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USER DISCLAIMER: This planning outreach brochure does not replace or summarize all components of the New Jersey
Municipal Land Use Law, Local Redevelopment and Housing Law, the Open Public Meetings Act or any other laws mentioned
herein. Please consult with a land use and/or redevelopment attorney familiar with the issues described in this guide for
further guidance, as the topics and steps cited herein often change as new laws are enacted or amended and court decisions
modify the ways these plans, maps and laws are used.

I. Introduction

This is the first volume in a series of technical assistance outreach brochures for municipal planning pre-
pared by the Monmouth County Planning Board. The back of this brochure lists additional volume titles.
Volume 1 provides procedural information and a "how-to" guide on preparing a Master Plan
Reexamination Report. Divided into eleven sections, this brochure includes legally required and option-
al procedural recommendations on how to develop a Master Plan Reexamination Report. However, this
brochure does not include extensive information on the implementation processes. Brochure Volume T is
intended for municipal planning boards, zoning boards of adjustment, municipal clerks, attorneys, plan-
ners and land use board secretaries in the development and daily use of a Master Plan Reexamination
Report.

Early Questions Municipalities Should Ask Themselves:
1)  Why adopt a Master Plan Reexamination Report?
2) How do we develop a Master Plan Reexamination Report?
3)  Who should be involved in the process?

1
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I1. Essentials to Know

MASTER PLAN A report that reexamines the master plan and development regulations
REEXAMINATION REPORT of a community, which is required to be completed at least once every
DEFINITION: six (6) years from the previous reexamination. (N.J.S.A. 40:55D-89)
To reexamine and identify progress, major problems, significant
changes and areas requiring revision or adjustments for the master plan
PURPOSE: ' and development regulations of a municipality. It provides the ability to
revisit the master plan and development regulations to ensure that they
meet municipal needs.
AUTHORIZES . . .
PREPARATION: ' Governing Body authorizes Planning Board (N.J.S.A. 40:55D-89)
o Planning Board (By adopted resolution, planner may prepare report on
FREARESIRELORE behalf of Planning Board if desired)
TYPICAL PREPARATION 4 .46 siieriths
TIME:
ADOPTION, AMENDMENT Planning Board
& REVISION POWERS:
Municipalities are not legally permitted to have a moratorium on
MORATORIUMS: ’ development in order to prepare a Master Plan Reexamination Report
first. (N.J.S.A. 40:55D-90)
(N.J.S.A. 40:55D-90)
1. Major problems and objectives relating to land development in the
municipality listed in the previous adopted reexamination report
2. Extent to which such problems and objectives have been reduced
or increased subsequent to the adoption of the previous report
REQUIRED ELEMENTS o . ) .
OF MASTER PLAN ' 3. Ex.tent‘ of slgnlflcant cl‘la.nges ‘m assumptions, policies and
REEXAMINATION objecu-ves from last revision of master plan or development
REPORTS: regulations made

4. Recommendations for changes to master plan or development
regulations including objectives, policies and standards or whether
new plan or regulations should be prepared

5. Recommendations concerning including redevelopment plans in
land use element of master plan and any changes to development
regulations

CONSEQUENCES TO NOT
ADOPTING REPORT:

FAF AF AT AF AF]

J

Failure to adopt a Master Plan Reexamination Report constitutes a
rebuttable presumption that the municipal development regulations are
no longer reasonable. (N.J.S.A. 40:55D-89.1)

An applicant can challenge a municipality on the reasonableness of a
zoning ordinance in Superior Court if a required periodic reexamination
of the master plan has not been done. In addition, a zoning ordinance or
development regulations can be held invalid.
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III. Need to Reexamine

Master Plan Reexamination Reports serve as an important long range planning tool for
communities.

Importance of Master Plan Reexaminations:

Helps identify problems or issues related to development in a municipality.

Tracks changes in assumptions and policies.

Ensures that municipal regulations are still considered reasonable.

Recommends incorporating any desired redevelopment plans into land use plan element of the
master plan.

Accounts for changes to municipal, state and county policies and objectives.

Identifies whether an update to master plan or development regulations is needed.

Statutorily required to be done at least once every six years. However, it is good practice to
reexamine the master plan on an as needed basis to respond to changes in the municipality that
affect the master plan.

Relationship of Reexamination to Municipal Master Plan:

May precede a comprehensive municipal master plan update.

Influences the development, revisions, or amendments made to municipal master plan.

Provides direction and ability to revisit assumptions, policies and development regulations that
work well or poorly in a community.

Relationship Between
Master Plan Reexamination Report and Municipal Master Plan:

Precedes comprehensive
Master Plan update

Master Plan Reexamination Report (MPPR) Master Plan (MP)

At minimum, reexamine at least
once every 6 years

. Technical Assistance Outreach for Municipal Planning

Typical Challenges to Developing Master Plan Reexamination Report:

» Creating consensus among various stakeholders.

 Identifying a planner to prepare report on behalf of the Planning Board.

* Master plan has not been reexamined in the required six year time frame.

» Existing planning documents and regulations are outdated.

* Meeting all or fulfilling legal requirements.

* Lack of will by those responsible to conduct regularly scheduled master plan
reexaminations.

* Procedural missteps on content, noticing requirements and/or adoption processes.




IV. Procedural Steps Checklist

Use the following checklist below to help you get started in preparing a municipal Master Plan
Reexamination Report (use most recently adopted or proposed documents):

STEP #1:  Authorize Report
[  Municipality confirms date of last Master Plan Reexamination Report done.
(J  Planning Board notifies the Governing Body to update or create a new report.
O  The Governing Body authorizes the Planning Board, by resolution, to develop a Master Plan
Reexamination Report.

STEP #2:  Designate Preparer
a The Planning Board chooses, by resolution, to prepare report itself or secure a planner to
develop a Master Plan Reexamination Report on their behalf. (If planner is not available at the
municipal staff level, hire a professional planning consultant.)

STEP # 3:  Collect Data
0 A planner collects and reviews municipal data (Master Plan, ordinances, redevelopment plans,
studies, prior Master Plan Reexamination Reports, maps, etc.)
O A planner interviews and/or surveys typical stakeholder parties involved to obtain input and
guidance on the development of the report.

STEP #4:  Review Data (Typical Sources)
Previous Master Plan Reexamination Report(s).
Municipal master plan.

Official map.

Zoning map, and any changes if applicable.
Zoning ordinance and amendments, if any.
Redevelopment plans.

Redevelopment area investigation reports.
Annual reports of zoning board of adjustment.
Any applicable planning studies.

STEP #5:  Identify

Major problems and objectives related to land development.

Reduction or increase in major problems and objectives.

Proposed and recently adopted land use regulation and official map changes.
Extent of significant changes in assumptions, policies and objectives.
Changes recommended to land development ordinance.

Changes recommended to master plan.

Include recommendations of any adopted redevelopment plans if applicable.

STEP #6:  Draw Maps
O  Prepare, revise and include any necessary master plan maps.
(O  Prepare and include a map that shows the proposed zoning changes recommended in the report.

STEP #7:  Write Report
Q  Planning Board or hired planner drafts Master Plan Reexamination Report containing all required
elements and any optional elements desired by the municipality.

STEP #8:  Present & Adopt
([  Planning Board or hired planner presents draft Master Plan Reexamination Report to Planning Board
at a noticed public hearing.
Planning Board or hired planner makes any necessary changes to draft report based on comments
made by the Planning Board and the public, if applicable.
Planning Board or hired planner presents final Master Plan Reexamination Report to Planning
Board at a noticed public hearing for adoption.
Planning board hears testimony, make a decision and adopts report by resolution.
Planning Board memorialize resolution adopting the Master Plan Reexamination Report. n

ooooooooo
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V. Stakeholder Involvement

Getting stakeholders involved is necessary to developing a useful Master Plan Reexamination Report.

Establish a diverse Master Plan Reexamination steering committee that includes:

I.  Steering committees can be developed by the Planning Board, Planning Department, Mayor,
Administrator, etc.

2. Steering committee makeup typically includes:

* Professional planner

* Select members of municipal bodies (i.e. Governing Body, Planning and Zoning Boards,
historical commission, environmental commission, elected officials, etc.).

* Chosen members of municipal departments (i.e. planning, public works, finance, economic
development, emergency management, parks/recreation, health, zoning officer, construction and
subcode officials, etc.).

» Citizen representatives that serve as a conduit between those preparing the report and citizens
within the community.

* Planning Board Attorney

3. Steering committees, professional planners and the planning board help keep the public involved.

Critical members of steering committee:

I. Members of the public can include community leaders, organization representatives, business
owners, residents and those individuals interested in contributing to community planning

Mayor

Governing Body selected members

Planning Board selected members

Zoning Board of Adjustment selected members

Commission members (historic, environmental, etc) if applicable
Planning department staff

Zoning officer / Building code official

9. Municipal engineer

10. Planner

I'1. Planning Board Attorney

Be; SR G (e B Wl

Steps for public involvement: —-——

Attend scheduled public hearings and workshops

Submit comments to municipality online, through workshop meetings, hearings, etc.

Attend small group project meetings held at various locations

Serve as citizen representative coordinator on Master Plan Reexamination Report steering
committee

Help publicize hearings on the draft and final reports

N RRRE
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VI. Typical Master Plan Reexamination Report Deliverable

In a Master Plan Reexamination Report, municipalities must have
required elements but can also add optional elements as well.

Sample Report Table of Contents:

L. Credits list

II. Executive summary

ITII. Introduction

IV. Major problems and objectives related to land development*

V.  Reduction or increase in major problems and objectives*

VI. Extent of significant changes in assumptions, policies and objectives™®
VII. Changes recommended to master plan and development regulations*
VIII. Incorporation of recommended adopted redevelopment plans*

IX. Land use regulation and official zoning map changes

X. Relation to other plans (adjoining municipalities, county, state)

XI. Implementation steps

XII. Conclusion

XIII. Maps or other appendices

* Required elements pursuant to N.J.S.A. 40:55D-89 (Municipal Land Use Law)
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VII. Notice Requirements

Accurate notice must be served to the public, adjoining municipalities and county planning board to
adopt a Master Plan Reexamination Report.

Required to Public:
Published in official or general newspaper of municipality at
least 10 days prior to hearing.

Required to Clerk of Adjoining Municipalities:

Served at least 10 days prior to hearing by certified mail on all
hearings on adoption, revision or amendment of Master Plan
Reexamination Report involving property within 200 feet of
adjoining municipality.

Required to Clerk of Adjoining Municipalities and County Planning Board:
Receives a copy of memorialized resolution and adopted Master Plan Reexamination Report after report
is adopted.

VIII. Adoption Steps

R - 4 Master Plan Reexamination Report must be adopted correctly in

order to be implemented.

Hired planner, on behalf of planning board, prepares draft Master
Plan Reexamination Report.

M Planning Board notices and holds a public hearing on draft report.

Hired planner or Planning Board presents draft report to Planning
Board and the public.

M Planning Board hears testimony and any public comments made on the report at hearing.

M Planning Board or hired planner compiles comments and prepares final draft report with revisions
made.

M  Planning Board notices and holds a public hearing.

M  Hired planner or Planning Board presents final draft to the public and Planning Board for adoption.

M  Planning Board adopts final draft of Master Plan Reexamination Report.

4| Planning Board memorializes decision by resolution at a meeting no more than 45 days after the
hearing.

M Master Plan Reexamination Report is made available to the general public after adoption.

M  Planning Board amends the master plan or Governing Body amends development regulations to

conform to the adopted Master Plan Reexamination Report.

M  Governing Body amendments of development regulations require a referral to the Planning Board
. pursuant to N.J.S.A. 40:55D-26 & 64.
7
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IX. Master Plan Reexamination Procedural Highlights

Professional planner prepares the Master Plan
Reexamination Report on behalf of the Planning
Board or the Planning Board prepares the report itself
with practical experience and knowledge of the
composition of local Planning Board members.

If a municipality does not have a planner on staff,
hire an experienced, qualified professional planning
consultant.

Reexamine the master plan before completing a
comprehensive master plan update.

Complete Master Plan Reexamination Report at least once every six years. It is good practice
however to reexamine the municipal master plan more often and on an as needed basis in
response to changes in the municipality that affect the master plan.

Use zoning board of adjustment annual reports to help reexamine the master plan.

Establish a diverse steering committee to guide development of the Master Plan Reexamination
Report.

accessbility to documents, engage the media, conduct surveys and workshop meetings, hold
public hearings, etc.

Consider relating municipal goals in the report to county, regional and state planning goals for
better long range planning consistency.

See the insert ""Monmouth County Steps for Municipal Planning Matrix' for more optional
procedural recommendations. Insert included in this brochure.

m Keep the public involved and informed throughout the process. For example, increase

Technical Assistance Outreach for Municipal Planning n



X. Additional Resources

ONLINE:
New Jersey Chapter of the American Planning Association.
http://www.njapa.org/

New Jersey Planning Officials. www.njpo.org

BOOKS:

Cox, William, and Donald M. Ross. New Jersey Zoning and Land

it L\ . Use Administration. Newark, NJ: Gann Law Books, 2007. 40-44:

Re-examination of the Plan. (Published annually).

=

~~  — Meck, Staurt and Jacquelyn Zelinka. Planning and Zoning in New
Y/Ir"’ I Jersey: A Manual for Planning and Zoning Board Members.

\

‘ Rutgers, The State University of New Jersey, June 2007.
= =

) Zorn, Jennifer. The Complete Guide to Planning in New Jersey, 2nd
7_' edition. Newark, NJ: New Jersey Chapter of the American Planning
Association, 2005.

LAWS:
% New Jersey Municipal Land Use Law:

40:55D-89. Article 11. Periodic Reexamination of Municipal Plans
and Regulations.

40:55D-28. Article 3. Master Plan.

40:55D-26. Article 2. Municipal Planning Board Referral Powers.
40:55D-64. Article 8. Zoning. Referral to Planning Board.

Open Public Meetings Act. N.J.S.A. 10:4-6 to 10:4-21.
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XI. Related Planning Terms Glossary

3
-
S
Q

THESAURUS |,

Development Regulation: A zoning ordinance,
subdivision ordinance, site plan ordinance,
official map ordinance or other municipal
regulation of the use and development of the land
or amendment thereto adopted and filed pursuant
to the Municipal Land Use Law act. (M.L.U.L.
40-55-4)

Master Plan: Master plans are comprised of a
report or statement and land use and develop-
ment proposals, with maps, diagrams and text
presenting mandatory elements and where
appropriate optional elements. (N.J.S.A.
40:55D-28b).

Moratorium: A suspension of ongoing or planned activity.

Master Plan Reexamination Report: A report
that reexamines the master plan and development
regulations of a community. A reexamination
report shall be completed at least once every six
years from the previous reexamination. (N.J.S.A.
40:55D-89)

Municipal Land Use Law (MLUL): New Jersey
state enabling legislation for planning and land
use control with respect to detailed procedures
and the substance of making plans and develop-
ment regulations.

10
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