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INTRODUCTION
In accordance with N.J.A.C. 5:85-7 et seq., Ocean Township has requested Initial Plan Endorsement from the State Planning Commission. This report is a summary of the review of the petition based on information submitted by the petitioner and information otherwise available to the Office of Smart Growth.    

The Township has requested Town Center designation for the area centered on Route 9 and Volunteer Way, incorporating historical Waretown and existing development to the east as well as developable land along and west of Route 9. This center will benefit from support by state agencies that will provide the financial and technical assistance necessary to enhance capacity. 

An important element of a vibrant and healthy center is the protection of environs outside. The recent change to Forest Area in the Pinelands and the proposed planning area changes to Environmentally Sensitive Areas (PA5) and Critical Environmental Site (CES) reflect the commitment between State agencies and the Township to work together to preserve land and resources. 

BACKGROUND

Ocean Township’s Plan Endorsement petition is not the first attempt by the municipality to achieve consistency with the State Development and Redevelopment Plan (State Plan). Starting in 1999, the Township had previously worked through the Center Designation process with the then Office of State Planning (OSP). The application came before the State Planning Commission in May 2001, but a decision was held off, as the Commission requested staff to investigate the potential environmental impacts. OSP then sought advice from the Department of Environmental Protection (DEP) and the Pinelands Commission. However, due to various factors, including workload and staff turnover, the application stalled. 
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With the change from Center Designation to Plan Endorsement, the Office of Smart Growth (OSG) asked Ocean Township to undertake the new process. In spite of the history with Center Designation, the Township agreed and a pre-petition meeting was held on July 12, 2004. The petition was submitted on December 27, 2004, with several addendums in the following months. The petition was deemed complete on July 18, 2005.  The State agencies committed to facilitating the plan endorsement process for those communities, including Ocean Township, that elected to withdraw its pending center petitions and pursue plan endorsement.
By this time, many issues of consistency had also been resolved, especially with the July 14 workshop organized by the Department of Transportation’s (NJDOT) consultants for the Route 9 corridor study. Consensus was reached on a more compact center; the larger center proposal was a point of concern earlier and also under the Center Designation process. On the transportation side, the workshop produced a broader conceptualization of the Volunteer Way extension as an opportunity to improve circulation. 

Staff Recommendation

Ocean Township’s planning vision is consistent with the State Plan as defined in the State Planning Rules. Therefore, staff recommends Initial Plan Endorsement for the Township, including the designation of the aforementioned Town Center, subject to the inclusion of the recommended amendments to the Plan Implementation Agreement.  

This recommendation recognizes the efforts made by the Township so far as well as its commitment to further improve its plans, as outlined in the Planning and Implementation Agreement (PIA). Some parties have expressed concerns about current inconsistencies between the vision that has been refined through the Plan Endorsement process and the petition documents. It should be noted that this discrepancy resulted because the Township has incorporated the input provided by various state agencies. The PIA will result in the elimination of those inconsistencies hat do exist.  

Planning is an ongoing and dynamic process, of which Plan Endorsement captures a particular moment in time. This moment is key due to a wide range of factors: development pressures, changes in the Pinelands, the improved Garden State Parkway interchange, and plans for affordable housing. The implementation and monitoring of the PIA is therefore vital in continuing the momentum that exists now.  
Location and Regional Context  
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Ocean Township is located in central Ocean County, between Lacey and Barnegat Townships with frontage to the east on Barnegat Bay, including the Barnegat Inlet to the ocean. The Garden State Parkway and Route 9 run through the town, with County Road 532 linking the Parkway exit to Waretown, the historical center of the Township.  Approximately 59% of the Township is under Pinelands jurisdiction, and the remaining 41% is governed by the Coastal Area Facility Review Act (CAFRA), with the Parkway serving as the boundary between the two areas.
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Demographics

(Note: All data is from the 2000 Census unless otherwise noted.)

Ocean Township is similar to the rest of the County in many respects, including home ownership rates, household income and racial breakdown of population. Both the Township and the County have high housing vacancy rates, likely an influence of Census methodology and seasonal fluctuations in population.

	
	Ocean Twp 
	Ocean County
	New Jersey 

	Land area (sq mi)
	20.6
	636
	7,417

	
	
	
	

	Population 
	6,450
	510,916
	8,414,350

	Households 
	2,446
	200,402
	3,064,645

	Average Household Size
	2.61
	2.51
	2.68

	
	
	
	

	Housing Units 
	2,981
	248,711
	3,310,275

	Home Ownership Rate 
	84%
	83%
	66%

	Vacancy Rate
	17.9%
	19.4%
	7.4%

	
	
	
	

	Median Household Income 
	$46,461
	$46,443
	$55,146

	Per Capita Income 
	$22,830
	$23,054
	$27,006

	Poverty Rate 
	7.8%
	7.0%
	8.5%

	Unemployment Rate (NJDOL 2004)
	5.0%
	4.9%
	4.8%


A key point of difference between the Township and County is age distribution. Whereas the County trends towards senior citizens due to the popularity of age-restricted housing in certain municipalities, Ocean Township is closer to the distribution for New Jersey. The provision of affordable housing and center-focused development should help maintain this diversity.   

Compared to the County and State, the labor force in Ocean Township is strongly oriented towards the leisure/recreation sector (including arts, accommodations and food services), a reflection of its bayside location and immediate proximity to the shore. Construction and transportation/utilities are also important industries for the local workforce. 

Finally, the population of Ocean Township has boomed since the 1960s, rising from 921 in 1960 to 3,731 in 1980 to an estimated 7,284 today. According to the North Jersey Transportation Planning Authority, this trend is expected to continue. Plan Endorsement therefore represents a vital opportunity to plan properly for growth.  
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RELEVANT PLANNING ACTIVITIES 
Purpose of Plan Endorsement 

The purpose of the Plan Endorsement process is to achieve consistency among municipal, county, regional and State agency plans and with the State Plan, and to facilitate the implementation of these plans (N.J.A.C. 5:85-7.1(b)). Plans shall be endorsed only if they are internally consistent and demonstrate consistency with the State Development and Redevelopment Plan (N.J.A.C. 5:85-7.2(h)). Consistency means that the State Planning Commission determined that a municipal plan is the same as or has the same effect as the provisions in the State Plan. In evaluating consistency, the Commission should consider all provisions of the State Plan with particular emphasis on:  

1) Statewide goals and policies; 

2) Planning Area policies and boundaries; 

3) Critical Environmental Sites criteria and intent; and 

4) Delineation criteria and intent for a Center designation. (N.J.A.C. 5:85-1.4)

The analysis that follows is predicated on the recognition that an investment in good planning will produce a desirable outcome.  

Community Vision & Public Participation 

Over the past several years, the Township has adopted numerous master plan elements, requiring significant public participation in the process. The Township has also undertaken visioning sessions, a community survey and a public referendum with regard to the creation of a new center.  

The resulting vision for a Waretown Town Center is one that will integrate land uses and smart growth planning principles into a comprehensive mixed-use design. Waretown will provide new opportunities for employment, housing and recreation. Community spaces and pedestrian & bicycle linkages will support these uses, especially with regard to seniors and children who may not have easy access to a car.  
As Ocean Township continues to grow, center-based development and appropriate planning in other parts of town will balance economic, social and environmental sustainability to yield a high quality of life.

Master Plan

The broader concepts from the community vision are reflected in the 1999 update of the Master Plan as well as the 2001 Re-examination Report. A key concept from the 1999 plan is a recommendation for Coastal Village zoning in the core of Waretown. These proposed zones are intended to enhance the village character and restrict strip mall style development. These planning documents also contain recommendations for adjusting densities in residential zones. 

Considering more recent planning activities such as the Route 9 – Phase I Redevelopment Plan (see next subsection) and the Plan Endorsement process, the Township will need to update its Master Plan, in particular with regard to residential and industrial zoning throughout the municipality in relation to the proposed State Plan planning area changes. In addition to eliminating the I-1 and I-2 industrial zones, this area’s status as in need of redevelopment will be rescinded.  
Cross-Acceptance 

The Township has participated in the Cross-Acceptance process, working in coordination with Ocean County.  The Ocean County Cross-Acceptance Report notes the Township’s involvement in Plan Endorsement, which is serving as the main vehicle for achieving consistency between plans.
Redevelopment Plans 

A key element of the Town Center is the Route 9 – Phase I redevelopment area. The Township Committee passed a resolution on June 10, 2004 declaring the area in need of redevelopment. Per the Local Redevelopment and Housing Law, the municipal clerk submitted the resolution to the Department of Community Affairs (DCA). DCA denied the redevelopment area based on smart growth criteria and recommended that the Township pursue Plan Endorsement. 

Through Plan Endorsement, the Township and the State agencies have addressed a wide range of issues impacting the proposed redevelopment area directly and also in the broader planning context. These issues include environmentally sensitive lands, affordable housing, access from the Garden State Parkway, urban design and land use / zoning. 

The Plan Implementation Agreement notes that the Township will pass a resolution on a revised redevelopment area wholly within the center boundaries.  The redevelopment area will take effect when DCA receives a copy of this resolution. The achievement of plan consistency via Plan Endorsement will facilitate future phases of the Township’s redevelopment objectives along Route 9. 

NJDOT Route 9 Corridor Study (Southern Ocean County) 

The corridor study provides additional regional context for the redevelopment plans along Route 9. Ocean Township is part of the study area that runs from South Toms River to Tuckerton Borough in Ocean County. Route 9 serves as a link among the many coastal townships and boroughs of Ocean County. Rapid suburban growth along the corridor and the continuing popularity of the tourist destinations along the Jersey Shore has created tremendous traffic demand on Route 9.
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On July 14, 2005, NJDOT consultants conducted a workshop with Ocean Township and state agencies to address issues specific to the municipality in light of concepts arising from the study. The extension of Volunteer Way and related improvements for connectivity between the Garden State Parkway interchange and Waretown was the centerpiece of discussion. Coordination of land use and circulation will help relieve congestion and enhance mobility in a cost-effective manner (see pages 14-15 for more details).
Affordable Housing 

Ocean Township initially petitioned the Council on Affordable Housing (COAH) for second round substantive certification on May 1, 2003, with a housing element and fair share plan addressing its 12-year cumulative obligation of 254 units, consisting of 18 rehabilitation units and 236 new construction units. An amended Housing Element and Fair Share Plan followed in September 2004. This plan reflects the Town Center originally proposed by the Township. The boundary has changed significantly through the Plan Endorsement process, resulting in a more compact Center. 

Under COAH’s third round rules, the affordable housing obligations were revised to 236 new construction units and 2 rehabilitation units, for a total of 238.  It is expected that approximately half these units will be addressed via a regional contribution agreement (RCA) with Neptune Township, Monmouth County. Waretown Center will accommodate the bulk of the rest of the second-round obligations as well as units from the third-round growth share. The remainder will be built in the Suburban Planning Area. As noted in the PIA, the Township will identify specific sites for affordable housing for the state agencies’ review prior to filing its petition for substantive certification. 

CONSISTENCY WITH STATE PLAN - Goals, Policies & Indicators  

The State Plan is made up of 8 Goals and Strategies and 19 Statewide Policies that are complemented by a State Plan Policy Map. This section discusses goals relevant to the Ocean Township Petition, along with related policies and indicators. 

	Goal


	Policies
	Indicators

	Goal 2: Conserve the State’s Natural Resources and Systems

STRATEGY: Conserve the state’s natural resources and systems as capital assets of the public by promoting ecologically sound development and redevelopment in the Metropolitan and Suburban Planning Areas, accommodating environmentally designed development and redevelopment in Centers in the Fringe, Rural and Environmentally Sensitive Planning Areas, and by restoring the integrity of natural systems in areas where they have been degraded or damaged. Plan, design, invest in and manage the development and redevelopment of Centers and the use of land, water, soil, plant and animal resources to maintain biodiversity and the viability of ecological systems. Maximize the ability of natural systems to control runoff and flooding, and to improve air and water quality and supply.
	Policy on Water Resources - Protect and enhance water resources through coordinated planning efforts aimed at reducing sources of pollution and other adverse effects of development, encouraging designs in hazard-free areas that will protect the natural function of stream and wetland systems, and optimizing sustainable resource use.

Policy on Open Lands and Natural Systems - Protect biological diversity through preservation and restoration of contiguous open spaces and connecting corridors; manage public land and provide incentives for private land management to protect scenic qualities, forests and water resources; and manage the character and nature of development for the protection of wildlife habitat, critical slope areas, water resources, and for the provision of adequate public access to a variety of recreational opportunities.

Policy on Coastal Resources - Acknowledge the statutory treatment of the coastal area under federal and state legislation, coordinate efforts to establish a comprehensive coastal management program with local planning efforts, undertake a regional capacity analysis, protect vital ecological areas and promote recreational opportunities.


	Indicator 11. Conversion of wetlands for development - Reduce conversion of wetlands to not exceed 50 acres per year statewide by 2005 and to no net loss of acres by 2020.




Analysis
[image: image15.wmf] 

Fronting 3.6 miles of Barnegat Bay, Ocean Township is located in the Barnegat Bay priority wetland, including all of the tributary waters of the system. This ecosystem supports habitat for a wide range of species. Therefore, environmental consideration has been key throughout the Plan Endorsement negotiations, leading to a significant revision of Waretown Center from the original proposal as well as measures in the PIA to protect sensitive lands outside the Center. These considerations are reflected in changes proposed for the State Plan Policy Map from Suburban and Fringe Planning Areas (PA2 and PA3) to Environmentally Sensitive Planning Area (PA5) and Critical Environmental Site (CES). 

A more compact center helps preserve much of the area north of Wells Mill Road between the Parkway and Route 9, which represents the last substantial undeveloped land in the Township. As one of the last contiguous coastal forests remaining in the coastal zone, this area contains habitat for endangered and threatened species wildlife, and therefore requires careful planning according to the State Plan Policy on Open Lands and Natural Systems. 

Another key element is the protection of Oyster Creek, Waretown Creek and wetlands areas, supporting Policies on Water Resources and Coastal Resources. A Pinelands Commission from April 2004, “The Essential Character of the Oyster Creek Watershed”, revealed that there were minimal alterations to date in the subwatersheds adjacent to the existing Pinelands Forest Area. Therefore, opportunity exists to protect a pristine environment. According to the PIA, the Township will support DEP in designating Oyster Creek as a Category One (C1) waterway. Over time, the impacts of Plan Endorsement in protecting wetlands in Ocean Township will help the state achieve the target set for Indicator 11. An important regional effort related to these measures is the Barnegat Bay Estuary Program, which will benefit from cooperation between the Township, Ocean County, and state agencies. 

The environmental efforts east of the Parkway complement the changes already made in the Pinelands Area. Combined with the change of Rural Development Area to Forest Area, a large contiguous ecosystem will be preserved. Ocean Township’s acceptance of this change reflects its established recognition of the significance of the Pinelands. For the area of the Pinelands National Reserve outside the Pinelands Area, the Township is one of three municipalities that voluntarily submitted its master plan and land use ordinances to the Pinelands Commission and had them determined to be in substantial compliance with the Pinelands Comprehensive Management Plan. 

	Goal


	Policies
	Indicators

	Goal 3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey

STRATEGY: Promote socially and ecologically beneficial economic growth, development and renewal and improve both the quality of life and the standard of living of New Jersey residents, particularly the poor and minorities, through partnerships and collaborative planning with the private sector. Capitalize on the state’s strengths—its entrepreneurship, skilled labor, cultural diversity, diversified economy and environment, strategic location and logistical excellence—and make the state more competitive through infrastructure and public services cost savings and regulatory streamlining resulting from comprehensive and coordinated planning. Retain and expand businesses, and encourage new, environmentally sustainable businesses in Centers and areas with infrastructure. Encourage economic growth in locations and ways that are both fiscally and environmentally sound. Promote the food and agricultural industry throughout New Jersey through coordinated planning, regulations, investments and incentive programs—both in Centers to retain and encourage new businesses and in the Environs to preserve large contiguous areas of farmland.
	Policy on Economic Development - Promote beneficial economic growth and improve the quality of life and standard of living for New Jersey residents by building upon strategic economic and geographic positions, targeting areas of critical capital spending to retain and expand existing businesses, fostering modern techniques to enhance the existing economic base, encouraging the development of new enterprises, advancing the growth of green businesses, elevating work force skills, and encouraging sustainable economic growth in locations and ways that are fiscally and ecologically sound.


	


Analysis
Ongoing population growth and improved accessibility from the Garden State Parkway provide the basis for tremendous economic development potential. Ocean Township chooses to advance economic growth in a manner that is fiscally and environmentally sustainable. Center-based development fulfills several aspects of the State Plan Policy on Economic Development. A pedestrian-oriented, mixed–use center will broaden employment and recreation opportunities for all residents as well as help create a distinct destination for visitors. The protection of environs outside will further reinforce the identity of the center and enhance Main Street-type business opportunities. 

In cooperation with state agencies, the Township will create various programs to attract, retain and help start up businesses. The center’s unique character and amenities, combined with the promotion of niche markets, will be key attractions for developers and investors. Significant powers of planning, land use, and financing afforded to the town by the Local Redevelopment and Housing Law should provide leverage to draw the right type of development projects and related public improvements for the Town Center.

	Goal


	Policies
	Indicators

	Goal 5: Provide Adequate Public Facilities and Services at a Reasonable Cost

STRATEGY: Provide infrastructure and related services more efficiently by supporting investments based on comprehensive planning and by providing financial incentives for jurisdictions that cooperate in supplying public infrastructure and shared services. Encourage the use of infrastructure needs assessments and life-cycle costing. Reduce demands for infrastructure investment by using public and private markets to manage peak demands, applying alternative management and financing approaches, using resource conserving technologies and information systems to provide and manage public facilities and services, and purchasing land and easements to prevent development, protect flood plains and sustain agriculture where appropriate.


	Policy on Public Investment Priorities - It is the intent of the State Plan that the full amount of growth projected for the state should be accommodated. Plan Strategies recommend guiding this growth to Centers and other areas identified within Endorsed Plans where infrastructure exists or is planned and where it can be provided efficiently, either with private or public dollars. (Designated Centers are included in the category of communities with Endorsed Plans.) Public investment priorities guide the investment of public dollars to support and carry out these Plan Strategies.
Policy on Infrastructure Investments - Provide infrastructure and related services more efficiently by investing in infrastructure to guide growth, managing demand and supply, restoring systems in distressed areas, maintaining existing infrastructure investments, designing multi-use school facilities to serve as centers of community, creating more compact settlement patterns in appropriate locations in suburban and rural areas, and timing and sequencing the maintenance of capital facilities service levels with development throughout the state.

Policy on Transportation - Improve transportation systems by coordinating transportation and land-use planning; integrating transportation systems; developing and enhancing alternative modes of transportation; improving management structures and techniques; and utilizing transportation as an economic development tool.

	Indicator 14. The percent of all trips to work made by carpool, public transportation, bicycle, walking or working at home - The percent of trips to work made by carpool, public transportation, bicycle, walking or working at home increases by 2005 and 2020.
Indicator 16. Number of pedestrian fatalities in vehicular accidents on state roads - Reduce the number of pedestrian fatalities in vehicular accidents on state roads by 2005 and 2020.


Analysis 

Roads 

Transportation has been a crucial part of the Plan Endorsement process for Ocean Township, in part because of the proposed full interchange off exit 69 on the Garden State Parkway. In order to maximize the benefits of this improvement, the road network off the interchange must also be considered.  

County Road 532 currently serves as the primary link connecting the Parkway to the Waretown Town Center and Route 9. The traditional traffic engineering solution for cars coming off the Parkway would be to widen CR532, an expensive proposition that only moves congestion elsewhere in the network – in this case, the intersection with Route 9.  
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Instead, the Township will work with the County and NJDOT on a smarter alternative. Volunteer Way, a road that runs off Route 9 parallel to CR532 to the north, will be extended west and then southwest to meet with CR532. This design serves to circumvent Waretown Creek and diverts traffic off CR532 long before it reaches the Town Center. For the latter purpose, the road will be reoriented so that Volunteer Way becomes the default route between the Parkway and Route 9. The appropriate placement of traffic signals will also aid circulation. Multiple connector roads of Volunteer Way onto Route 9 are another possibility. 

By promoting the idea of a road network, these plans fulfill Goal 5 and the related Policy on Transportation. The extension of Volunteer Way is a less costly, more environmentally sensitive and more effective option than simply widening CR532, taking greater advantage of capacity to accommodate traffic. 

Closer to and within the center, Ocean Township will coordinate land use with road and streetscape design to help slow down traffic on Route 9 in the Waretown Town Center. Enhanced pedestrian and bicycle linkages will reinforce the less auto-oriented nature of center-based development. The concentration of growth in the Center will also allow for shorter trips by car where that mode is necessary. These actions not only serve the Policy on Transportation in a comprehensive fashion, but should also factor into Indicators 14 and 16 in encouraging alternative transportation modes and pedestrian safety. 

Sewer

Through the Plan Endorsement process, the Township has agreed to the reduction of the sewer service area to exclude existing and proposed Environmentally Sensitive Planning Areas and CES. This action reflects the guidance provided by the Policy on Infrastructure Investments, targeting sewer service to growth areas such as the Town Center and PA2. Cost savings will also be achieved in serving customers concentrated in a relatively compact area, while development pressure elsewhere will be curbed by the lack of service. As the Township grows, these various benefits should hold true for other infrastructure and utilities.   

	Goal


	Policies
	Indicators

	GOAL 6:  Provide Adequate Housing at a Reasonable Cost

STRATEGY: Provide adequate housing at a reasonable cost through public/private partnerships that create and maintain a broad choice of attractive, affordable, ecologically designed housing, particularly for those most in need. Create and maintain housing in the Metropolitan and Suburban Planning Areas and in Centers in the Fringe, Rural and Environmentally Sensitive Planning Areas, at densities which support transit and reduce commuting time and costs, and at locations easily accessible, preferably on foot, to employment, retail, services, cultural, civic and recreational opportunities. Support regional and community-based housing initiatives and remove unnecessary regulatory and financial barriers to the delivery of housing at appropriate locations.
	Policy on Housing - Preserve and expand the supply of safe, decent and reasonably priced housing by balancing land uses, housing types and housing costs and by improving access between jobs and housing. Promote low- and moderate-income and affordable housing through code enforcement, housing subsidies, community-wide housing approaches and coordinated efforts with the New Jersey Council on Affordable Housing.
Policy on Design - Mix uses and activities as closely and as thoroughly as possible; develop, adopt and implement design guidelines; create spatially defined, visually appealing and functionally efficient places in ways that establish an identity; design circulation systems to promote connectivity; maintain an appropriate scale in the built environment; and redesign areas of sprawl.


	Indicator 20. Percent of New Jersey households paying more than 30% of their pre-tax household income towards housing - The percentage of households statewide paying 30% or more of their income for standard housing is reduced by 2005 and is further reduced by 2020.

Indicator 24. Annual production of affordable housing units - Annual production of 4,000 affordable housing units by 2005 and 5,000 by 2020.


Analysis
According to the 2000 Census, the Township’s median household income is $46,461, lagging behind New Jersey’s median of $55,146. Approximately 55% of Ocean Township households earn an income of less than $50,000 per year.  In addition, 35.9% of households spend 30% or more of their income on housing. As with other parts of the state, there is a need for affordable housing in the Township. The provision of affordable housing will help address Indicator 20. 

Regional Contribution Agreements

Ocean Township intends to enter into a regional contribution agreement (RCA) with Neptune Township, Monmouth County, to transfer approximately half of its second-round new construction obligation. COAH has received resolutions endorsing the RCA from both municipalities, as well as a draft RCA contract specifying the number of units and a cost per unit of $25,000. Ocean Township’s Fair Share Plan indicates that Neptune Township will use the monies to fund a scattered site rehabilitation program.  

Waretown Center 

Ocean Township will accommodate a significant portion of its remaining second-round obligated units and third round growth share in the Center, with the remainder to be located in the Suburban Planning Area. The Township will use a variety of tools such as redevelopment, inclusionary zoning, rehabilitation and accessory apartments. Center-based accommodation of affordable housing corresponds with the State Plan’s Policies on Housing and Design by providing residents additional choice in housing stock, transportation and services. Residents will be able to walk or bicycle to access the various opportunities provided in the Town Center (see page 19). The provision of these units will also help the state towards its targets for Indicator 24.

	Goal


	Policies
	Indicators

	Goal 7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value

STRATEGY: Enhance, preserve and use historic, cultural, scenic, open space and recreational assets by collaborative planning, design, investment and management techniques. Locate and design development and redevelopment and supporting infrastructure to improve access to and protect these sites. Support the important role of the arts in contributing to community life and civic beauty.
	Policy on Historic, Cultural and Scenic Resources - Protect, enhance, and where appropriate rehabilitate historic, cultural and scenic resources by identifying, evaluating and registering significant historic, cultural and scenic landscapes, districts, structures, buildings, objects and sites and ensuring that new growth and development is compatible with historic, cultural and scenic values

	Key Indicator 2.The amount of land permanently dedicated to open space and farmland preservation – 1) The amount of land permanently dedicated to open space is 1,004,000 acres by 2002 and 1,354,000 acres by 2010 (New Jersey Department of Environmental Protection).  2) The amount of land preserved for farmland is 200,993 by 2002 and 550,993 by 2010 (State Agriculture Development Committee).
Indicator 12. Conversion of land per person -

The number of acres of lands converted per person in the state from 2001 to 2010 is less than one-fifth (0.20) of an acre per person. The number of acres of lands converted per person in the state from 2010 to 2020 is less than one-sixth (0.16) of an acre per person.


Analysis
As part of the Plan Endorsement process, Ocean Township has agreed to change approximately 1,020 acres of land in total from Suburban and Fringe Planning Areas (PA2 and PA3) to Environmentally Sensitive Planning Area (PA5) and Critical Environmental Site (CES). This mirrors changes on the Pinelands side, where there is a conversion of 3,100 acres of Rural Development Area to Forest Area.  From a State Plan perspective, these changes facilitate the protection of the environs around Waretown and support the creation of a distinct center that serves as a focal point for economic development, population growth and affordable housing.

The new PA5 areas may be ideal targets for the diversion of open space that will be necessary with the extension of Volunteer Way. The Township will work with DEP’s Green Acres program to ensure that it is meeting its requirements related to the Recreation and Open Space Inventory (ROSI). This action will help the Township at least maintain its performance with regard to Key Indicator 2, upon which the Township can do even more based on other measures described in this section. In addition, the land adjacent to the section of Volunteer Way outside the Center will be kept free of development per environmental concerns and the PIA. The Township’s commitment to these PIA activities is evidenced by its recent purchase made jointly with DEP Green Acres of an 89-acre property in the Barnegat Bay watershed.

The use of Transfer of Development Rights (TDR) will help implement these mapping changes at ground level, reducing densities in areas with significant natural resources while adding to the development potential of the downtown district. Through TDR and other tools such as redevelopment, Waretown Center will help the State Plan achieve its target for Indicator 12. Furthermore, bicycle and walking trails will connect various points in the Center with scenic areas, providing a concentration of residents and visitors the opportunity to enjoy these areas, particularly around Waretown Creek, without reliance on the automobile. 
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CONSISTENCY WITH STATE PLAN - Center and Planning Area Criteria 

Waretown Center

Ocean Township has requested designation as a Town Center in accordance with the State Plan.  

The Township and state agencies will be required to abide by the Plan Implementation Agreement. Although the Township has conducted significant planning work related to the center, the full implementation of its plan cannot be realized unless it receives a Town Center designation. Ocean Township is subject to a regulatory standard in the Coastal Zone Management Rules according to which a Town Center is necessary to allow a 70% impervious cover limit. Given its current location in Planning Areas 2 and 3, and the current lack of a center designation, Ocean Township is now allowed a maximum impervious cover of 30% and 5% respectively.  

Therefore, development projects for the Center, including redevelopment plans, cannot move forward unless the Township is granted the flexibility to approach a 70% impervious cover limit on a per-site basis in this area. In effect, the CAFRA permit process is currently structured to require a Town Center designation so that Ocean Township may move forward with its compact, center-based development. 

Flexible Application of Center Criteria 

The State Plan created both the hierarchy of centers and the designation criteria, which establish certain basic thresholds of land area, population, employment and densities for the various center categories. These criteria are to be applied flexibly, especially since they are intended to assess what is planned for the future rather than what exists now, making the relevant data more difficult to measure and estimate. Therefore, designation criteria refer to conditions in the center’s planning horizon year, in this case the year 2020. While the State Plan’s horizon year forms the primary basis for long range planning, municipalities and counties should be aware of the consequences of these planning decisions in the years beyond. In the case of Ocean Township, seasonal fluctuations in population should also be taken into account. 
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The challenge in applying these criteria is to achieve a balance between the diverse and often competing interests of a Center’s many users and stakeholders. Centers – and center design – should strive to promote the interest of the community as a whole and optimize State Plan goals. If any single interest, (whether affordable housing, or wetlands protection or economic development), no matter how deserving on its own, achieves primacy at the expense of all the others, this most delicate balance is lost and the community as a whole stands to lose.

Consistency with Center Criteria 

The table below compares the criteria for designating a Town Center with estimate projections for the Waretown center. These figures were derived through a build-out analysis based on development plans and zoning. It should be noted that these are preliminary numbers intended mainly for the purpose of comparison with State Plan criteria. As the Township finalizes its plans   affordable housing, redevelopment, and TDR, adjustments are likely though minor as to not affect the Center’s consistency with the State Plan. 

As the table illustrates, the Township’s proposed center is generally consistent with the criteria outlined in the State Plan for a Town Center. While it meets most of the criteria, Waretown Center in 2020 is estimated to fall somewhat short of the mark for dwelling units per acre. However, this gap can be attributed in part to the accommodation of municipal buildings, public facilities and open space within the Center. To have these uses located where they are easily accessible by the public is a laudable goal, and as they make up nearly 20% of the land within the Center, it can be argued that the housing density criteria will be in effect fulfilled. The table also shows that this mixed-use Center will be sufficiently supported by existing and planned infrastructure, which is discussed in detail in other sections of this report and the PIA. 

	Criteria 
	Town Center 
	Waretown Center (baseline)
	Waretown Center (projected)

	
	
	
	

	Land Use 
	
	
	

	Function
	Mixed-use core and diverse housing
	Mixed-use core and diverse housing
	Compact mixed-use core containing public and commercial services, varied housing stock, and accessible open space. 

	Land area 
	< 2 sq mi
	1.03 sq mi
	1.03 sq mi

	Housing units
	500 to 4,000
	811
	1,362

	Housing 
	> 3 du / ac
	1.33 
	2.34

	
	
	
	

	Population
	
	
	

	Number of people
	1,000-10,000
	2,117
	3,555

	Density 
	> 5,000 per sq mi
	N/A
	A minimum of 3,781 per sq mi

	
	
	
	

	Economy 
	
	
	

	Employment 
	500 to 10,000
	500
	1,511

	Jobs-housing ratio
	1:1 to 4:1
	0.6:1
	1.1:1

	
	
	
	

	Infrastructure 
	
	
	

	Capacity (general)
	Sufficient existing or planned infrastructure
	Located in a sewer service area.  Public water available.


	Located in a sewer service area.  Public water available.

	Transportation
	Arterial highway or public transit
	Existing: GSP interchange to the west of the center, Route 9 (including bus service), County Road 532.
	Planned: Improvement of GSP interchange to full interchange. Extension of Volunteer Way. Realignment of Route 532. Bus service on Route 9. Enhanced pedestrian crossings and bikeways.


Importance of a Design Framework 
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The regulatory standards for impervious surface coverage in the CAFRA regulations provide significant motivation for Ocean Township’s participation in Plan Endorsement. Without the higher coverage allowed in a Town Center, the Township’s goals for redevelopment, affordable housing and economic growth would be simply unfeasible. However, it should be noted that an impervious surface standard alone does not produce the types of quality human and natural environments envisioned in the State Plan.  The primary philosophy of the State Plan is that growth should be focused in centers, which are designed as neighborhoods for people. Ocean Township’s petition demonstrates commitment to providing a sound, physical design framework for its residents and visitors. This design approach is consistent with the State Plan and exceeds the compliance expectations. The following excerpt from the State Plan addresses the importance of a design framework: 


Centers are complex, richly textured living communities, where a physical framework of buildings, infrastructure and open spaces actively supports the economy and civil society. Traditional compact communities have evolved (and continue to evolve) over long periods of time, demonstrating a frequently overlooked capacity for adapting to changing – and sometimes adverse – circumstances. A community’s ability to respond positively to changing conditions is in part attributable to the basic soundness of its physical framework, which – unlike the uni-dimensional, single purpose developments typical of suburban sprawl – is designed to support a wide diversity of uses and activities for a wide diversity of users. Such a flexible physical framework accommodates change with much greater ease than the automobile dependent, single-use and single-purpose products of sprawl development. 

The challenge in planning for new Centers is to create the physical frameworks, which foster these qualities of flexibility and diversity in an increasingly specialized development environment geared to delivering single-purpose products. The task of managing existing compact communities – of coping with existing market realities and changing consumer demand – without damaging the physical framework and slowly losing these unique qualities, poses the same challenges.

Planning and designing new Centers is not an easy task. Nevertheless, the potential rewards are considerable, while the downside of not developing in Centers is also significant. Yet new Centers are unlikely to happen if municipalities take no proactive steps in that direction. This means involving the private sector (developers, land owners, residents) in visioning, in adopting detailed regulating plans that establish basic street alignments, reserve choice locations for major public uses and establish neighborhood character, and in implementing these plans consistently. Proactive municipal planning with the active participation of interested parties offers a much higher level of predictability to developers and other stakeholders than the current norm.

Planning Area Changes

The Town Center designation is accompanied by several planning changes to enhance consistency between local plans and the State Plan. Within the center, the Fringe Planning Area (PA3) is proposed to be changed to Suburban Planning Area (PA2) to correspond with the center boundary. 

Other changes seek to preserve natural resources and open space of the environs outside the Center and PA2. The remainder of PA3, along with a portion of PA2 running along the Garden State Parkway south of County Road 532, is proposed to be an Environmentally Sensitive Planning Area (PA5). A Critical Environmental Site is proposed for the southern central portion of the Township bordering Barnegat Township. This area currently does not meet the size threshold for a planning area change, but in this context will be treated similarly to PA5. Residential densities will be reduced in this area and industrial zoning will be eliminated, so that the new PA5 and CES are consistent with the State Plan guidelines.

On the west side of the Parkway, the Pinelands Commission recently changed the Rural Development Area designation to Forest Area. This change, combined with the State Plan map changes described above, help preserve a large contiguous area of species habitat and other resources.

As noted in the Policy section, the Township will use TDR and other techniques such as clustering and lot averaging to channel development to the Center and accommodate much more limited development in the PA5 and Forest Area in a manner sensitive to the surroundings. 

These planning area changes will help shift potential development from a typical sprawl pattern to one concentrated in the Town Center and, to a lesser extent, small development clusters in other parts of the Township. 

Coastal Area and Pinelands National Reserve Consistency 
The portion of Ocean Township located east of the Garden State Parkway was included in the Coastal Area established by the Coastal Area Facilities Review Act, P.L. 1973, c. 185 (C. 13:19-1 et seq.).  As discussed above, the portion of Ocean Township east of the Garden State Parkway is also located in the Pinelands National Reserve designated by the National Parks and Recreation Act of 1978 (Pub. L. 95-625, 16 U.S.C. Section 471i). This federal legislation required that the Pinelands Commission prepare a Comprehensive Management Plan for the entire Pinelands National Reserve. While the state Pinelands Protection Act, P.L. 1979, c. 111 (C. 13:18A-1 et seq.) did not include the area east of the Garden State Parkway in the Pinelands Area, it does designate the Pinelands Commission as the planning entity for the Pinelands National Reserve. The Pinelands Protection Act also required DEP to make any necessary revisions to the environmental design for the portion of the Coastal Area within the Pinelands National Reserve as may be necessary to effectuate the purposes of the Pinelands Protection Act and the National Parks and Recreation Act of 1978, section 22 of P.L. 1979, c. 111 (C. 13:18A-23). In 1988, DEP and the Pinelands Commission entered into a Memorandum of Agreement in order to formalize a framework for coordinating the policies and activities of both agencies within that portion of the Coastal Area within the Pinelands National Reserve. The Memorandum of Agreement requires the two agencies to work together to make the two sets of policies more complementary and, if necessary, eliminating inconsistencies through amendments to either or both sets of policies. DEP’s Coastal Zone Management rules provide that coastal development within the Pinelands National Reserve shall be consistent with the intent, policies and objectives of the National Parks and Recreation Act of 1978 and the Pinelands Protection Act (N.J.A.C. 7:7E-3.44(b)).  

In 1985, the State Planning Act, P.L. 1985, c. 398 (C. 52:18A-196 et seq.) was passed.  The State Planning Act required the State Planning Commission to rely on the Pinelands Comprehensive Management Plan for the Pinelands Area in developing the State Development and Redevelopment Plan, section 11 of P.L. 1985, c. 398 (C. 52:18A-206a). In 1999, the State Planning Commission entered into a Memorandum of Agreement to ensure that the goals, objectives and policies adopted by both agencies are supportive of one another. The Memorandum of Agreement established correlations between State Plan Planning Area designations and Pinelands Comprehensive Management Plan management areas.  As to the portion of the Pinelands National Reserve located outside of the Pinelands Area, the Memorandum of Agreement required both agencies to consider the Planning Area/management area correlations when consulting and coordinating with DEP.  

In 1993, legislation was enacted amending both the Coastal Area Facilities Review Act and the State Planning Act, P.L. 1993, c. 190.  That statute required DEP, when adopting the rules and regulations necessary to implement the act, to consult with the State Planning Commission and county and municipal governments.  It further provided that the rules and regulations be closely coordinated with the provisions of the State Plan, section 15 of P.L. 1993, c. 190, (C. 13:19-17b).  The amendment to the State Planning Act authorized, but did not require, that the State Planning Commission adopt the coastal policies adopted by DEP as the State Development and Redevelopment Plan for the coastal area, section 19 of P.L. 1993, c. 190, (C. 52:18A-206b).  The Assembly Environment Committee Statement accompanying the bill noted that nothing in the legislation was intended to limit the ability of the Pinelands Commission and DEP to ensure, through existing agreements or prospective arrangements as determined to be necessary, that the requirements of the National Parks and Recreation Act of 1978 have been met in the Pinelands National Reserve in the coastal area.  

DEP adopted rules in response to the 1993 amendment to the CAFRA legislation.  Those rules provide that whenever the State Planning Commission formally approves any new or changed Planning Area boundary, community development boundary or core or node boundary, that DEP will evaluate the change and determine whether it is consistent with the purposes of the CAFRA statute and its implementing regulations (N.J.A.C. 7:7E-5B.3(b)).  For the new or changed boundaries that are located in the Pinelands National Reserve, the rule requires DEP to consult with the Pinelands Commission to determine whether the boundaries are consistent with the intent, policies and objectives of the National Parks and Recreation Act of 1978 and the Pinelands Protection Act.  The rule requires DEP to publish its determination in the New Jersey Register within 90 days of the State Planning Commission formally approving a new or changed boundary.  

Statewide Policy 17 (Planning Regions Established by Statute) specifically addresses the need for coordination among the Pinelands Commission, the State Planning Commission and DEP in the Pinelands National Reserve outside of the Pinelands Area.  Policy 3 under the portion of Statewide Policy 17 concerning the New Jersey Pinelands provides that the State Planning Commission should coordinate planning efforts with the New Jersey Pinelands Commission so that the Pinelands Comprehensive Management Plan, municipal, county and regional plans and CAFRA regulations are consistent within the Pinelands National Reserve. Several amendments to the State Planning Act were enacted as part of the Highlands Water Protection Act, P.L. 2004, c. 120, to specifically reference regional plans and regional entities. These included a change to the legislative findings and declaration section so that it provides that local governments should get the necessary assistance to facilitate the development of local plans that are consistent with State and regional plans and programs, section 63 of P.L. 2004, c. 120 (C. 52:18A-196).  


The State Plan policy of achieving consistency in this area among the State Plan, the Pinelands Comprehensive Management Plan, the CAFRA regulations and municipal plans is consistent with the recent changes to the State Planning Act.  The provisions of the Memoranda of Agreement between the Pinelands Commission and DEP and between the Pinelands Commission and the State Planning Commission are designed to accomplish this objective as are the provisions of the CAFRA regulations and the State Planning rules adopted to accomplish the objectives of the CAFRA statute and the State Planning Act.  

Currently the State Plan Planning Areas and the Pinelands Comprehensive Management Plan management areas for the Pinelands National Reserve in Ocean Township outside the Pinelands Area are not consistent. This petition for plan endorsement is a vehicle to achieve consistency among the four plans.  As concluded below, the Office of Smart Growth is recommending that the State Planning Commission approve the petition, including the proposed center designation, CES and planning area changes, and proposed Planning and Implementation Agreement (PIA) as consistent with the State Plan.   If the State Planning Commission approves the petition and PIA, then the State Plan Policy Map will be amended to reflect the designated center and the revised planning area boundaries and the CES pursuant to the State Planning rules.  

However, DEP’s Coastal Area designations will only change if DEP determines to accept the changes approved by the State Planning Commission pursuant to the Coastal rules.  Prior to making that determination, DEP is required by its rules to consult with the Pinelands Commission. Currently, the Pinelands Land Capability Map for the portion of Ocean Township in the Pinelands National Reserve outside of the Pinelands Area is not consistent with the proposed planning area boundaries contained in Ocean Township’s petition for plan endorsement. The Township has committed to submitting the revised master plan and land use ordinances required by the proposed PIA to the Pinelands Commission for its approval.  If approved by the Pinelands Commission, this will amend the previously approved master plan and land use ordinances and, as a result, change the Pinelands Land Capability Map so that the Pinelands management area designations will be comparable to the State Plan Policy Map planning area designations that will exist if this petition is approved.  

The Pinelands Protection Act requires Ocean Township to submit a revised master plan and land use ordinances to the Pinelands Commission for certification by June 6, 2006 in response to the amendment to the Comprehensive Management Plan adopted by the Pinelands Commission on June 6, 2005 changing the Rural Development Area in Ocean Township to Forest Area in Ocean.  In order to not require Ocean Township to go through two separate amendments to its master plan and land use ordinances to meet the requirements of the Pinelands Commission and to meet the requirements contained in this PIA, the schedule set forth in this PIA will enable the Township to do all these changes together.  The Township will also able to make the revisions to the master plan and land use ordinances that are required to implement the TDR program at the same time.  This will also enable the Township to include lands in the Pinelands Area that were changed from Rural Development Area to Forest Area to be included as a sending area for the TDR program that the Township is proposing to establish.  

In order to ensure that what is adopted and submitted to DEP and the Pinelands Commission is consistent with the requirements of the PIA, an item is included in the PIA requiring the Office of Smart Growth to review the materials submitted to DEP and the Pinelands Commission and within 30 days issue a written determination as to whether what was submitted is consistent with the PIA and the State Plan.  

The State Planning rules require that the petition and the PIA together be consistent with the State Plan, N.J.A.C. 5:85-7.6(c).  Currently, some of the materials submitted with the petition are not consistent with the center boundary and planning area changes proposed in the petition.  The State Planning rules enable the State Planning Commission to either deny the petition or to require changes in the petition or the PIA that once implemented will render the petition and PIA consistent with the State Plan, N.J.A.C. 5:85-7.6(c).  Since the changes that the State Planning Commission requires in the petition and PIA to achieve consistency with the State Plan are part of the approved petition, DEP cannot commence its review of the approved planning area, center and CES boundaries until those changes are adopted by the Township and submitted to DEP.  As a result, the PIA specifies that DEP’s 90 day review period commences upon receipt of the memo from the Office of Smart Growth concerning whether the changes adopted by the Township meet the requirements of the PIA and are consistent with the State Plan.  

CONCLUSION   

Recognizing Ocean Township’s significant planning efforts, the Office of Smart Growth recommends that the State Planning Commission endorse the Township’s Vision and Plan as consistent with the State Plan. The Township population has grown considerably over the past four decades, a trend that will continue into the near future. Plan Endorsement provides an excellent opportunity to direct that growth towards the Waretown center and other appropriate areas, while preserving natural resources and open space. 

Intended to help forge a lasting partnership between the Commission and the Township, Plan Endorsement is a two-way commitment, embodied in the Plan Implementation Agreement. Additional planning and design work will still be required on the part of the Township, and these efforts need to be carefully monitored by the Commission and the state agencies.  From the efforts made so far to reach the present consensus, it is evident that the desire of the Township to succeed is real and the Commission should support these planning efforts.

PLANNING & IMPLEMENTATION AGREEMENT 

A draft Planning and Implementation Agreement (PIA) is attached.  The PIA will be finalized upon adoption by the State Planning Commission.
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