
the surrounding area or the community in general.”
It is clear that the “conditions of title” caused by the patchwork of paper streets and undersized
subscription lots laid out prior to 1931 in accordance with what is now an obsolete and never developed
street network, combined with the diverse ownership of the 258 lots within the Study Area by nine
different property owners (see Map 19), including two public entities (Township and County), has led to
economic stagnation over time. The historic aerials of the Study Area show the entire area surrounding it
having been developed between 1956 and the present except for the vast majority of the land within the
Study Area. They also show the two dwellings, one on Block 594 and the other on Block 596, as having
been the only development other than the fire substation on the 24 acres and that the rest of the Study
Area has never been developed. Essentially we believe that such lack of economic development amounts
to a “total lack of proper utilization”.
Finally, we believe that Blocks 594, 605, and 606.01 and Block 607, all or a portion of which may not be
included in the designation under Criterion “c”, should be included in the designated redevelopment
area under “Section 3” of the Local Redevelopment and Housing Law. All of these blocks front on
improve streets, but are key to providing access to the rest of the Study Area and are therefore needed for
assembling a larger parcel(s) for redevelopment. Section 3 allows the inclusion of property , “found
necessary, with or without change in their condition, for the effective redevelopment of the area in which they are a
part”.3
We also find that the emphasis of the Master Plan on the potential redevelopment of vacant and
underutilized properties in the Study Area to be consistent with the designation of the Study Area
under Criterion “h”, as follows:
Criterion “h”: The designation of the delineated area is consistent with smart growth planning principles adopted
pursuant to law or regulation.

3

Local Redevelopment and Housing Law (NJSA 40A:12A-3) – Definition of “Redevelopment area”.
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The New Jersey Business Action Center (NJBAC) defines smart growth as “well-planned, well-managed
growth that adds new homes and creates new jobs, while preserving open space, farmland, and
environmental resources. Smart Growth supports livable neighborhoods with a variety of housing types,
price ranges and multi-modal forms of transportation”.4 NJBAC lists ten principles of smart growth on
their website, of these; the Study Area has the potential to achieve seven of these principles:








Mixed land uses
Compact, clustered community design
Range of housing choice and opportunity
Walkable neighborhoods
Distinctive, attractive communities offering a sense of place
Future development strengthened and directed to existing communities using existing
infrastructure
Transportation option variety

By designating the Study Area as an Area in Need of Redevelopment, it will allow for a Redevelopment
Plan to be crafted, which would facilitate the creation of a special governmental services district
combined with residential and retail uses either within or adjacent to the redevelopment area and
connected by a new roadway system. Ocean County is expected to redevelop a portion of the adjacent
Dover Esplanade Office Park, that currently contains the “One Stop Resource Center” inclusive of the
following offices:
 Office of Senior Services
 Veterans Services Bureau
 Ocean County Adjuster’s Office
 Department of Consumer Affairs
 Weights and Measures, Second
 Department of Human Services
 Mental Health Board
 Advisory Commission on the Status of Women
 Commission for Individuals with Disabilities
 Human Services Advisory Committee
 Workforce Investment Board
In addition, the Township has been working with the US Postal Service to find a site to relocate the Toms
River Post Office from the Waterfront Redevelopment Area of Downtown Toms River, which is about 3
acres in size, to a more centrally located site of at least 6 acres in size. The Township has also submitted a
letter of intent to facilitate 8 acres within the Study Area for a new VA Clinic to replace the current facility
in Brick Township which has outgrown the capacity of its site. The VA is conducting a search within its
defined service area for a site of about 8 acres that can accommodate a 60,000 square foot building and
400 parking spaces. With a new post office and VA Clinic occupying about 14 acres of the Study Area

4

http://nj.gov/state/planning/smart.html
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adjacent to the anticipated new County complex and interconnected through a new street system,
approximately 10 acres would be available for a mix of residential and retail uses.
The Township completed its Plan Endorsement Process in 2017 and the State Planning Commission
adopted the Township’s Centers and Cores by notice published in the NJ Register on January 2, 2018. The
New Jersey Department of Environmental Protection endorsed those Centers and Cores by notice
published in the New Jersey Register on August 6, 2018 and they became operative for environmental
regulation purposes on September 5, 2018. 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. The portion of the Study Area outside the Core in the R-120 Residential Zone is estimated at 9.15
acres. Based on CAFRA coverage regulations, the estimate 14 acres for the VA Clinic and post office
could be developed at up to 80% impervious coverage, while the 9 to 10 acres outside the Core would be
developed at 30% impervious coverage.

MAP 21 - Endorsed Centers & Cores - Hooper Avenue South Core

By designating the Study Area as an Area in Need of Redevelopment, it will allow for a Redevelopment
Plan to be crafted, which could permit compact, connected and complete design standards, such as those
in the 2009 LEED-ND Rating System for Neighborhood Development, thereby advancing the goals of the
Master Plan stated in this Report.
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Township of Toms River has demonstrated by policy and action a solid commitment to Smart Growth.
The designation of the area described in this report would advance that commitment one step further.

Based on all of the above, we recommend that the entire Study Area qualify for designation as an Area
In Need of Redevelopment and that a redevelopment plan be prepared that would advance the
Township’s ability to foster the assemblage of the block for redevelopment consistent with its Master
Plan.
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INVESTIGATION
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