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1.0 INTRODUCTION 
The Next Steps to Planning Compatibility Study, Monmouth 
County (Next Steps Study) is a follow-up study to the 2017 
Naval Weapons Station (NWS) Earle Joint Land Use Study, 
Monmouth County, New Jersey (JLUS 2017). The purpose 
of the Next Steps Study is to encourage compatible 
development near NWS Earle’s base through a toolbox of 
land use solutions. For the purpose of this study, there are 
two boundaries around NWS Earle: the first boundary is the 
3,000-foot notification boundary and the second broader 
boundary is referred to as the Primary Study Area.  

New Jersey Municipal Land Use Law (MLUL) requires 
Notices of Application (§40:55D-12.4) to the Navy-
appointed Community Plans and Liaison Officer (CPLO) for 
any development application within 3,000 feet of NWS 
Earle, referred to in this study as the 3,000- foot notification 
boundary.  

The Primary Study Area is a modification of the Military 
Influence Area (MIA) depicted in JLUS 2017.  The Primary 
Study Area includes a two-mile buffer around the Mainside 
portion of NWS Earle, a 3,000-foot buffer of Normandy 
Road, and a buffer of the base’s Waterfront Area that was 
delineated in JLUS 2017, ultimately encompassing 
portions of five municipalities. The five municipalities 
adjacent to NWS Earle, known as the project 
municipalities, are Colts Neck Township, Howell Township, 
Middletown Township, Tinton Falls Borough, and Wall 
Township. Unlike the JLUS 2017 MIA, the Primary Study 
Area does not include land in Ocean Township, Eatontown 
Borough, Neptune Township, Farmingdale Borough, 
Freehold Township, or any Bayshore municipalities besides 
Middletown Township. The Primary Study Area also 
excludes the Navy’s 2.9-mile pier, Raritan and Sandy Hook 
Bays, and Sandy Hook Gateway National Recreation Area. 
It should be noted that the term MIA has been used in a 
variety of ways in the prior JLUS studies for NWS Earle and 
related grants.   

Although this study focuses on the two boundaries around 
NWS Earle, many of the proposed land use solutions can be 
applied outside the study area and the five municipalities 
closest to NWS Earle.  

For a map of the 3,000-foot boundary and the Primary 
Study Area, refer to Section 3.0 Land Use Compatibility 
Analysis.  

The Monmouth County Division of Planning contracted 
with Michael Baker International, Inc. (Michael Baker) to 
develop the Next Steps Study. Together, the Division of 
Planning and Michael Baker make up the “Project Team.”  

The Next Steps Study is organized into the following 
sections: 

1.0 Introduction  
2.0 Planning Process 
3.0 Land Use Compatibility Analysis 
4.0 Toolbox of Land Use Solutions  
5.0 Land Use Solutions Matrix 

Appendix A – Sample Implementation Tracking Sheet 
Appendix B – Model Ordinances and Resolutions  
Appendix C – Sample REPI Deed of Easement 
Appendix D – Sample Local Regulations  
Appendix E – Municipal Zoning Maps 
Appendix F – Meeting Materials 
Appendix G – References and Data Sources 

For the purposes of this Next Steps Study, the 
following terms are defined below: 

• 3,000-foot Notification Boundary: the buffer
around NWS Earle as per Section 7.1 of Public
Law 1975, c. 291 (C.40:55D-12.4) requiring
notice to the Navy-appointed Community
Plans and Liaison Officer (CPLO) for new
development applications within 3,000-feet of
NWS Earle.

• Primary Study Area: a modification of the
Military Influence Area (MIA) depicted in
JLUS 2017.  The Primary Study Area includes
a two-mile buffer around the Mainside
portion of NWS Earle, a 3,000-foot buffer of
Normandy Road, and a buffer of the base’s
Waterfront Area that was delineated in JLUS
2017, ultimately encompassing portions of
five municipalities.
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1.1 BACKGROUND 
Since 1943, NWS Earle’s mission has been to provide 
ordnance for all Atlantic Fleet Carrier and Expeditionary 
Strike Groups and support strategic U.S. Department of 
Defense (DoD) ordnance requirements. It is the largest 
weapons station on the East Coast. It supplied most of the 
ammunition for the Normandy Invasion and 90% of all 
ammunition used for Operation Desert Storm. The facility 
encompasses a total of 11,851 acres in three major land 
parcels, a 17-mile Normandy Road/Rail Ammunition 
Transportation Corridor, and a 2.9-mile-long pier complex 
in Raritan/Sandy Hook Bay. NWS Earle remains an active 
military base.  

1.2 PROJECT GOALS 
The Next Steps Study builds on the outreach and analysis 
conducted in JLUS 2017.  It has enabled the Project Team 
to work with its stakeholders to determine the best ways to 
employ land use planning to encourage more compatible 
land uses and discourage less compatible uses 
surrounding the installation. The Next Steps Study’s goals 
include the following: 

• To encourage the local municipalities to further the
reach of JLUS 2017 through the implementation of
measures that will guide new civilian land use
decisions to be compatible with the continued
operational utility of the military installation.

• To preserve and protect the public health, safety,
and welfare of those working and living near this
active military installation.

1.3 SUMMARY OF JLUS 2017 FINDINGS 
A Joint Land Use Study (JLUS) is a cooperative land use 
planning effort between municipalities in close proximity to 
military installations, regulatory agencies, and the 
installations themselves. JLUS 2017 proposed mitigation 
measures and created a policy framework to support 
adoption and implementation of compatible development 
actions near NWS Earle. Please note that the JLUS program 
is now referred to as the Compatible Use Study program; 
however, the first compatibility use study will be referred to 
as JLUS 2017 throughout this Next Steps Study.  

The DoD Office of Local Defense Community Cooperation 
(OLDCC) provides funding for local governments to 
undertake a Compatible Use Study in partnership with their 
military installation. 

The JLUS 2017 consultant team developed a land use 
compatibility guide using the North American Industry 
Classification System (NAICS) for future implementation 
purposes based off a DoD compatibility guide for land uses 
around military airfields. The NAICS is used to categorize 
public and private land uses. JLUS 2017’s Land Use 
Compatibility Guide categorized land uses, as coded by the 
NAICS, as one of three categories: more compatible, 
conditionally compatible, and less compatible, which are 
defined below. 

• More compatible (coded green throughout this
study) land uses align with NWS Earle’s mission
sustainment.

• Conditionally compatible (coded orange
throughout this study) land uses include a mix of
more compatible uses and less compatible uses.
JLUS 2017 recommended reviewing permit
applications in this category on a case-by-case
basis to determine compatibility with NWS Earle
operations.

• Less compatible (coded red throughout this study)
land uses do not align with NWS Earle’s mission
sustainment.

JLUS 2017’s Land Use Compatibility Guide detailed the 
types of development deemed less compatible to NWS 
Earle including multi-family housing, institutional uses 
such as schools and hospitals, land uses involving large 
congregations of people for long periods of time (e.g., 
hotels, amusement parks, casinos, etc.), and residential 
uses that serve socially vulnerable populations (e.g., 
assisted living facilities and age-restricted developments). 
The Center for Disease Control  (CDC) Social Vulnerability 
Index (SVI) defines social vulnerability as “a number of 
factors, including poverty, lack of access to transportation, 
and crowded housing [that] may weaken a community’s 
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ability to prevent human suffering and financial loss in a 
disaster.”  

The concern is that multiple units or increased density 
poses threats to the security of the mission at NWS Earle 
which is to provide ordnance for all Atlantic Fleet Carrier 
and Expeditionary Strike Groups and support strategic 
Department of Defense ordnance requirements. NWS 
Earle’s focus is to reduce risk from the significant increase 
in residential and commercial development abutting the 
safety arcs of the base.  If high-rise buildings are allowed 
to be constructed against the fence line of the base, clear 
views of operations could breach security limits and have 
an adverse effect on public health and safety.  

A disaster impacting NWS Earle might include natural 
hazards such as wildfire, storm surge, or flooding or 
manmade hazards such as an explosion related to 
munitions transportation via rail and highway networks, 
terrorism, or an act of war. In order to mitigate the risk of 
natural and manmade disasters, the goal of this study is to 
preserve and protect the public health, safety, and welfare 
of those working and living near this active military 
installation. More compatible uses should be encouraged, 
while less compatible development should be directed to 
areas outside of the 3,000-foot notification boundary and 
Primary Study Area, to alleviate potential safety issues 
associated with munitions operations.  

Using the Land Use Compatibility Guide, the consultant 
team reviewed municipal zoning ordinances and 
categorized specific zones as either more compatible, 
conditionally compatible, or less compatible. Listed below 
are the less compatible and conditionally compatible zones 
within the project municipalities. 

1.3.1 COLTS NECK TOWNSHIP 
Less compatible municipal zoning districts: 

• Mixed Housing (A-4)

Conditionally compatible municipal zoning districts: 
• Commercial (B-1)
• Commercial (B-1A)
• Commercial (B-2)
• Commercial (B-3)

1.3.2 HOWELL TOWNSHIP 
Less compatible municipal zoning districts: 

• Planned Retirement Community (PRC)
• Reserved Mount Laurel District (RMLD)

Conditionally compatible municipal zoning districts: 
• Highway Development Zone 2 (HD-2)
• Highway Development Zone 3 (HD-3)

1.3.3 MIDDLETOWN TOWNSHIP 
Less compatible municipal zoning districts: 

• Planned Adult Community Zone (R-1)
• Planned Adult Community Zone (R-2)
• Multifamily Townhouse Residential Zone (RTH)

New age-restricted development near NWS Earle. Multi-family housing in Middletown Township. 
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• Multifamily Garden Apartment Residential Zone
(RGA)Multifamily Garden Apartment Residential
Zone (RGA-1)

• Multifamily Mid-Rise Apartment Residential Zone
(RHA-1)

Conditionally compatible municipal zoning districts: 
• Residence and Office Zone (R-O)
• Business Zone (B-1)
• Business Zone (B-1A)
• Business Zone (B-2)
• Business Zone (B-3)
• Business/Park Zone (B/P)
• Light Industrial Zone (M-1)
• Planned Development Zone (PD)

1.3.4 TINTON FALLS BOROUGH 
Less compatible municipal zoning districts: 

• Age Restricted (AR)
• Continuing Care Retirements Community (CCRC)
• Affordable Housing (AH)
• Active Adult Redevelopment Zone (AARZ)

Conditionally compatible municipal zoning districts: 
• Neighborhood Commercial (NC)
• Highway/Community Commercial (HC)
• Industrial Office Park (IOP)
• Manufacturing (MFG)
• Manufacturing 2 (MFG2)
• Large Scale Planned Retail (RET)

1.3.5 WALL TOWNSHIP 
Less compatible municipal zoning districts: 

• Moderate/Low Income, Multifamily (ML-7)

Conditionally compatible municipal zoning districts: 
• Highway Business (HB-40)
• Highway Business (HB-120)
• Office Research (OR-10)
• General Industrial (GI-10)
• Public Open Space (POS)

1.4 DEMOGRAPHIC AND ECONOMIC 
PROJECTIONS 
It is important to consider future projections in population 
and the economy when determining the best land use 
solutions surrounding NWS Earle. Overall, Monmouth 
County experienced a slight reduction in total population 

from 630,380 people in 2010 to 618,381 in 2020 (2021 
Monmouth County Profile Report). Some decline can be 
attributed to a displacement of residents in the aftermath 
of Superstorm Sandy. However, given the current housing 
market, population is anticipated to increase within the 
next few years. The North Jersey Transportation Planning 
Authority (NJTPA) projected an increase in population for 
the project municipalities in its Plan 2050: Transportation. 
People. Opportunity. (see Table 1.4-1 below). Of the project 
municipalities, Colts Neck Township has the highest 
percent increase in projected population by 2050. 

TABLE 1.4- 1 POPULATION PROJECTIONS FOR PROJECT 
MUNICIPALITIES, 2050 

Municipality 
2020 

Population 
(estimates) 

2050 
Population 
Projection 

% Increase 

Colts Neck Township 9,957 10,961 9.2% 
Howell Township 53,537 53,905 0.7% 

Middletown Township 67,106 69,968 4.1% 
Tinton Falls Borough 19,181 19,552 1.9% 

Wall Township 26,525 27,534 3.7% 
Source: United States Census Bureau’s 2020 Decennial Census; NJTPA’s 
Plan 2050: Transportation. People. Opportunity, 2020. 

The top 10 employers in Monmouth County in 2018 
accounted for 25,552 employees, almost 8% of the civilian 
population 16 years and older. The top employers by 
industry are “Real Estate and Rental and Leasing”, 
according to the 2021 Monmouth County Profile Report. 
The Monmouth County Division of Economic Development 
(2019) lists the top 10 employers in Monmouth County. 
Five of the top employers are located within the project 
municipalities. For more details, see Table 1.4-2. 

TABLE 1.4- 2 TOP EMPLOYERS WITHIN PROJECT 
MUNICIPALITIES, 2019  

Rank Employer Municipality 
Number of 
Employees, 

2019 
1 Hackensack Meridian 

Health 
Wall Township 11,560* 

7 
Commvault 

Tinton Falls 
Borough 

944 

8 Renaissance Gardens – 
Seabrook Village   

Tinton Falls 
Borough 850 

9 NJ Resources Wall Township 834 
10 Food Circus 

Supermarkets Inc. 
Middletown 
Township 

800 

Source: Monmouth County Division of Economic Development 
*Note:  Not all 11,560 employees are located in Wall Township
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The NJTPA Plan 2045: Connecting North Jersey projects 
economic and employment trends from 2015 to 2045, 
which are listed in the following table. Colts Neck 
Township, followed by Howell Township, has the highest 
percent increase in projected employment by 2045. 

TABLE 1.4- 3 EMPLOYMENT PROJECTIONS FOR PROJECT 
MUNICIPALITIES, 2045  

Municipality 
2015 

Employment 

2045 
Employment 
Projection 

% Increase 

Colts Neck Township 2,917 3,540 21.4% 
Howell Township 14,340 15,938 11.1% 

Middletown Township 21,336 23,195 8.7% 
Tinton Falls Borough 10,852 11,583 6.7% 

Wall Township 19,233 20,303 5.6% 
Source: NJTPA Plan 2045: Connecting North Jersey, 2017 

Since both population and employment are anticipated to 
grow, it is important that the project municipalities 
implement land use solutions to mitigate health and safety 
risks attributed to working and living near an active military 
base. 

1.5 RECENT UPDATES TO STATE 
PLANNING, POLICY, AND REGULATIONS 
During the development of the Next Steps Study, the State 
of New Jersey adopted several policies and passed 
regulations concerning resiliency and climate change 
which may impact land use in the project municipalities.   

1.5.1 RECENT UPDATES TO STATE POLICIES AND 
REGULATIONS 
Changes to the MLUL 
On February 4, 2021, Governor Murphy signed Senate Bill 
No. 2607 updating the MLUL to require the integration of 
climate change-related vulnerability assessments into 
future municipal master plan updates. Effective 
immediately, municipal Master Plan land use elements 
must analyze current and future threats associated with 
climate change-related natural hazards, including 
increased temperatures, drought, flooding, hurricanes, and 
sea level rise.  This assessment must also include a build-
out analysis of all future development in the municipality, 
any threats and vulnerabilities associated with this 
development, and strategies to reduce the risks of climate 
change-related natural hazards.  

Changes to the New Jersey Department of Environmental 
Protection Regulations through a Rulemaking Process 
Under Governor Phil Murphy's Executive Order No. 100 
(2020) and former Commissioner Catherine McCabe’s 
Administrative Order No. 1 (2020), the New Jersey 
Department of Environmental Protection (DEP) is 
undergoing a regulatory reform effort known as New 
Jersey Protection Against Climate Threats (NJPACT). 
NJPACT aims to modernize environmental land use rules, 
strengthen air pollution rules to reduce greenhouse gas 
(GHG) emissions, and enhance the resilience of the state’s 
natural and built environments to unavoidable climate 
change impacts. In 2021, the DEP issued Sea Level Rise 
Guidance for New Jersey providing a framework, core 
principles and a method to help determine the most 
appropriate sea level rise projections applicable to a 
project and what, if any, adaptation measures should be 
included. DEP intends to integrate climate change 
considerations into their grant, loan, contracting, planning, 
and policy programs and guidance. By January 2022, 
NJPACT is targeting the adoption of environmental land 
use rules to respond to climate change by considering risks 
such as sea level rise and chronic flooding, and to facilitate 
climate resilience by supporting green infrastructure and 
renewable energy.  

New Jersey Executive Order No. 89 
On October 29, 2019, Governor Murphy issued Executive 
Order No. 89, which, among other actions, appoints the 
state’s Chief Resilience Officer, establishes the 
Interagency Council on Climate Resilience, and directs the 
DEP to develop a scientific report on climate change and a 
statewide climate change resilience strategy. Additionally, 
EO-89 orders the State Planning Commission to 
incorporate climate change considerations as a mandatory 
requirement of Plan Endorsement, which is the official 
recognition by the State Planning Commission that a local, 
county, regional, or state agency plan is consistent with the 
State Development and Redevelopment Plan (State Plan).  

1.5.2 RECENT UPDATES TO STATE PLANS AND 
GUIDANCE 
Release of the State’s Climate Change Resilience Strategy 
In response to E.O. 89, the DEP released the state’s first 
Climate Change Resilience Strategy in October 2021. The 
Strategy recommends 127 Climate Change Resilience 
Actions to strengthen New Jersey against climate impacts, 
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including the state’s unique risks from sea level rise, 
chronic flooding, rising temperatures and more frequent 
and intense storm events. The strategy follows the release 
of New Jersey’s first-ever Scientific Report on Climate 
Change which documents the specific impacts of climate 
change within New Jersey and serves as an important 
scientific basis for decision-making. 

Release of the Resilient NJ: Local Planning for Climate 
Change Toolkit 
In response to the changes to the MLUL signed by Governor 
Murphy in 2021, and the changes to the Plan Endorsement 
process, DEP created Resilient NJ: Local Planning for 
Climate Change Toolkit. This new climate resilience toolkit 
guides municipalities through the process of creating a 
climate change-related vulnerability assessment and 
developing local climate resilience strategies now required 
by the MLUL. 

It is important to consider the impact of climate change-
related natural hazards within the project municipalities. 
Recommended land use tools and solutions put forth by 
this study are informed by the impacts of flooding, sea level 
rise, and wildfire within the project municipalities. For 
maps depicting FEMA-defined flood zones and wildfire fuel 
hazard areas, refer to Section 3.0 Land Use Compatibility 
Analysis. 

1.6 CHANGES IN MUNICIPAL LAND USE 
SINCE JLUS 2017 
1.6.1 CHANGES IN AFFORDABLE HOUSING 
According to JLUS 2017, less compatible land uses within 
the project municipalities include residential uses that 
serve vulnerable populations such as low-income 
households. In New Jersey, municipalities have a 
constitutional obligation to provide opportunities for the 
creation of housing for very-low, low, and moderate-
income households. Affordable housing, defined as 
housing units reserved for households with incomes less 
than or equal to 80% of regional median income, must be 
created or planned for by New Jersey municipalities to 
fulfill their constitutional obligation.  

Each municipality is assigned a number of affordable 
housing units it must provide, known as the municipality’s 
affordable housing obligation. Currently, the undeveloped 
buffers within military installations are included in a 
municipality’s affordable housing obligation calculation. 
As mentioned in JLUS 2017, this may pose safety as well 
as social justice concerns. If affordable housing were 
concentrated near the installation, this would not only 
increase the total population at risk if an incident were to 
occur at the base, but also make it so vulnerable 
populations, including low-income households and older 

This study includes an interrelated effort to include resilience at all levels of governance, including recent 
updates to state policies, planning, and regulations.   

State of New Jersey 
Climate Change Resilience 

Strategy 

New Jersey Scientific 
Report on Climate Change 

Sea-Level Rise Guidance 
for New Jersey 

 Resilient NJ: Local Planning for 
Climate Change Toolkit 
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adults in age-restricted affordable housing units, are 
disproportionately affected. Affordable housing 
developments were tracked as part of this study to advance 
the goal of preserving and protecting the public health, 
safety and welfare of those working and living near the 
active military installation. For more information on the 
affordable housing developments planned in the project 
municipalities, see Section 3.0 Land Use Compatibility 
Analysis. 

1.6.2 CHANGES IN ZONING 
The Project Team conducted an analysis of zoning 
changes within the project municipalities since JLUS 2017. 
Using the Land Use Compatibility Guide from JLUS 2017, 
the Project Team then categorized the zoning change’s 
compatibility with NWS Earle’s mission. For the complete 
zoning change analysis, see Section 3.0 Land Use 
Compatibility Analysis. 

1.6.3 RECENT DEVELOPMENT WITHIN THE 
PROJECT MUNICIPALITIES 
The Project Team also reviewed recent development within 
the project municipalities since JLUS 2017. The Project 
Team reviewed the Monmouth County Division of 
Planning’s Quarterly Development Reports from 2020 and 
the 2021 Monmouth County At-A-Glance to present its 
findings to the municipal partners. During the municipal 
outreach phase of this project, each municipality reviewed 
the Project Team’s findings, and provided additional 
information on the status of the new development. Section 
3.0 Land Use Compatibility Analysis lists the recent 
development in the project municipalities since JLUS 2017. 

1.6.4 CHANGES IN AREAS IN NEED OF 
REDEVELOPMENT OR REHABILITATION 
The New Jersey Department of Community Affairs (DCA) 
Local Planning Services (LPS) mapped the Areas in Need 
of Redevelopment and Areas in Need of Rehabilitation as 
defined and governed by constitutional, statutory, and 
regulatory requirements. These requirements are in turn 
molded by court decisions that affect the way the laws are 
applied.  

As of 2020, there are six designated Areas in Need of 
Redevelopment within the Primary Study Area. Three Areas 
in Need of Redevelopment are located in Middletown 
Township, and three are located within Tinton Falls 

Borough. Additionally, there is one Area in Need of 
Rehabilitation within the Primary Study Area located in 
Middletown Township. 

1.7 CHANGES TO NWS EARLE MISSIONS 
SINCE JLUS 2017 
The Navy’s encroachment management program is guided 
by Operational Naval Instruction (OPNAVINST) 11010.40A, 
adopted in May 2020. This instruction update emphasizes 
the importance of key internal DoD stakeholders. These 
stakeholders include the DoD Military Aviation and 
Installation Assurance Siting Clearinghouse, internal 
teams designed to support that Navy’s engagement with 
the Clearinghouse, and regional environmental 
coordinators located throughout the United States. The 
instruction also reiterates the importance of the Navy’s use 
of Community Planning and Liaison Officers (CPLOs) at the 
installation and regional levels to support Navy leadership 
in encroachment management programs supporting the 
Navy’s fleet and warfighters.  

The resources that the Navy has committed to installation 
and mission sustainment through encroachment 
management are strong indicators for the importance of 
these programs and tools to the Navy. These tools further 
support the study goals and are aligned with efforts to 
continue operating from existing installations such as NWS 
Earle well into the future.  
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2.0 PLANNING PROCESS 
As mentioned in Section 1.0 Introduction, this Next Steps 
Study is intended as a cooperative land use planning effort 
between affected local governments, regulatory agencies, 
and the NWS Earle military installation. The planning 
process was structured to gather information and 
compose a group of stakeholders and municipal partners 
to provide input and feedback and, ultimately, evaluate the 
proposed land use solutions developed by the Project 
Team.  

The Project Team met with each of the five project 
municipalities and a regulatory agency, Fort Monmouth 
Economic Revitalization Authority (FMERA), to discuss 
recent changes to zoning and land use regulations since 
JLUS 2017 and to evaluate the toolbox of land use 
solutions. NWS Earle attended several of the meetings to 
provide guidance on the development of the toolbox. 

Due to the COVID-19 restrictions and limits on in-person 
and group interactions during the time of this study, all 
meetings with stakeholders and municipal partners were 
held virtually. The following highlights describe the steps 
the Project Team took to establish intergovernmental 
coordination across levels of government and across the 
region.  

2.1 STAKEHOLDER OUTREACH 
2.1.1 LOCAL PARTNERSHIPS 
The Project Team partnered with NWS Earle, the project 
municipalities, and FMERA to develop the toolbox of land 
use solutions. Representatives that participated in the 
meetings included planners, administrators, engineers, and 
attorneys from each municipality, as well as Monmouth 
County, NWS Earle, and FMERA representatives. Table 2.1-
1 Participation by Jurisdiction lists the stakeholders 
engaged in the planning process. 

TABLE 2.1- 1 PARTICIPATION BY JURISDICTION 

0BJurisdiction 1BName 2BTitle 

3BColts Neck 
Township 

4BGlenn Gerken 5BTownship Engineer 

6BTimothy Anfuso 7BTownship Planner 

8BKathleen Capistro 9BTownship Administrator 

10BFMERA 

11BKara Kopach 
12BDeputy Executive Director & 

Director of Real Estate 
Development 

13BSarah Giberson 
14BMarketing & Development 

Manager – Real Estate 

15BUpendra Sapkota 
16BSenior Project Officer, 

Planning & Development 

17BHowell 
Township 

18BBrian Geoghegan 19BTownship Manager 

20BMatthew Howard 
21BDirector, Community 

Development 

22BJustin Yost 
23BDeputy Director of Community 

Development 

24BJoseph Clark 25BTownship Attorney 

26BJennifer Beahm 27BTownship Planner 

28BMaryland 
Department of 

Planning 

29BSarah Diehl 
30BCompatible Use Community 

Planning Liaison 

31BJoe Griffiths 
32BManager of the Local 

Assistance and Training 

33BMiddletown 
Township 

34BTony Mercantante 35BTownship Administrator 

36BAmy Citrano 37BDirector of Planning 

38BMorgan Astorino 39BAssistant Planner 

40BMonmouth 
County 

Division of 
Planning 

41BJoe Barris 42BDirector of Planning 

43BHarriet Honigfeld 44BSupervising Planner 

45BBridget Neary 46BSenior Planner 

47BSean Pizzio 48BSenior Planner 
49BDavid 

Schmetterer 50BAssistant Director of Planning 

51BAmber Mallm 52BEnvironmental Specialist 2 

53BNWS Earle 
54BDennis Blazak 

55BCommunity Plans and Liaison 
Officer (since retired) 

56BMerissa Zuzulock 
57BCommunity Plans and Liaison 

Officer 

58BTinton Falls 
Borough 

59BJennifer Beahm 60BBorough Planner 

61BDoreen Hoffmann 62BAdministrative Assistant 

63BTom Fallon 64BInterim Administrator 

65BTom Neff 66BBorough Engineer 

67BWall 
Township 

68BJeffery Bertrand 69BTownship Administrator 

70BKathleen Kohri 71BAssistant Administrator 

72BNora Coyne 73BPlanner 

74BLauren Lake 75BAssistant to Administrator 

76BKate Kohri 77BAssistant Administrator 

78BMatt Zahorsky 79BTownship Engineer 

80BChristine Winter 81BAssistant Planner 
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2.1.2 STAKEHOLDERS MEETINGS 
This section summarizes the meetings conducted with 
stakeholders throughout the development of this study. 
These meetings are categorized as part of the first round 
or the second round of coordination meetings. For more 
information on these meetings, see Section 2.1.4 Non-
municipal Meetings, Section 2.1.5 Municipal Meetings, and 
Appendix F – Meeting Materials. 

Stakeholder Coordination Meetings #1: 
• 3/26/21: NWS Earle
• 5/18/21: Howell Township
• 5/21/21: Colts Neck Township
• 6/9/21: Middletown Township
• 6/15/21: Wall Township
• 7/28/21: Tinton Falls Borough
• 9/30/21: FMERA
• 3/11/22: Maryland Department of Planning

Stakeholder Coordination Meetings #2: 
• 12/6/21: Colts Neck Township
• 12/8/21: Middletown Township
• 12/9/21: Howell Township
• 12/9/21: Tinton Falls Borough
• 1/4/22: Wall Township

2.1.3 REVIEW OF CURRENT PLANNING AND ZONING 
Prior to meeting with the stakeholders, the Project Team 
assembled a library of plans that could impact zoning in the 
project municipalities and conducted an in-depth review to 
identify any potential inconsistencies with NWS Earle’s 
mission. Planning studies reviewed included, but were not 
limited to, master plans and re-examination reports, 
redevelopment plans, and housing and fair share plans. 
While meeting with each of the five municipalities, the 
Project Team provided a summary and analysis of existing 
planning policies and regulations in the municipality and 
how they do (or do not) address impacts to NWS Earle’s 
operations. 

The Project Team also reviewed local ordinances passed 
since JLUS 2017 and evaluated the most recent zoning 
maps, when available, to compile data on zoning changes 
within every project municipality. The following list 
summarizes the planning and policy documents and 
development regulations used to inform this study. 

Regional Plans 
• Fort Monmouth Reuse and Redevelopment Plan

(2008) and Amendments
• New Jersey Department of Transportation’s

Strategic Highway Network (STRAHNET)

County Plans 
• Monmouth County At-A-Glance (2020, 2021)
• Monmouth County Profile Report (2020, 2021)
• Monmouth County Quarterly Development Review

Reports (2020)
• Monmouth County, NJ Multi-Jurisdictional Natural

Hazard Mitigation Plan (2020)
• Monmouth County Open Space Plan (2019)
• Raritan/Sandy Hook Bay Coastal Resilience

Planning Study (2019)
• Monmouth County 2018 Master Plan

Reexamination (2018)
• NWS Earle Joint Land Use Study (JLUS 2017)
• Monmouth County Aging Population Study (2017)
• Monmouth County Master Plan (2016)
• Monmouth County, NJ Comprehensive Economic

Development Strategy (2014)
• Monmouth County Future Wastewater Service

Area Map (2013)
• Monmouth County Road Plan (2012)
• Monmouth County Farmland Preservation Plan:

The Comprehensive Plan (2008)

Colts Neck Township 
• Ordinances related to land use and zoning (2019,

2020, 2021)
• Stormwater Pollution Prevention Plan (2021)
• Master Plan Reexamination and Addendum No. 1

(2020)
• Third Round Housing Element and Fair Share Plan

(2020)
• Zoning Map of the Township of Colts Neck (2016)
• Stormwater Management Plan & Stormwater

Pollution Prevention Plan (2007)
• Development Regulations (1997)

Howell Township 
• Ordinances related to land use and zoning (2019,

2020, 2021)
• 2019 Zone Change Map (2019)
• Master Plan Reexamination Report (2019)
• Land Use Plan Element Amendment (2019)
• Housing Plan Element and Fair Share Plan (2019)
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• Parks, Recreation, and Open Space Master Plan
Element (2017)

• Potential Affordable Housing Sites – Version 3
(2017)

• Stormwater Pollution Prevention Plan (2016)
• Environmental Data Map (2016)
• Utility Element Amendment (2015)
• Master Plan Amendment, Land Use Plan Element,

Harwood Property (2013)
• Master Plan for the Bear Swamp Natural Area

(2012)
• Bear Swamp Natural Area-Natural Resource

Inventory (2012)
• Comprehensive Farmland Preservation Plan

(2011)
• Land Use Plan Element - Solar Farms (2010)
• DVRPC Environmental Resource Inventory (2009)
• Conservation Plan Element Environmental

Resource Inventory (2008)
• Municipal Stormwater Management Plan (2007)
• Conservation Plan Element (2006)

Middletown Township 
• Ordinances related to land use and zoning (2020,

2021)
• Municipal Stormwater Management Plan Master

Plan Element (2005, updated 2021)
• Half Mile Road Redevelopment Plan (2018)
• Circus Liquors Redevelopment Plan (2018)
• Microgrid Feasibility Study (2018)
• Municipal Complex Redevelopment Plan (2017)
• Port Belford Redevelopment Plan (2017)
• Redevelopment Study & Preliminary Investigation

Report, Port of Belford (2016)
• Middletown Land Development Forum

Presentation (2016)
• The Township of Middletown’s Brief in Support of

Its Motion for Temporary Immunity (2015)
• Report of Special Master Bolan (2015)
• Getting to Resilience (2015)
• North Middletown Redevelopment Plan (2014)
• Master Plan Reexamination Report (2014)
• Zoning Map (2010)
• North Middletown Neighborhood Preservation

Program (2009)
• Port of Belford Economy Feasibility Study and

Conceptual Development Plan (2009)
• Middletown Village Historic District (2008)
• Municipal Stormwater Management Plan (2005)
• Middletown Township Master Plan (2004)

Tinton Falls Borough 
• Zoning Map – 2021 (2021)
• Ordinances related to land use and zoning (2019,

2020, 2021)
• Master Plan Reexamination Report (2019)
• Housing Plan Element and Fair Share Plan (2019)
• Stormwater Pollution Prevention Plan (2018)
• Overall Road Map (2016)
• Land Use Ordinance (2009)
• Master Plan (2007)
• Stormwater Management Plan (2005)

Wall Township 
• Ordinances related to land use and zoning (2020,

2021)
• Third Round Housing Element and Fair Share Plan

(March 2021)
• Affordable Housing Notice of Final Compliance

Hearing Date Change (2021)
• Resolution No. 20-0707 (2020)
• West Belmar Gateway Redevelopment

Amendment (2020) - located outside the Primary
Study Area

• Amended Fair Share Agreement (2019)
• Stormwater Pollution Prevention Plan (2019)
• Old Mill Road Redevelopment Area (2019) -

located outside the Primary Study Area
• Peddlers Village Redevelopment Study (2019) -

located outside the Primary Study Area
• Master Plan Reexamination Report (2015)
• Fair Housing Plan (2009)
• Stormwater Management Plan (2009)
• Open Space and Recreation Plan (2008)
• Route 34 Land Use and Traffic Study (2005)
• Land Use and Development Regulations (1998)
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2.1.4 NON-MUNICIPAL MEETINGS 
NWS Earle 
The Project Team first met with NWS Earle to discuss the 
project overview, timeline, and schedule; review initial 
findings; and identify next steps. During this meeting, NWS 
Earle explained its current resilience efforts through the 
U.S. Department of Defense’s (DoD) Readiness and 
Environmental Protection Integration (REPI) Program and 
its desire to integrate resilience to wildfire, flooding, storm 
surge, and sea level rise into this Next Steps Study. NWS 
Earle and Monmouth County discussed new and proposed 
development within the project municipalities including 
affordable housing developments, multifamily residential 
development, and adult retirement communities. NWS 
Earle explained that the focus of the study should be to 
protect the public health, safety, and welfare of residents 
living and working near the active military installation.  

FMERA 
FMERA owns the former Fort Monmouth property, 
originally a U.S. Army installation. Although the lands that 
make up Fort Monmouth are in Tinton Falls Borough, 
Eatontown Township, and Oceanport Township, these 
municipalities do not control land use in the area. Fort 
Monmouth is an active New Jersey Department of 
Community Affairs (DCA) Local Planning Services (LPS) 
Area in Need of Redevelopment whose land use is 
governed by the Fort Monmouth Reuse and Redevelopment 
Plan and overseen by FMERA. Since portions of Fort 
Monmouth are located in the project municipalities, FMERA 

was identified as a stakeholder partner for the 
development of this study. 

The Project Team met with FMERA to introduce the goals 
and objectives of the Next Steps Study. The Project Team 
acknowledged that Fort Monmouth is governed by its own 
land use regulations rather than municipal regulations.  

During the meeting, the Project Team discussed JLUS 2017 
and how it defined land use compatibility within the project 
municipalities. The Project Team and FMERA discussed a 
post-JLUS 2017 amendment to the Fort Monmouth Reuse 
and Redevelopment Plan to allow for a medical campus at 
the former Myer Center Parcel at Fort Monmouth. FMERA 
explained that it has an agreement with Robert Wood 
Johnson Barnabas Health for a facility, with a potential 
acute care hospital as a second phase of the 
redevelopment. FMERA also made the Project Team aware 
that its redevelopment regulations stipulate that all 
residential development on Fort Monmouth is to include a 
20 percent set aside for affordable housing.  

Maryland Department of Planning 
In March 2022, the Project Team met with the Maryland 
Department of Planning to discuss the Maryland Military & 
Civilian Compatible Use Project and to coordinate on the 
development of this study. The Department of Planning 
created the Statewide Joint Land Use Response 
Implementation Strategy (SJRIS) which included seven 
recommendation focus areas and 33 implementation 
actions. To advance the recommendations and actions 

New residential development in the former Fort Monmouth 
property (Tinton Falls Borough) 

Affordable housing located in Belford, NJ 
 (Middletown Township) 
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from the study, the Planning Department, in partnership 
with the Maryland Department of Commerce, received a 
grant to create a Compatible Use Website and Handbook. 
The purpose of the website and handbook, which is still 
under development, will be to guide and inform state and 
local leaders, military representatives, and the public on 
compatible land use solutions by providing a one-stop shop 
for resources. Information on the website will include land 
use tools and solutions, communication measures, and 
funding opportunities. This discussion with the 
Department of Planning assisted the Project Team in 
developing the Outreach, Communication, and Technical 
Assistance tools in Section 4.0.  

2.1.5 MUNICIPAL MEETINGS 
The Project Team conducted coordination meetings with 
each of the project municipalities. Prior to each meeting, 
the Project Team prepared initial findings on changes in 
zoning and land use regulations since JLUS 2017 and 
assessed if changes in land use and zoning were 
compatible with NWS Earle’s mission. These initial findings 
were summarized in electronic presentations and mapped 
in a Google Earth file.  

During each municipal meeting, the Project Team, 
municipal representatives, Monmouth County 
representatives, and often representatives from NWS Earle, 
discussed the project overview, project timeline, and initial 
findings unique to each municipality. The Project Team 
used Google Earth to actively display the less compatible 
and conditionally compatible uses identified in JLUS 2017, 
recent zoning changes, recent development, and recent 
changes to affordable housing since JLUS 2017. The 
Project Team also used Google Earth to engage in an open 
discussion on land use compatibility and parcels targeted 
for development or re-development. The next section 
describes the key takeaways from the municipal meetings. 

Similar to the non-municipal meetings, the Project Team 
revised initial findings after speaking with each 
municipality and conducted a regional scale site analysis 
on land use compatibility. The analysis led to the 
development of draft toolbox of land use solutions, which 
the Project Team presented to each municipality during the 
Stakeholder Coordination Meetings #2. These meetings 
gave municipalities the opportunity to provide feedback on 
the feasibility of the draft land use solutions, and 
specifically which ones they believed would be most 
helpful. 

Complete meeting materials with agendas, minutes, and 
electronic slide show presentations for both sets of 
stakeholder coordination meetings are available in 
Appendix F -  Meeting Materials. 

2.2  KEY TAKEAWAYS FROM MUNICIPAL 
STAKEHOLDER OUTREACH MEETINGS 
The following key takeaways emerged from both sets of 
municipal stakeholder coordination meetings.  

Colts Neck Township 
Colts Neck Township entered into a memorandum of 
understanding (MOU) with NWS Earle to explore 
connecting to the Navy-owned treatment works to meet its 
affordable housing obligation. The MOU states that NWS 
Earle and Colts Neck Township will work cooperatively to 
explore alternatives and options associated with the 
wastewater utility services within Colts Neck and the base. 

Recent zoning changes provide opportunity for less 
compatible land uses (affordable housing) along the Route 
34/537 Corridor. NWS Earle is not opposed to development 
in this corridor since it is adjacent to NWS Earle’s 
administrative area. NWS Earle explained the highest risk 
to the public’s health, welfare, and safety is located in the 
eastern portion of the township along Normandy Road 
where the ammunition is transported. 
NWS Earle and Colts Neck Township also discussed 
possible REPI projects within the township to mitigate 
wildfire risk. The REPI Program is discussed in more detail 
in Section 4.0 Toolbox of Land Use Solutions. 

Howell Township 
The Route 33 Corridor runs parallel to NWS Earle’s base 
and has several active applications for new commercial 
development. New age-restricted and affordable 
development is under construction along the corridor. The 
2019 Land Use Element and Re-examination Report also 
recommended zoning that is less compatible than the 
previous zone. Howell Township is also in the process of 
updating its master plan, and the Project Team coordinated 
with the township on potentially including the land use 
solutions presented in Section 4.0 in its plan update. 
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Middletown Township 
There are four redevelopment areas within Howell 
Township that are within the Primary Study Area, with 
another redevelopment study under investigation along 
Route 36 (a conditionally compatible zone). Middletown 
Township borders Raritan Bay and is at risk of sea level rise 
and storm surge. The Project Team and Middletown 
Township agreed to use three and five-foot sea level rise 
projections for the land use compatibility analysis (Section 
3.0) to align with recent guidance from the New Jersey 
Department of Environmental Protection (DEP).  

The township is planning to update its master plan in early 
2022, and the Project Team noted the importance of 
coordinating planning efforts with this study, the Route 26 
Redevelopment Study, and the Port Belford Redevelopment 
Plan. The Project Team provided Middletown’s planner 
with Geographic Information System (GIS) files shared 
during the meetings to allow Middletown Planning to 
coordinate development review with the military boundary. 

NWS Earle also discussed possible REPI projects in the 
municipality.   

Tinton Falls Borough 
The Fort Monmouth Redevelopment Area is under the 
jurisdiction of the FMERA authority. Therefore, the borough 
does not have control over land use in that portion of the 
municipality. This redevelopment area includes recent 
townhouse development and future affordable housing. 
Tinton Falls Borough is already mostly developed, and the 
majority of the borough is located within the NWS Earle 
Primary Study Area. Large tracts of open space exist 
around the installation, and currently count as vacant 
developable parcels available for affordable housing units. 
Therefore, the land is at risk of being developed with less 
compatible uses. Recent zoning changes also provide 
opportunity for less compatible land uses. The borough 
recently added assisted living/skilled nursing facilities as a 
permitted use in the NC: Neighborhood Commercial, HHC: 
Highway Community Commercial, IOP: Industrial Office 

Google Earth was actively used during stakeholder 
outreach to start the discussion on less compatible and 
conditionally compatible uses identified in JLUS 2017, as 
well as zoning updates, land use changes, and affordable 
housing construction since the study was published. 
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Park, MFGL Manufacturing, and MFG 2: Manufacturing 2 
zones. Additionally, the borough added townhomes and a 
permitted principal use in the CCRC: Continuing Care 
Retirement Community, R-3-1: R-3 Residential Inclusionary, 
and R4A: R-4 Residential Inclusionary zones. 

Wall Township 
The Route 33/34 Corridor is located close to the NWS Earle 
installation. To fulfill affordable housing obligations and 
revitalize Route 33/34 Corridor, the township encourages 
commercial development and affordable housing in this  
corridor. Recent zoning changes also provide opportunity 
for less compatible land uses. The township recently added 
healthcare facilities and medical center as a permitted use 
for the SED-Light: Yellowbrook Road, SED-Light: 
Squankum-Yellowbrook Road, and SED: Special Economic 
Development zones. 

Wall Township is working with the Monmouth County 
Engineer to complete the re-alignment of the round-about 
on Route 33/34, which is used by NWS Earle to transport 
munitions, and therefore ongoing coordination between 
Wall Township and NWS Earle will occur past this study. 
The township expressed the need for an ongoing symbiotic 
relationship with NWS Earle in regard to future 
development and is interested in possible open space 
acquisition opportunities.  

Affordable housing in Wall Township. Route 33/34 Traffic Circle, a high-accident area within the 
Primary Study Area 
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3.0 LAND USE COMPATIBILITY 
ANALYSIS 
3.1 INTRODUCTION 
This section identifies opportunities for targeted 
development, redevelopment, and public investment in that 
are compatible with NWS Earle’s mission, do not create 
potential encroachment challenges, and are not limited by 
environmental constraints.   

The Land Use Compatibility Analysis is presented through 
a series of diagrams and organized into the following 
themes: 

• Zoning
o Existing Zoning
o Zoning Compatibility & Changes in

Zoning since JLUS 2017
• Land Use
• Housing & Redevelopment
• Environmental Constraints & Opportunities

o Sea-level Rise
o FEMA Flood Hazard Area
o Wildfire Risk
o Open Space & Farmland Preservation

• Mobility & Connectivity

3.2 SUMMARY OF LAND USE 
COMPATIBILITY THEMES 
The purpose of the Land Use Compatibility Analysis is to 
determine the best locations to implement the Toolbox of 
Land Use Solutions, as described in Section 4.0. By 
implementing the land use tools and solutions, 
municipalities can guide future land use decisions to be 
more compatible with the continued operational utility of 
NWS Earle while preserving and protecting the public 
health, safety, and welfare of those working and living near 
this active military installation. 

The following includes a brief summary of the land use 
compatibility themes diagramed within Section 3.0. 

Zoning: Includes diagrams of existing zoning, zoning 
compatibility with NWS Earle, and changes to zoning 
compatibility since JLUS 2017.  

Land Use: Includes a diagram of existing land use within 
the project municipalities. 

Housing & Redevelopment: Includes diagrams of recent 
site plan or subdivision approvals as provided by 
Monmouth County and the project municipalities, planned 
affordable housing development based on recent updates 
to local Housing Element and Fair Share Plans, and Areas 
in Need of Redevelopment and Areas in Need of 
Rehabilitation recognized by the New Jersey Department of 
Community Affairs (DCA) Local Planning Services (LPS). 

Environmental Constraints & Opportunities: Includes 
diagrams of projected sea-level rise, storm surge, and 
wildfire risk (constraints to new development) and the 
Monmouth County Park System and its partners’ potential 
open space acquisition projects, and county and municipal 
target farms for farmland preservation (opportunities for 
preservation). 

Mobility & Connectivity: Includes diagrams of DoD’s 
Strategic Highway Network (STRAHNET), NWS Earle’s pier 
in relation to the navigable channels on the Raritan 
Bayshore, evacuation routes, bus routes, and NJ Transit 
passenger rail lines. The DoD’s STRAHNET is a system of 
roads deemed necessary for emergency mobilization and 
peacetime movement of heavy armor, fuel, ammunition, 
repair parts, food, and other commodities to support U.S. 
military operations.

For the purposes of this Next Steps Study, the 
following terms are defined below: 

• 3,000-foot Notification Boundary: the buffer
around NWS Earle as per Section 7.1 of
Public Law 1975, c. 291 (C.40:55D-12.4)
requiring notice to the Navy-appointed
Community Plans and Liaison Officer (CPLO)
for new development applications within
3,000-feet of NWS Earle.

• Primary Study Area: a modification of the
Military Influence Area (MIA) depicted in
JLUS 2017.  The Primary Study Area includes
a two-mile buffer around the Mainside
portion of NWS Earle, a 3,000-foot buffer of
Normandy Road, and a buffer of the base’s
Waterfront Area that was delineated in JLUS
2017, ultimately encompassing portions of
five municipalities.
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For the purposes of this Next Steps Study, the following terms are defined 
below:

3,000-foot Notification Boundary: A buffer around NWS Earle as per Section 
7.1 of Public Law 1975, c. 291 (C.40:55D-12.4) requiring notice to the Navy-
appointed Community Plans and Liaison Officer (CPLO) for new development 
applications within 3,000-feet of NWS Earle.

Primary Study Area: a modification of the Military Influence Area (MIA) 
depicted in JLUS 2017.  The Primary Study Area includes a two-mile buffer 
around the Mainside portion of NWS Earle, a 3,000-foot buffer of Normandy 
Road, and a buffer of the base’s Waterfront Area that was delineated in JLUS 
2017, ultimately encompassing portions of five municipalities.
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The Project Team mapped existing zoning using Monmouth County’s Zoning 
Composite file. The zones are color coded based on the description of the 
composite zone.
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Using the JLUS 2017’s Land Use Compatibility Guide, the Project Team 
mapped zoning compatibility within the project municipalities. The JLUS  2017 
Land Use Compatibility Guide generally categorized multi-family housing, 
institutional uses, high-density residential uses and residential areas for 
socially vulnerable populations, and land uses involving large congregations 
of people for long periods of time as less compatible.  Additionally, the Project 
Team mapped changes in zoning compatibility since JLUS 2017.
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ZONING COMPATIBILITY

SUMMARY OF ZONING CHANGES 
WITHIN THE PRIMARY STUDY AREA

LESS COMPATIBLE ZONING

CONDITIONALLY COMPATIBLE ZONING

MORE COMPATIBLE ZONING

LESS COMPATIBLE ZONING

CONDITIONALLY COMPATIBLE ZONING

MORE COMPATIBLE ZONING

JLUS 2017 ZONING RECENT CHANGES TO ZONING

3,000-FOOT NOTIFICATION BOUNDARY PRIMARY STUDY AREA

Sandy Hook is 
not zoned on 
the municipal 
zoning map

There are no changes in Middletown Township’s zoning 
compatibility within the Primary Study Area since the 
JLUS 2017.

RESTRICTED AREA

Study Area

Middletown 
Township

4 miles
RARITAN BAY

NAVESINK RIVER

24



NEXT STEPS TO COMPATIBILITY PLANNING STUDY 
MONMOUTH COUNTY, NEW JERSEY

3.0 LAND USE 
COMPATIBILITY ANALYSIS

NWS EARLENWS EARLE  

537

18

34

AA
BB

SWIMMING RIVER RESERVOIR

Zone Change New Zone 
Compatibility Explanation

A MU-1: 
Affordable 
Housing 
Overlay Zone

Less 
Compatible

Permits affordable 
housing by right

B A-7 Zone / 
Toll Brothers 
zone

Less 
Compatible

Permits affordable 
housing by right

SOURCES: SOURCES: JLUS, 2017; MONMOUTH COUNTY COMPOSITE ZONING, 2020; NJDOT, 2020; NJOGIS, 
2020; COLTS NECK TOWNSHIP ZONING ORDINANCE 2020-20 AND 2020-21, 2020.

CHANGES IN COLTS NECK TOWNSHIP’S 
ZONING COMPATIBILITY

LESS COMPATIBLE ZONING

CONDITIONALLY COMPATIBLE ZONING

MORE COMPATIBLE ZONING

LESS COMPATIBLE ZONING

CONDITIONALLY COMPATIBLE ZONING

MORE COMPATIBLE ZONING

JLUS 2017 ZONING RECENT CHANGES TO ZONING

3,000-FOOT NOTIFICATION BOUNDARY PRIMARY STUDY AREA

1 mile

Study Area

Colts Neck 
Township

4 miles

COLTS NECK TOWNSHIP

ZONING
ZONING COMPATIBILITY & CHANGES IN ZONING SINCE JLUS 2017

SUMMARY OF ZONING CHANGES 
WITHIN THE PRIMARY STUDY AREA
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NEXT STEPS TO COMPATIBILITY PLANNING STUDY 
MONMOUTH COUNTY, NEW JERSEY
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3.0 LAND USE 
COMPATIBILITY ANALYSIS

NWS NWS 
EARLEEARLE 

DD

GG

CC

GG

HH

GG

FF

HH

AA

BB

GG

EE

FF

GG
FF

GG

GG

EE

EE

GG DD

DD

DD

GG

GG

GG

GG

EE
DD

Zone Change New Zone 
Compatibility

Explanation

A AR: Age Restricted 
Housing

More Compatible Removed "duplexes or other plex 
units” as permitted conditional 
uses

B CCRC: Continuing 
Care Retirement 
Community

Less Compatible Removed “Affordable Housing” 
and “duplexes or other plex units” 
as permitted principal use

C R-3-I: R-3
Residential
Inclusionary

Less Compatible Added “Townhouses” added as 
permitted principal use

D R-4-I (now R4A):
R-4 Residential
Inclusionary

Less Compatible Added “Townhouses” added as 
permitted principal use

E NC: Neighborhood 
Commercial

Less Compatible Added “Assisted Living/Skilled 
Nursing Facilities” as permitted 
principal use

F HCC: Highway/
Community 
Commercial

Less Compatible Added “Assisted Living/Skilled 
Nursing Facilities” as permitted 
principal use

G IOP: Industrial 
Office Park

Less Compatible Added “Assisted Living/Skilled 
Nursing Facilities” as permitted 
principal use

H MFG: 
Manufacturing

Less Compatible Added “Assisted Living/Skilled 
Nursing Facilities” as permitted 
principal use

I MFG 2: 
Manufacturing 2

Less Compatible Added “Assisted Living/Skilled 
Nursing Facilities” as permitted 
principal use

SOURCES: JLUS, 2017; MONMOUTH COUNTY COMPOSITE ZONING, 2020; NJDOT, 2020; NJOGIS, 2020; TINTON FALLS 
ORDINANCE 2019-1452, 2019.

CHANGES IN TINTON FALLS 
BOROUGH’S ZONING COMPATIBILITY

LESS COMPATIBLE ZONING

CONDITIONALLY COMPATIBLE ZONING

MORE COMPATIBLE ZONING

LESS COMPATIBLE ZONING

CONDITIONALLY COMPATIBLE ZONING

MORE COMPATIBLE ZONING

JLUS 2017 ZONING RECENT CHANGES TO ZONING

3,000-FOOT NOTIFICATION BOUNDARY PRIMARY STUDY AREA

1 mile

Study Area

Tinton Falls 
Borough

4 miles

SUMMARY OF ZONING CHANGES 
WITHIN THE PRIMARY STUDY AREA

18

537

33

TINTON FALLS BOROUGH

ZONING
ZONING COMPATIBILITY & CHANGES IN ZONING SINCE JLUS 2017

547

26
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NEXT STEPS TO COMPATIBILITY PLANNING STUDY 
MONMOUTH COUNTY, NEW JERSEY

3.0 LAND USE 
COMPATIBILITY ANALYSIS

NWS EARLENWS EARLE  

CC
BB

DD
EE

GG

FF

AA

FARMING-
DALE 

MANASQUAN 
RESERVOIR

FF

Zone Change New Zone 
Compatibility

Explanation

A ARE 6 to Military 
(MIL): NWS Earle

More Compatible The only principal 
uses are military 
facilities.

B HD-3 to ARE -1 
and RRC: Tinton 
Falls Road and 
Tice Road

More Compatible Changed from HD-3 
(Less Compatible) to 
ARE-1 and RRC (More 
Compatible)

C SED to R-50: 
Tinton Falls Road

Less Compatible Changed from SED 
(More Compatible) 
to R-50 (Less 
Compatible) 

D SED to HD-3: 
Route 33

Less Compatible Changed from SED 
(More Compatible) 
to HD-3 (Less 
Compatible)

E ARE-2 and ARE-6 
to HD-3: Route 33

Less Compatible Changed from ARE-2 
and ARE-6 (More 
Compatible) to HD-3 
(Less Compatible)

F ARE-2 to SED-Light 
(OL): Squankum-
Yellowbrook Road

Less Compatible Permits healthcare 
facilities and medical 
centers by right

G SED: Special 
Economic 
Development

Less Compatible Permits healthcare 
facilities and medical 
centers by right

SUMMARY OF ZONING CHANGES 
WITHIN THE PRIMARY STUDY AREA

SOURCES: JLUS, 2017; MONMOUTH COUNTY COMPOSITE ZONING, 2020; NJDOT, 2020; NJOGIS, 2020; 
HOWELL TOWNSHIP LAND USE PLAN ELEMENT AND RE-EXAMINATION REPORT, 2019; HOWELL ZONING 
ORDINANCE O-17-21, 2017; O-20-20, 2020; AND O-20-21, 2020.

CHANGES IN HOWELL TOWNSHIP’S 
ZONING COMPATIBILITY

LESS COMPATIBLE ZONING

CONDITIONALLY COMPATIBLE ZONING

MORE COMPATIBLE ZONING

LESS COMPATIBLE ZONING

CONDITIONALLY COMPATIBLE ZONING

MORE COMPATIBLE ZONING

JLUS 2017 ZONING RECENT CHANGES TO ZONING

3,000-FOOT NOTIFICATION BOUNDARY PRIMARY STUDY AREA

1 mile

Study Area

Howell 
Township

4 miles

195

547

9

524

547

33

34

HOWELL TOWNSHIP

ZONING
ZONING COMPATIBILITY & CHANGES IN ZONING SINCE JLUS 2017
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NEXT STEPS TO COMPATIBILITY PLANNING STUDY 
MONMOUTH COUNTY, NEW JERSEY
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3.0 LAND USE 
COMPATIBILITY ANALYSIS

195

NWS NWS 
EARLEEARLE 

CC

DD

AA BB

GLENDOLA
 RESERVOIR

Zone Change New Zone
Compatibility

Explanation

A AH3: 
Asbury 
Road Zone
(Schwartz 
Site)

Less Compatible Changed from OR-
10 (Conditionally 
Compatible) to AH3 
(Less Compatible) 

B AH2: Route 
34 Zone 
(American 
Properties 
Project)

Less Compatible Changed from HB-
200 (Conditionally 
Compatible) to AH3 
(Less Compatible)

C AH6: 
Marshall 
Road Zone 
(Fr. Hope 
Chapel 
Site)

Less Compatible Changed from R-30 
(More Compatible) 
to AH6 (Less 
Compatible)

D AH7: 
Highway 
34 Zone 
(Mack-Cali 
Project)

Less Compatible Changed from OR-
10 (Conditionally 
Compatible) to AH7 
(Less Compatible)

SOURCES: JLUS, 2017; MONMOUTH COUNTY COMPOSITE ZONING, 2020; NJDOT, 2020; NJOGIS, 2020; HOUSING PLAN 
ELEMENT AND FAIR SHARE PLAN PREPARED FOR: WALL TOWNSHIP, MONMOUTH COUNTY, NJ, 2021.

CHANGES IN WALL TOWNSHIP’S 
ZONING COMPATIBILITY

LESS COMPATIBLE ZONING

CONDITIONALLY COMPATIBLE ZONING

MORE COMPATIBLE ZONING

LESS COMPATIBLE ZONING

CONDITIONALLY COMPATIBLE ZONING

MORE COMPATIBLE ZONING

JLUS 2017 ZONING RECENT CHANGES TO ZONING

3,000-FOOT NOTIFICATION BOUNDARY PRIMARY STUDY AREA

Study Area

Wall 
Township

4 miles

524

18

34

35

WALL TOWNSHIP

ZONING
ZONING COMPATIBILITY & CHANGES IN ZONING SINCE JLUS 2017

SUMMARY OF ZONING CHANGES 
WITHIN THE PRIMARY STUDY AREA

524
SPUR

138
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COLTS NECKCOLTS NECK
TOWNSHIPTOWNSHIP

TINTON TINTON 
FALLS FALLS 

BOROUGHBOROUGH

NWS NWS 
EARLEEARLE  

MIDDLETOWN MIDDLETOWN 
TOWNSHIPTOWNSHIP

SANDY 
HOOK

FARMI-
NGD-
   ALE 

HOWELL HOWELL 
TOWNSHIPTOWNSHIP

OCEAN COUNTY

9

WALLWALL
TOWNSHIPTOWNSHIP

RESTRICTED AREA

AT
LA

NT
IC

  O
CE

AN

RARITAN  BAY

524

SOURCES: NJOIT MOD IV PARCEL COMPOSITE, 
2020; NJDEP NHD WATERBODIES, 2010; NJDOT, 
2020.

LAND USE

FARMLAND

APARTMENT

UNCLASSIFED

RESIDENTIAL (FOUR FAMILY OR LESS)

VACANT

COMMERCIAL

INDUSTRIAL

CIVIC/PUBLIC

In order to evaluate compatible development with NWS Earle’s mission, 
it is important to examine existing land use. The Project Team mapped 
existing land use using NJOIT’s MOD IV Parcel Composite data. 

LAND USE

1 mile

547

537

524

547

35

36

18

34

33

34

18

524
SPUR

549

520

Project 
Municipalities

Monmouth 
County

10 miles

PRIMARY STUDY AREA

3,000-FT NOTIFICATION BOUNDARY

MUNICIPAL BOUNDARY

MAJOR ROADWAY

195
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Route 33 Corridor in Tinton Falls Borough.

Affordable housing in Middletown Township.

Residential development in Tinton Falls Borough.

Belford Ferry Terminal in Middletown Township.

New residential development at Fort Monmouth in Tinton Falls Borough.

Age-restricted housing in Colts Neck Township. Residential development in Middletown Township.



COLTS NECKCOLTS NECK
TOWNSHIPTOWNSHIP

TINTON TINTON 
FALLS FALLS 

BOROUGHBOROUGH

NWS NWS 
EARLEEARLE  

MIDDLETOWN MIDDLETOWN 
TOWNSHIPTOWNSHIP

SANDY 
HOOK

FARMI-
NGD-
   ALE 

HOWELL HOWELL 
TOWNSHIPTOWNSHIP

OCEAN COUNTY

524

547

537

524

547

35

36

18

34

33

34

18

524
SPUR

549

520

Project 
Municipalities

Monmouth 
County

10 miles

9

PRIMARY STUDY AREA

3,000-FT NOTIFICATION BOUNDARY

MUNICIPAL BOUNDARY

MAJOR ROADWAY

RESTRICTED AREA

AT
LA

NT
IC

  O
CE

AN

RARITAN  BAY

SOURCES: MONMOUTH COUNTY ZONING 
COMPOSITE, 2020; NJDOT, 2020; HOUSING PLAN 
ELEMENT AND FAIR SHARE PLANS FOR COLTS NECK 
TOWNSHIP, 2020; HOWELL TOWNSHIP, 2019; TINTON 
FALLS BOROUGH, 2019; AND WALL TOWNSHIP 
(DRAFT), 2021; MONMOUTH COUNTY DIVISION OF 
PLANNING QUARTERLY DEVELOPMENT REPORTS, 
2021; NJDEP NHD WATERBODIES, 2010.

HOUSING & 
REDEVELOPMENT

RECENT AFFORDABLE HOUSING

AREA IN NEED OF REDEVELOPMENT

AREA IN NEED OF REHABILITATION

SINGLE FAMILY ZONING

MULTI-FAMILY ZONING

For the Housing and Redevelopment theme, the Project Team mapped 
locations of planned affordable housing development, based on 
recent updates to local Housing Element and Fair Share Plans, and 
Areas in Need of Redevelopment and Areas in Need of Rehabilitation, 
as recognized by the New Jersey Department of Community Affairs 
(DCA). The Project Team placed the affordable housing data and Areas 
in Need of Redevelopment/Rehabilitation data on top of Monmouth 
County’s zoning composite data, displaying both the existing single 
family and multi-family housing zones.

HOUSING
& REDEVELOPMENT

1 mile

WALLWALL
TOWNSHIPTOWNSHIP195
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PRIMARY STUDY AREA

3,000-FT NOTIFICATION BOUNDARY

RESTRICTED AREA

NEXT STEPS TO COMPATIBILITY PLANNING STUDY 
MONMOUTH COUNTY, NEW JERSEY
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3.0 LAND USE 
COMPATIBILITY ANALYSIS

516

NWS NWS 
EARLEEARLE 

RARITAN BAY

520

35

NAVESINK RIVER

AA

36

BB

CC

DD

SANDY 
HOOK

Sandy Hook is 
not included in 
this analysis.

Area Description

A North Middletown 
Redevelopment 
Area

Permits eating and drinking establishments, office, retail sales and services, 
and financial institutions on the first floor only, and townhouse and apartment 
residential on all floors of their mixed-use buildings.

B Port Belford 
Redevelopment 
Area

Permits multifamily housing in Sub-Districts 2a and 3. The Township has a 
designated developer for the Area; important to coordinate NWS Earle’s goals 
with Redevelopment Plan.

C Circus Liquors 
Redevelopment 
Area

Encompasses approximately 150 acres. In 2020, the Township granted 
approval for the Shoppes at Middletown, a 342,000-square-foot shopping 
complex as well as 280 townhomes and 70 affordable apartments. 
Commercial developer is no longer proceeding, but residential portion started 
site clearing in June 2021.

D The Half 
Mile Road 
Rehabilitation 
Area 

Establishes a sports, fitness and wellness center and related uses including 
child activity and care centers as permitted principal uses. The area is 
currently being redeveloped with a 120,423-square-foot, three-story Life Time 
club, a luxury sport, fitness, and wellness center with 4-story parking garage.

SUMMARY OF RECENT DEVELOPMENT & REDEVELOPMENT 
WITHIN THE PRIMARY STUDY AREA

Population: 67,106
Median Age: 44.9
Median Household Income: $119,013
Total Housing Units: 25,859

SOURCE: MONMOUTH COUNTY AT-A-GLANCE, 2022

DEMOGRAPHICS, 
HOUSING, & LAND USE

SOURCES: MONMOUTH COUNTY ZONING 
COMPOSITE, 2020; NJDOT 2020; NJDCA, 2020; 
MONMOUTH COUNTY DIVISION OF PLANNING 
QUARTERLY DEVELOPMENT REPORTS.

HOUSING & 
REDEVELOPMENT

RECENT AFFORDABLE HOUSING

AREA IN NEED OF REDEVELOPMENT

AREA IN NEED OF REHABILITATION

SINGLE FAMILY ZONING

MULTI-FAMILY ZONING

1 mile

Study Area

Middletown 
Township

4 miles

MIDDLETOWN TOWNSHIP

HOUSING & REDEVELOPMENT

32



DEMOGRAPHICS, 
HOUSING, & LAND USE

SWIMMING RIVER RESERVOIR

PRIMARY STUDY AREA

3,000-FT NOTIFICATION BOUNDARY

HOUSING & 
REDEVELOPMENT

RECENT AFFORDABLE HOUSING

AREA IN NEED OF REDEVELOPMENT

AREA IN NEED OF REHABILITATION

SINGLE FAMILY ZONING

MULTI-FAMILY ZONING

NEXT STEPS TO COMPATIBILITY PLANNING STUDY 
MONMOUTH COUNTY, NEW JERSEY

3.0 LAND USE 
COMPATIBILITY ANALYSIS

NWS EARLENWS EARLE

18537

34

CC
DD

AA

BB

Zone Block/Lot Name Total 
Units

A A-6 22/18 Colts Neck Building Association (Affordable Housing) 260

B A-4 42/4 Countryside Developers (Affordable Housing) 67

C A-7 53/4, 5 & 7 Toll Brothers (Affordable Housing) 25

D MU-1 46/15 Newly Created Affordable Housing Zone with amended its 
regulations for higher density; The Township entered into 
a MOU with NWS Earle to obtain access to the naval sewer 
system services 

TBD

SUMMARY OF RECENT DEVELOPMENT & REDEVELOPMENT 
WITHIN THE PRIMARY STUDY AREA

Population: 9,957
Median Age: 47.3
Median Household Income: $176,591
Total Housing Units: 3,451

SOURCES: MONMOUTH COUNTY ZONING 
COMPOSITE, 2020; NJDOT 2020; NJDCA, 2020; 
HOUSING PLAN ELEMENT AND FAIR SHARE PLANS 
FOR COLTS NECK TOWNSHIP, 2020; MONMOUTH 
COUNTY DIVISION OF PLANNING QUARTERLY 
DEVELOPMENT REPORTS, 2021.

SOURCE: MONMOUTH COUNTY AT-A-GLANCE, 2022

1 mile

Study Area

Colts Neck 
Township

4 milesCOLTS NECK TOWNSHIP

HOUSING & REDEVELOPMENT
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NEXT STEPS TO COMPATIBILITY PLANNING STUDY 
MONMOUTH COUNTY, NEW JERSEY
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3.0 LAND USE 
COMPATIBILITY ANALYSIS

NWS NWS 
EARLEEARLE

BB

GG

EE

HH

AA
DD

CC

FFII

537

Zone Block/Lot Name Total 
Units

A CECOM 
Redevelopment 
Zone

N/A Former CECOM Site (Age-restricted 
Development)

181

B Forth Monmouth Redevelopment 
Area

Patriot’s Square 243

C Forth Monmouth Redevelopment 
Area

Lennar Property (Afforable Housing)

D IOP 75/1 Spring Meadow (Affordable Housing) 69

E R-4-A 124.63/ 29 Park View Townhomes (Afforable 
Housing)

27

F NC 97/ 1, 1.01, 3 The Meadows at Tinton Falls 
(Afforable Housing)

17

G AH 155/1.02 Avalon Bay (Afforable Housing) 33

H R-4-A 124/40-135 Tinton Pines (Afforable Housing) 17

I R-3-I 101.07/10, 
101.06/24

Carney (Affordale Housing) 32

SUMMARY OF RECENT DEVELOPMENT & REDEVELOPMENT 
WITHIN THE PRIMARY STUDY AREA

SOURCES: MONMOUTH COUNTY ZONING COMPOSITE, 2020; NJDOT 2020; NJDCA, 2020; HOUSING PLAN 
ELEMENT AND FAIR SHARE PLANS FOR TINTON FALLS BOROUGH, 2019; TINTON FALLS ZONING MAP -2021;  
MONMOUTH COUNTY DIVISION OF PLANNING QUARTERLY DEVELOPMENT REPORTS, 2021.

DEMOGRAPHICS, 
HOUSING, & LAND USE

Population: 19,181
Median Age: 47.6
Median Household Income: $95,927
Total Housing Units: 8,972

SOURCE: MONMOUTH COUNTY AT-A-GLANCE, 2022

1 mile

PRIMARY STUDY AREA

3,000-FT NOTIFICATION BOUNDARY

HOUSING & 
REDEVELOPMENT

RECENT AFFORDABLE HOUSING

AREA IN NEED OF REDEVELOPMENT

AREA IN NEED OF REHABILITATIONSINGLE FAMILY ZONING

MULTI-FAMILY ZONING

Study Area

Tinton Falls 
Borough

4 miles

TINTON FALLS BOROUGH
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HOUSING & REDEVELOPMENT
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FARMINGDALE 
BOROUGH

PRIMARY STUDY AREA

3,000-FT NOTIFICATION BOUNDARY

HOUSING & 
REDEVELOPMENT

RECENT AFFORDABLE HOUSING

AREA IN NEED OF REDEVELOPMENT

AREA IN NEED OF REHABILITATION

SINGLE FAMILY ZONING

MULTI-FAMILY ZONING
FARMING-

DALE

NEXT STEPS TO COMPATIBILITY PLANNING STUDY 
MONMOUTH COUNTY, NEW JERSEY

3.0 LAND USE 
COMPATIBILITY ANALYSIS

NWS EARLENWS EARLE

195

MANASQUAN 
RESERVOIR

AA

Zone Block/Lot Name Total 
Units

A ML8 184/ 7, 8, 
9, 10 and 
14

Elon Associates 
Site (Affordable 
Housing)

79

SUMMARY OF RECENT 
DEVELOPMENT & REDEVELOPMENT 
WITHIN THE PRIMARY STUDY AREA

SOURCES: MONMOUTH COUNTY ZONING 
COMPOSITE (2020); NJDOT 2020; HOUSING 
PLAN ELEMENT AND FAIR SHARE PLANS FOR 
HOWELL TOWNSHIP, 2019), 2021; MONMOUTH 
COUNTY DIVISION OF PLANNING QUARTERLY 
DEVELOPMENT REPORTS, 2021.

1 mile

DEMOGRAPHICS, 
HOUSING, & LAND USE

Population: 53,537
Median Age: 40.3
Median Household Income: $110,021
Total Housing Units: 19,694

SOURCE: MONMOUTH COUNTY AT-A-GLANCE, 2022

Study Area

Howell 
Township

4 milesHOWELL TOWNSHIP
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PRIMARY STUDY AREA

3,000-FT NOTIFICATION BOUNDARY

HOUSING & 
REDEVELOPMENT

RECENT AFFORDABLE HOUSING

AREA IN NEED OF REDEVELOPMENT

AREA IN NEED OF REHABILITATIONSINGLE FAMILY ZONING

MULTI-FAMILY ZONING

NEXT STEPS TO COMPATIBILITY PLANNING STUDY 
MONMOUTH COUNTY, NEW JERSEY
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3.0 LAND USE 
COMPATIBILITY ANALYSIS

NWS NWS 
EARLEEARLE

195

CC

BBAA

DD

GLENDOLA
 RESERVOIR

Zone Block/Lot Name Total 
Units

A AH3 913/2, 3, and 
15

Schwartz Site 
(Affordable Housing)

300

B AH2 912/ 2 and 
4.02

American Properties 
(Affordable Housing)

157

C AH7 930/6 and 18 Mack-Cali Project 
(Affordable Housing)

340

D Proposed 
New Zone: 
AH6

909/1 AH6: Zone Affordable 
Housing/Age 
Restricted 

TBD

SUMMARY OF RECENT 
DEVELOPMENT & REDEVELOPMENT 
WITHIN THE PRIMARY STUDY AREA

SOURCES: MONMOUTH COUNTY ZONING COMPOSITE (2020); NJDCA, 2020 NJDOT 2020; HOUSING PLAN 
ELEMENT AND FAIR SHARE PLANS FOR WALL TOWNSHIP (DRAFT), 2021; MONMOUTH COUNTY DIVISION OF 
PLANNING QUARTERLY DEVELOPMENT REPORTS, 2021.

1 mile

DEMOGRAPHICS, 
HOUSING, & LAND USE

Population: 26,525
Median Age: 49.1
Median Household Income: $115,442
Total Housing Units: 10,838

SOURCE: MONMOUTH COUNTY AT-A-GLANCE, 2022
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4 miles
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TINTON TINTON 
FALLS FALLS 
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NWS NWS 
EARLEEARLE  
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HOOK
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34
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524
SPUR

549
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Project 
Municipalities

Monmouth 
County

10 miles

This map shows potential sea-level rise inundation of 3, 5 and 
7-feet above current Mean Higher High Water (MHHW) for the area. 
These maps show potential sea-level rise inundation, not the exact
location, and does not account for erosion, subsidence, or future
construction. Inundation is shown as it would appear during the
highest high tides (excludes wind-driven tides) with the sea-level
rise amount. Areas that are hydrologically connected to the ocean
are shown in shades of blue (darker blue = greater depth). Low-lying 
areas, displayed in green, are hydrologically “unconnected” areas
that may also flood.
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The Project Team diagramed FEMA’s Flood Hazard Areas 
for the project municipalities. New Jersey Department of 
Environmental Protection (DEP) and the State Building Code 
regulates development within FEMA’s Special Flood Hazard 
Area (SFHA).

SOURCES: FLOOD HAZARD AREAS ARE A COMPOSITE 
OF FEMA EFFECTIVE FIRMS (06/20/2018) AND 
PRELIMINARY FIRMS (01/30/2015); NJDOT 2020; 
NJDEP NHD WATERBODIES, 2010.

1 mile

FEMA FLOOD HAZARD & 
WETLANDS

ZONE VE 

REGULATORY FLOODWAY

ZONE A, AE, AO, AH

ZONE X

1% ANNUAL CHANCE FLOOD (SFHA)

0.2% ANNUAL CHANCE FLOOD

ENVIRONMENTAL 
CONSTRAINTS 
FEMA FLOOD HAZARD AREA

MUNICIPAL BOUNDARY

MAJOR ROADWAY

PRIMARY STUDY AREA

3,000-FT NOTIFICATION BOUNDARY

RESTRICTED AREA

AT
LA

NT
IC

  O
CE

AN

RARITAN  BAY

195

9

38



COLTS NECKCOLTS NECK
TOWNSHIPTOWNSHIP

TINTON TINTON 
FALLS FALLS 

BOROUGHBOROUGH

NWS NWS 
EARLEEARLE  

MIDDLETOWN MIDDLETOWN 
TOWNSHIPTOWNSHIP

SANDY 
HOOK

FARMI-
NGD-
   ALE 

HOWELL HOWELL 
TOWNSHIPTOWNSHIP

OCEAN COUNTY

524

547

537

524

547

35

36

18

34

33

34

18

524
SPUR

549

520

Project 
Municipalities

Monmouth 
County

10 miles

PRIMARY STUDY AREA

3,000-FT NOTIFICATION BOUNDARY

While wildfire risk was not discussed in JLUS 2017, High, Very High, 
and Extreme Wildfire Fuel Hazard Areas are located within the Primary 
Study Area. According to the Monmouth County Multi-Jurisdictional 
Hazard Mitigation Plan (2020), Monmouth County has on average about 
50 wildfire events per year, although most are fairly small and burn less 
than one acre. These diagrams map New Jersey DEP’s Wildfire Fuel 
Hazard Area data, which rank wildfire risk from 1 - Low  to 5 - Extreme. 
Rankings 6 - Urban, 7 - Agriculture, and 8 - Barren Land are reflected in 
the white areas.
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SOURCES: NJFFS, NJDEP WILDFIRE FUEL 
HAZARD AREAS, 2009; NJDOT, 2020; NJDEP NHD 
WATERBODY, 2010.
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3.0 LAND USE 
COMPATIBILITY ANALYSIS

SOURCES: NJFFS, NJDEP WILDFIRE FUEL 
HAZARD AREAS, 2009; NJDOT, 2020; NJDEP NHD 
WATERBODY, 2010.
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HAZARD AREAS, 2009; NJDOT, 2020; NJDEP NHD 
WATERBODY, 2010.
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SOURCES: NJFFS, NJDEP WILDFIRE FUEL 
HAZARD AREAS, 2009; NJDOT, 2020; NJDEP NHD 
WATERBODY, 2010.
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SOURCES: NJFFS, NJDEP WILDFIRE FUEL 
HAZARD AREAS, 2009; NJDOT, 2020; NJDEP NHD 
WATERBODY, 2010.
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The Project Team mapped environmental opportunities within the 
Primary Study Area, including Monmouth County Park System (MCPS) 
and its partners’ potential open space acquisition projects, county 
and municipal target farms for preservation, existing open space, and 
preserved farmland. The inset map below shows the Readiness and 
Environmental Protection Integration Program (REPI) Grant Priority 
Areas which is a federal program to preserve land near military 
installations.
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SOURCES: NJDEP STATE LOCAL AND NONPROFIT 
OPEN SPACE, 2021; NJFPP NEW JERSEY FARMLAND 
PRESERVATION, 2021; COUNTY INCENTIVE GRANT 
(PIG) TARGET FARMS, 2021; MUNICIPAL PLANNING 
INCENTIVE GRANT (PIG) TARGET FARMS, 2021; 
MONMOUTH COUNTY OPEN SPACE PLAN, 2019.
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OPEN SPACE, 2021; NJFPP NEW JERSEY FARMLAND 
PRESERVATION, 2021; COUNTY INCENTIVE GRANT 
(PIG) TARGET FARMS, 2021; MUNICIPAL PLANNING 
INCENTIVE GRANT (PIG) TARGET FARMS, 2021; 
MONMOUTH COUNTY OPEN SPACE PLAN, 2019.
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PRESERVATION, 2021; COUNTY INCENTIVE GRANT 
(PIG) TARGET FARMS, 2021; MUNICIPAL PLANNING 
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The Project Team mapped mobility and connectivity within the Primary 
Study Area including DoD’s Strategic Highway Network (STRAHNET), 
NWS Earle’s pier in relation to the navigable channels on the Raritan 
Bayshore, evacuation routes, bus routes, and NJ Transit passenger rail 
lines. The DoD’s STRAHNET is a system of roads deemed necessary 
for emergency mobilization and peacetime movement of heavy armor, 
fuel, ammunition, repair parts, food, and other commodities to support 
U.S. military operations. The STRAHNET runs through portions of 
Howell, Colts Neck, and Wall townships. 
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4.0 TOOLBOX OF LAND USE 
SOLUTIONS  
4.1 INTRODUCTION 
This section describes land use planning tools and 
solutions available to municipalities to help achieve a 
desired level of compatibility with NWS Earle’s mission. 
These tools should be implemented in coordination with 
other municipalities, Monmouth County, and/or NWS Earle. 
The Project Team developed this toolbox through a 
combination of stakeholder outreach, a precedent review 
of other land use compatibility studies, and the Land Use 
Compatibility Analysis.  

The toolbox was created after the Project Team met with 
the stakeholders to review recent planning studies, land 
use regulations, and development since JLUS 2017. After 
gaining a better understanding of recent development 
trends within each municipality, the Project Team updated 
and refined its initial findings and started drafting tools and 
solutions to encourage more compatible land use. The 
Project Team researched planning studies and land use 
regulations from military communities throughout the 
country that are similar to NWS Earle. Lastly, the Project 
Team also conducted a regional analysis of land use 
compatibility which identified opportunities for new 
development that is compatible with NWS Earle’s mission 
and does not create potential encroachment challenges. 

Once the land use tools and solutions were drafted, the 
Project Team met with stakeholders during a second set of 
meetings to determine the best ways to incorporate land 
use compatibility into local policy, planning, and 
regulations.  The Project Team also reviewed the feasibility 
of implementation of the tools and solutions and made 
revisions to the toolkit based on the stakeholder outreach. 

The toolbox is organized into three categories and focuses 
on land use tools and solutions for areas where 
development and redevelopment are most likely to occur 
and where less compatible uses are already permitted, as 
identified in Section 3.0 Land Use Compatibility Analysis. 
The three categories include the following: 

• Policy and Planning
• Regulatory
• Outreach, Coordination, and Technical Assistance

Each of the land use tools and solutions presented in this 
section are summarized by category in Table 4.1- 1 
Summary of Land Use Solutions.  

The toolbox focuses on land use tools and solutions 
for areas where development and redevelopment are 
most likely to occur and where less compatible uses 
are already permitted, as identified in Section 3.0 
Land Use Compatibility Analysis.  
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TABLE 4.1-1 SUMMARY OF LAND USE SOLUTIONS 
POLICY AND PLANNING 
Master Plan integration Municipalities and Monmouth County should consider integrating findings 

from JLUS 2017 and this Next Steps Study into master plans and reexamination 
reports, including the creation of specific goals and objectives to recognize 
NWS Earle’s mission readiness activities. Integrating land use compatibility 
surrounding NWS Earle into master plans lays the policy groundwork to support 
zoning changes that encourage land use compatibility. 

Wildfire and resilience 
integration 

Recent updates to New Jersey’s MLUL require municipalities to include a 
climate change-related hazard vulnerability assessment in their land use plan 
elements to analyze current and future threats associated with climate change-
related natural hazards. While the law does not specifically mention wildfire 
risk, municipalities should consider incorporating the wildfire risk and 
vulnerability from the Monmouth County Hazard Mitigation Plan (2020) or the 
2019 New Jersey State Hazard Mitigation Plan when developing their climate 
change-related vulnerability assessments due to the high risk of wildfire near 
NWS Earle (according to New Jersey DEP’s Wildfire Fuel Hazard Areas) and 
NWS Earle’s storage and transfer of ammunition. 

Open space and farmland 
preservation integration 

Municipalities should consider integrating their open space and farmland 
preservation plans with land use compatibility studies, including the creation 
of specific objectives to support NWS Earle’s mission readiness activities. 
Integrating open space and farmland preservation with land use compatibility 
helps create a buffer surrounding NWS Earle to further mission sustainment 
and maintain public health, safety, and welfare. 

Partner with Monmouth 
County, Monmouth 
Conservation Foundation, and 
the DoD on land preservation 
projects 

Municipalities should pursue the purchase of conservation/agricultural 
easements and open space in order to help further mission sustainment goals 
identified in the JLUS 2017 and Next Steps Study. This can be accomplished 
through programs such as the Readiness and Environmental Protection 
Integration (REPI) Program, the State Agriculture Development Committee’s 
Farmland Preservation Program, and the New Jersey DEP’s Green Acres 
Program. 

Develop a corridor safety plan Municipalities should consider partnering with Monmouth County and other 
regional stakeholders to develop a Corridor Safety Plan along DoD’s Strategic 
Highway Network (STRAHNET) to mitigate human-based hazards along 
highway networks that NWS Earle uses to transport munitions. 

Adopt policies that support 
sound attenuation 

JLUS 2017 recommends conducting a noise study documenting sound levels 
and potential areas of impact from NWS Earle’s Explosive Ordnance Disposal 
(EOD) range to identify areas and municipalities that should be affected by 
higher and more disruptive noise levels. Municipalities should consider 
adopting policies supporting sound attenuation in all development in proximity 
to NWS Earle’s EOD range. 

Expand the analysis in this 
study to the other 
municipalities in JLUS 2017’s 
delineated Military Influence 
Area 

Review changes in zoning compatibility (as identified in JLUS 2017) and share 
this toolbox of land use solutions with municipalities located within JLUS 
2017’s delineated Military Influence Area to increase regional land use 
compatibility with NWS Earle. Those municipalities include Atlantic Highlands 
Borough, Eatontown Borough, Farmingdale Borough, Freehold Township, 
Highlands Borough, Keansburg Borough, Neptune Township, and Ocean 
Township. 
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REGULATORY 
Update municipal zoning to 
ensure compatibility with NWS 
Earle’s mission and JLUS 
2017 

Municipalities should consider updating municipal zoning within NWS Earle’s 
3,000-foot notification boundary to remove uses that are “less compatible” (as 
identified in JLUS 2017) from being permitted as of right. Zoning updates 
should be accomplished through the creation of new overlay zones or by 
amending existing zoning regulations. 

Update local subdivision 
regulations to enhance 
disclosure 

Municipalities should consider requiring major subdivision applications to 
indicate distance from NWS Earle, its rail corridor, and its pier to ensure that 
applicants are aware of the potential hazards and associated risks surrounding 
NWS Earle. 

Update site plan review 
checklist  

Municipalities should consider updating their site plan review checklists to note 
if “less compatible” uses (as defined by JLUS 2017) are being proposed in the 
application for sites within NWS Earle’s 3,000-foot notification boundary. This 
requirement will encourage municipalities to consider land use compatibility 
with NWS Earle in their decisions to approve or deny a site plan application near 
the base. 

Adopt policies that require 
notification to NWS Earle past 
the 3,000-foot requirement 

New Jersey’s MLUL requires municipalities to provide notice to NWS Earle 
personnel for any development application within 3,000 feet of the base. 
Municipalities should consider expanding the notification requirement to 
include the Primary Study Area. 

Review building permit 
applications to ensure new 
structures do not encroach on 
NWS Earle or impede the 
base’s mission 

Municipalities should consider reviewing building permit applications to ensure 
new structures do not encroach on NWS Earle or impede the base’s mission. 
Land use officials should then be encouraged to verify compliance through site 
inspections prior to signing off on the permits and certificates of occupancy.  

Coordinate with NWS Earle on 
civilian encroachment 

Municipalities should consider coordinating with NWS Earle on documenting 
where civilian encroachment is occurring on government-owned lands and 
addressing compliance with local regulations. 

OUTREACH, COORDINATION, AND TECHNICAL ASSISTANCE 
Develop an implementation 
tracking sheet of land use 
compatibility solutions  

Municipalities should consider establishing an implementation tracking sheet 
of solutions and mitigation measures from both the JLUS 2017, this Next Steps 
Study, and any land use solutions that come from future coordination to 
communicate positive changes that have taken place surrounding a DoD 
facility. 

Establish a voluntary 
committee and/or working 
group to advance land use 
compatibility  

Municipalities should consider establishing a voluntary committee and/or a 
working group to advocate and pursue implementation of the land use 
solutions from JLUS 2017, this Next Steps Study, and other land use 
compatibility studies as appropriate. Activities should include meeting annually 
with conservation partners to identify potential overlap between their areas of 
interest/preservation goals.  

Strengthen open lines of 
communication with NWS 
Earle 

New Jersey’s MLUL requires municipalities to provide notice to NWS Earle 
personnel for any development application within 3,000-foot of NWS Earle. 
However, due to the lengthy hard copy notification process, NWS Earle is often 
not notified of an application until after it is approved by the town. 
Municipalities should consider expanding this requirement to provide an 
electronic notice to NWS Earle on any hearing of a major subdivision or site 
plan application within the 3,000-foot notification boundary to better engage 
NWS Earle in the review process, thereby more closely meeting the intent and 
spirit of the MLUL requirement. 
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OUTREACH, COORDINATION, AND TECHNICAL ASSISTANCE (CONTINUED) 
Include NWS Earle as an ex-
officio, non-voting member of 
the local planning board, 
zoning board, and/or 
environmental commission 
board 

Municipalities should consider including a representative from NWS Earle as 
an ex-officio, non-voting member of the local planning board, zoning board, 
and/or environmental commission board to better engage NWS Earle in the 
review process.  

Increase public awareness of 
land use compatibility by 
providing information on 
municipal websites 

Municipalities should consider providing information on their municipal 
websites on land use compatibility with NWS Earle to increase public 
awareness of the JLUS 2017 and this study. Information should include 
municipality-specific plans, policies, and coordination with NWS Earle. 

Enhance the Monmouth 
County JLUS webpage 

Expand upon and revise the Monmouth County Division of Planning JLUS 
webpage to include documents and resources related to this toolbox and study. 
Include links to other similar efforts across the country such as the work of the 
Maryland Department of Planning. 

Enhance the Monmouth 
County GIS self-service 
mapping application  

Add NWS Earle-related GIS layers to the county’s self-service mapping 
application such as the 3,000-foot notification boundary and the Military 
Influence Area delineated in JLUS 2017.   

Coordinate military 
boundaries with New Jersey 
Department of Consumer 
Affairs (DCA)  

Coordinate with New Jersey DCA to incorporate the 3,000-foot notification 
boundary and Primary Study Area when calculating future affordable housing 
obligations. Currently, affordable housing obligations do not take into 
consideration NWS Earle and the risk of significant increase in residential and 
commercial development abutting the safety arcs of the base.  

Strengthen partnerships with 
NWS Earle and Monmouth 
County 

Municipalities should consider partnering with NWS Earle and Monmouth 
County to create a one-stop online portal for information related to land use 
compatibility with NWS Earle’s mission readiness activities. This would include 
ongoing agreements, plans, tools, and resources to advance local partnerships 
and plan integration.  
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4.2 PLANNING AND POLICY 
The first category of land use tools and solutions include 
integrating land use compatibility into local planning and 
policy. 

4.2.1 MASTER PLAN INTEGRATION 
Municipalities and Monmouth County should consider 
integrating findings from JLUS 2017 and this Next Steps 
Study into master plans and reexamination reports, 
including the creation of specific goals and objectives to 
recognize NWS Earle’s mission readiness activities. 

The New Jersey Municipal Land Use Law (MLUL) Land Use 
Plan Element Requirements (§ 40:55D-28) currently require 
municipalities to update their land use plans “showing the 
existing and proposed location of military facilities and 
incorporating strategies to minimize undue encroachment 
upon, and conflicts with, military facilities, including but not 
limited to:  limiting heights of buildings and structures 
nearby flight paths or sight lines of aircraft;  buffering 
residential areas from noise associated with a military 
facility;  and allowing for the potential expansion of military 
facilities.” 

In addition to the MLUL requirements, municipalities 
should consider further integrating land use compatibility 
into local master plans to lay the policy groundwork to 
support zoning changes that encourage land use 
compatibility. Municipalities can integrate findings from 
land use compatibility studies through the following: 

• Add goals and objectives to master plans to
encourage land use compatibility with NWS Earle’s
mission readiness activities.

• Adopt a stand-alone military land use
compatibility element to the local master plan.

This report’s precedent review of planning studies and land 
use regulations from military communities throughout the 
country assisted the Project Team in developing two 
potential goals with supporting objectives for municipal 
consideration when updating local master plans. A 
common trend in addressing land use compatibility in 
master plans includes providing a statement about the 
background of the military installation and land use 
compatibility. The following paragraphs include a sample 
background statement, compatibility context statement, 
goals, and objectives for land use compatibility with NWS 
Earle. 

Sample Background Statement: 
Since 1943, NWS Earle’s mission has been to 
provide ordnance for all Atlantic Fleet Carrier and 
Expeditionary Strike Groups and support strategic 
U.S. Department of Defense (DoD) ordnance 
requirements. It is the largest Weapons Station on 
the East Coast. It supplied most of the ammunition 
for the Normandy Invasion and 90% of all 
ammunition used for Operation Desert Storm. The 
facility encompasses a total of 11,851 acres in 
three major land parcels, a 17-mile Normandy 
Road/Rail Ammunition Transportation Corridor, 
and a 2.9-mile-long Pier Complex in Raritan/Sandy 
Hook Bay. NWS Earle is an active military 
installation that has been in operation since 1943.  

Sample Compatibility Context Statement: 
Naval Weapons Station (NWS) Earle Joint Land Use 
Study, Monmouth County, New Jersey (JLUS 2017) 
evaluated the compatibility of lands in the vicinity 
of NWS Earle. The Next Steps to Compatibility 
Planning Study, Monmouth County (Next Steps 
Study) expands on JLUS 2017 to create a toolbox 
of land use tools and solutions to guide new 
civilian land use decisions to be compatible with 
the continued operational utility of the military 
installation. A recommendation from the Next 
Steps Study was to add a goal and objectives to 
local master plans to support military 
compatibility.  

Sample Master Plan Goal #1: 
Mitigate or avoid encroachment associated with 
land uses and development with the 3,000-foot 
notification boundary to demonstrate commitment 
and support of current and future military missions 
at NWS Earle. 

Sample Master Plan Goal #1 Objectives: 
1. Identify the 3,000-foot notification boundary in

zoning maps.
2. Review and update development ordinances to

ensure that they do not conflict with the
continued viability of NWS Earle and adopted
land use compatibility studies.

3. Incorporate land use compatibility
considerations into development review
checklists.
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Sample Master Plan Goal #2: 
Increase coordination and communication 
regarding the mission and the associated impacts 
within the 3,000-foot notification boundary. 

Sample Master Plan Goal #2’s Objectives: 
1. Coordinate with NWS Earle and other agencies

and organizations that encourage preservation
and conservation and protection efforts of
natural systems for areas surrounding NWS
Earle.

2. Update local subdivision regulations to
enhance disclosure of properties’ proximity to
NWS Earle.

3. Participate in public education programs
regarding NWS Earle’s missions.

The intent of the stand-alone military compatibility element 
is the integration of existing plans and studies, including 
land use compatibility studies, to demonstrate a 
jurisdiction’s commitment to support NWS Earle’s current 
and future military operations. Nationally, stand-alone 
military compatibility elements in local master plans have 
been successful. One such example of an adopted element 
can be found in the City of Oxnard, California 2030 General 
Plan. Chapter 7, Military Compatibility, is a state-
recommended element focused on the city’s geographic 
and functional relationship to the Naval Base Ventura 
County’s facilities (including Naval Air Station Point Mugu) 
and operations. The chapter demonstrates the city’s 
commitment to and support of current and future missions 
by setting goals and establishing policies that consider the 
impact of Oxnard’s development decisions on military 
readiness activities.  

4.2.2 WILDFIRE AND RESILIENCE INTEGRATION 
Municipalities should consider integrating wildfire risk 
when updating the land use plan elements within their 
master plans. 

Recent updates to New Jersey’s MLUL require 
municipalities to include a climate change-related hazard 
vulnerability assessment in their land use plan elements to 
analyze current and future threats associated with climate 
change-related natural hazards. This includes increased 
temperatures, drought, flooding, hurricanes, and sea level 
rise. While the state law does not specifically mention 
wildfire risk, municipalities should consider also assessing 
wildfire risk when developing their climate change-related 
vulnerability assessments. The risk of wildfire is important 

for municipalities to address due to the high risk of wildfire 
near NWS Earle (according to New Jersey DEP’s Wildfire 
Fuel Hazard Areas) and NWS Earle’s storage and transfer 
of ammunition. The risk and vulnerability analysis of 
wildfire risk is currently available in the Monmouth County 
Multi-Jurisdictional Hazard Mitigation Plan (2020) and the 
New Jersey State Hazard Mitigation Plan (2019).  

Potential natural infrastructure solutions to advance 
military installation resilience to wildfire risk include 
conducting prescribed burns and removing hazardous fuel 
loads. For instance, at Warren Grove Range in the New 
Jersey Pinelands, controlled burns are necessary to 
manage forest undergrowth. Using Readiness and 
Environmental Protection Integration Program (REPI) 
funding, Warren Grove Range has established buffer lands 
around the installation to conduct controlled burnings to 
reduce wildfire risk and promote mission sustainment. 

In the Department of Defense Climate Adaptation Plan 
(2021) the DoD recognizes wildfire as one of eight climate 
hazards the military faces. Notably, the DoD has identified 
climate change as a critical national security threat and has 
developed a DoD Climate Assessment Tool (DCAT) to 
provide a screening tool for installation personnel. The goal 
is to increase understanding of local climate-related 
hazards in relation to other installations throughout DoD’s 
footprint. The 2021 Interim National Security Guidance 
states that reducing the impacts of climate change and 
extreme weather events on military readiness is a top 
priority for the DoD. In addition to less compatible 
development and habitat loss, climate change poses a 
significant encroachment threat to the DoD. As a result, in 
2019, Congress expanded REPI’s primary legal authority 
(10 U.S.C. § 2684a) to add climate change mitigation as a 
REPI Program core focus. The REPI program now has the 
authority to fund projects that build “military installation 
resilience,” defined as “the ability of an installation to 
withstand extreme weather events or changes in 
environmental conditions,” by enhancing and protecting 
off-base natural infrastructure. 

Additional strategies to reduce wildfire risk that can be 
implemented by municipalities include the following: 

• Wildland-Urban Interface Code: develop specific
design guidelines and development review
procedures for new construction, replacement,
relocation, and substantial improvement in wildfire
hazard areas in collaboration with fire protection
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agencies. The City of Colorado Springs, Colorado, 
passed an ordinance containing a wildland-urban 
interface code on mitigation requirements within 
an overlay zone. The Project Team modified the 
model ordinance to be applicable for 
municipalities to use, including a note that 
municipalities could collaborate with NWS Earle 
when writing to sync up on best practices, identify 
zones of concern, etc. This model ordinance is 
located in Appendix B – Model Ordinances and 
Resolutions.  

• Wildfire Mitigation and Prevention Advisory
Committee: provides consultation to a local fire
department for wildfire mitigation, prevention, and
evacuation planning efforts (a sample resolution
for an advisory committee is located in Appendix B
– Model Ordinances and Resolutions).

• Require or Encourage Fire-resistant Construction
Techniques: encourage the use of non-
combustible materials, fire-resistant roofing and
building materials, enclosing foundations, and the
use of functional shutters on windows for new
construction in wildfire hazard areas. Prohibit
wooden shingles and wood shake roofs.

• Firewise Program: participation encourages
residents to take action to prevent wildfire.

• Retrofit At-risk Structures with Ignition-resistant
Materials: retrofit existing buildings to conform to
ignition-resistant construction standards.
Purchase and install external, structure-specific
water hydration systems, dedicated power
sources, and dedicated cisterns if no water source
is available.

• Implement a Fuels Management Program: reduce
hazardous vegetative fuels through planting fire-
resistant vegetation, creating fuel/fire breaks, and
prescribed burning.

In addition to wildfire risk, JLUS 2017 included nine 
mitigation measures regarding climate resilience with the 
purpose of protecting NWS Earle and nearby community 
assets from storm surge, localized flooding, and 
inundation from sea level rise. Mitigation measures 
focused on the use of natural solutions for shoreline 
protection, intergovernmental coordination and plan 
integration on resilience projects, and the continued study 
of risks to critical assets and transportation corridors. 
These mitigation measures were advanced in subsequent 
county and regional plans, including the NJ FRAMES: Two 
Rivers, One Future Regional Resilience Adaptation Action 

Plan (2019), Raritan/Sandy Hook Bay Coastal Resilience 
Planning Study (2019), and Monmouth County Multi-
Jurisdictional Hazard Mitigation Plan (2020).  

The Two Rivers, One Future Regional Resilience Adaptation 
Action Plan (2019), created via the New Jersey Department 
of Environmental Protection (DEP)’s New Jersey Fostering 
Regional Adaptation Through Municipal Economic 
Scenarios (NJ FRAMES) project, is part of a multi-year risk 
assessment effort for the Two Rivers region in Monmouth 
County. The Two Rivers region includes 15 communities 
along the Shrewsbury and Navesink rivers, including 
Middletown Township and Tinton Falls Borough. The plan 
developed six strategies in response to a comprehensive 
risk analysis for the impacts of coastal storms and sea 
level rise on the region. These strategies are broadly in line 
with those in the JLUS 2017, focusing on protecting coastal 
infrastructure and critical facilities as well as fostering 
intergovernmental coordination through a Monmouth 
County Coastal Resilience Committee.  

The Raritan/Sandy Hook Bay Coastal Resilience Planning 
Study (2019) continued the work of JLUS 2017 with the 
purpose of selecting “coastal resilience projects that could 
improve the sustainability and resiliency of NWS Earle 
facilities and navigational channels; the US Army Corps of 
Engineers (ACE) projects; and the Bayshore municipalities 
from current and future coastal hazards.” This study 
focuses on the Monmouth County southern Raritan/Sandy 
Hook Bayshore, which includes Middletown Township. The 
study develops concept plans for 11 proposed coastal 
resilience projects in the Raritan Sandy Hook Bayshore 
region, including five projects in Middletown Township 
related to wetland restoration, beach stabilization, dune 
restoration, and the expansion of wave-attenuating oyster 
reefs landward of the NWS Earle Restricted Area.  

The coastal resilience projects developed as part of the 
Raritan/Sandy Hook Bay Coastal Resilience Planning Study 
(2019) were added to the mitigation strategy for Monmouth 
County as part of the Monmouth County Multi-Jurisdictional 
Hazard Mitigation Plan (2020), qualifying these projects for 
Federal Emergency Management Agency (FEMA) Hazard 
Mitigation Assistance (HMA) funding.  

Additionally, New Jersey DEP created the Resilient NJ: 
Local Planning for Climate Change Toolkit which 
inventories almost 300 activities that municipalities can 
utilize to confront climate change and build climate 
resilience through a Local Resilience Actions Matrix.  
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4.2.3 OPEN SPACE AND FARMLAND 
PRESERVATION INTEGRATION  
Municipalities should consider integrating their open space 
and farmland preservation plans with land use compatibility 
studies, including the creation of specific goals and 
objectives to support NWS Earle’s mission readiness 
activities. 

Open space acquisition and preservation near military 
installations both (1) creates a buffer surrounding military 
activities to further mission sustainment and maintain 
public health, safety, and welfare, and (2) protects and 
preserves agricultural or natural lands. Integrating goals 
and objectives in open space plans that align land use 
compatibility with NWS Earle’s mission can help to advance 
protection and preservation efforts. A sample open space 
and preservation goal is listed below. 

Potential Open Space and Preservation Goal: 
• Prioritize protection and preservation efforts within

the 3,000-foot notification boundary surrounding
NWS Earle to sustain NWS Earle’s mission.

Potential Objective: 
• Consult with conservation partners on an annual

basis in coordination with NWS Earle to identify
potential overlap between areas of
interest/preservation goals.

PARTNER WITH MONMOUTH COUNTY,
MONMOUTH CONSERVATION FOUNDATION, AND 
THE DOD ON LAND PRESERVATION PROJECTS 
Municipalities should pursue the purchase of 
conservation/agricultural easements and open space 
through programs such as the REPI Program, the State 
Agriculture Development Committee’s Farmland 
Preservation Program, and the New Jersey Department of 
Environmental Protection’s (DEP) Green Acres Program. 

Where conservation opportunities coincide, supported by 
the inclusion of goals and objectives within local open 
space and farmland plans, funding can be leveraged 
through conservation partners to ensure that key parcels 
are preserved as open space or working agricultural lands, 
and landowners are compensated. These partnerships 
should include the following: 

United States DoD: 
• REPI Program: In 2002, Congress recognized the

importance of land preservation near military
installations and established the REPI Program.
Monmouth County and Monmouth Conservation
Foundation currently have a $2.3 million REPI grant
from the U.S. Navy for land preservation projects in
a defined project area in the county (see the
Environmental Opportunity diagrams in Section
3.0).  During the planning process for this study,
members of the Project Team and NWS Earle
introduced the REPI Program to stakeholders and
discussed potential sites for preservation where
applicable. Benefits of the REPI grant include
protected water supply, conserved farmlands,
increased open space, improved security along
Normandy Road, decreased risk of public harm,
and decreased likelihood of flood damage. The
logistics of the MCF/County REPI land
preservation grant include identifying eligible
parcels, crafting a Deed of Easement that meets
the grantor, grantee, and NWS Earle needs, working
with willing and eligible landowners to purchase
conservation/agriculture easements,
orchestrating real estate transactions, and
matching REPI funds with County, municipal, non-
profit, and state monies. A sample REPI Deed of
Easement is located in Appendix C. The REPI
Program also funds natural resource restoration
projects, and Monmouth County is a partner with
the DEP, as well as Ocean and Burlington counties,
on a $1.9 million REPI grant to help multiple federal
installations. Projects include wetland restoration
in Middletown, shoreline stabilization in Leonardo,
beach nourishment and a living shoreline in
Keansburg, oyster castle T-groins and a living
shoreline in Island Beach State Park, and various
forest fire breaks.

New Jersey Department of Environmental Protection 
(DEP): 

• Green Acres Program: The goal of the Green Acres
Program is to acquire a system of interconnected
open spaces, whose protection will preserve and
enhance New Jersey's natural environment and its
historic, scenic, and recreational resources for
public use and enjoyment.
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State of New Jersey Department of Agriculture, State 
Agriculture Development Committee (SADC): 

• NJ Farmland Preservation Program: The program
provides incentives to landowners to encourage
farmland preservation across the state. This
program reserves lands for agricultural use only in
perpetuity.

Monmouth Conservation Foundation: a non-profit land 
trust that has been preserving land and protecting habitat 
in Monmouth County for over four decades.   

Monmouth County Farmland Preservation Program: A 
program that coordinates agricultural land preservation 
efforts in the county and supports agricultural economic 
development initiatives. The Farmland Preservation 
Program and Monmouth County Agriculture Development 
Board help maintain the viability of agriculture in the region 
by buying agricultural easements from interested 
landowners. The process retires the development rights to 
farms and ensures that the land remains devoted to 
agricultural use.  The County works in partnership with the 
SADC, local municipalities, nonprofits, and other 
government agencies. As of May 2021, Monmouth 
County’s Farmland Preservation Program has preserved 
about 16,272 acres of agricultural land, of which 837 acres 
are located within the 3,000-foot notification boundary 
surrounding NWS Earle.  

4.2.5 DEVELOP A CORRIDOR SAFETY PLAN 
Municipalities should consider partnering with Monmouth 
County and other regional stakeholders to develop a 
Corridor Safety Plan along DoD’s Strategic Highway 
Network (STRAHNET) to mitigate human-based hazards 
along highway networks that NWS Earle uses to transport 
munitions. 

The rail and highway network within the project 
municipalities is used by NWS Earle to transport munitions. 
The Normandy Road/Rail Corridor connects the Mainside 
installation to the Pier Complex through Middletown 
Township. The DoD STRAHNET is used by NWS Earle 
trucks to transport munitions and includes a portion of 
Route 34, Interstate 195, and Route 9 in the townships of 
Colts Neck, Howell, and Wall. Developing a corridor safety 
plan, in partnership with regional agencies such as 
Monmouth County, New Jersey Department of 
Transportation (DOT), and North Jersey Transportation 
Planning Authority (NJTPA), can help to address high 
development density, high traffic accident areas, and other 

safety concerns, and emergency evacuation routes related 
to the rail and highway network.  

The Military Ocean Terminal Sunny Point (MOTSU) Joint 
Land Use Study (2019), located in North Carolina, 
encourages military communities to develop corridor 
safety plans along rail lines where munitions are 
transported (similar to NWS Earle) to address development 
density and the need to evacuate quickly from the area. The 
study also encouraged MOTSU’s rail, highway, and 
maritime transportation needs to be reflected in regional 
transportation plans and to work with North Carolina 
Department of Transportation (NCDOT) to eliminate 
flooding issues along the highway access routes to MOTSU 
to ensure continuous access to the installation. The 
mitigation measures discussed in MOTSU’s JLUS 2019 can 
be elements of a municipal corridor safety study. 

Though industrial uses and warehouses are generally 
considered compatible in the areas near NWS Earle, the 
increase in e-commerce has led to exponential growth in 
the warehousing market, which, in turn, has increased the 
volume of shipping trucks using rail and highway networks. 
Municipalities should consider creating a corridor safety 
plan that uses Institute of Transportation Engineers (ITE) 
Trip Generation Manual to estimate the number of daily 
trips that will be generated by the facilities to estimate 
expected traffic volume and identify related safety 
concerns.  

NWS Seal Beach Joint Land Use Study (2019), located in 
California, identifies a concern related to the compatibility 
of nearby land uses, especially near the wharf area. The 
study states that there is a safety risk element associated 
with the NWS Seal Beach’s mission, and as such the 
installation is required to have land free and clear of safety 
hazards to facilitate the safe storage, logistics, and 
transport of munitions. 

Each of these resources is recommended as a best 
practice that is successfully in use elsewhere and which 
could be utilized as a starting point or lesson learned for 
similar efforts surrounding NWS Earle. 

4.2.6 ADOPT POLICIES THAT SUPPORT SOUND 
ATTENUATION  
Municipalities should consider adopting policies supporting 
sound attenuation in all development in proximity to NWS 
Earle’s EOD range. 
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JLUS 2017 suggests conducting a noise study 
documenting sound levels and potential areas in proximity 
to NWS Earle’s EOD range to identify areas and 
municipalities that may be affected by higher and more 
disruptive noise levels. Once the data is available, the 
installation and impacted municipalities should consider a 
plan of action to mitigate adverse effects. 

Standardized sound attenuation measures are one means 
by which such adverse effects could be addressed. The 
City of San Antonio, which is home to several military 
installations, developed a Military Sound Attenuation 
Overlay (MSAO) zone. Within the MSAO zone, residences 
and noise sensitive structures (e.g., facilities for religious 
worship, schools, etc.) must comply with special building 
standards that are designed to lessen external noise 
audible within the interior of the structures. The intent of 
the MSAO is to reduce the impacts of military operational 
noise through sound attenuation measures implemented 
during construction or structural renovation. Notably, the 
MSAO regulations are not retroactive unless an existing 
structure is altered for more than 50 percent of the 
replacement cost. A model ordinance for developing a 
MSAO Zone is located in Appendix B – Model Ordinances 
and Resolutions. 

Similarly, a Technical Review of Operational Noise 
Assessment and Land Use Compatibility for Surrounding 
Joint Base San Antonio Medina Annex suggests creating 
noise level reduction standards in the design and 
construction of any new development in areas off-base 
that are affected by EOD operational noise. Though the 
noise zones associated with the EOD range do not have 
specific land use mitigation measures in formal DoD 
regulations, the report notes that disclosures and sound 
attenuation standards can help to mitigate friction caused 
by disruptive noise levels.  

Once a noise study documenting sound levels and potential 
areas in proximity to NWS Earle’s EOD range is completed, 
municipalities should consider adopting the following 
sound attenuation policies: 

• Develop sound attenuation building standards.
• Develop sound attenuation for noise sensitive land

uses.
• Adopt building and statewide code requirements

incorporating sound attenuation measures.
• Amend zoning ordinances to incorporate

compatible land use guidelines and sound
attenuation measures.

• Develop a voluntary sound attenuation retrofit
program for noise sensitive uses. DoD has
additional information on Community Noise
Mitigation initiative located on their website. For
fiscal year 2022, the Defense Funding Bill
authorized $75M for communities to implement
noise mitigation tools.

4.2.7 EXPAND THE ANALYSIS IN THIS STUDY TO 
THE OTHER MUNICIPALITIES IN JLUS 2017’S 
DELINEATED MILITARY INFLUENCE AREA 
Review changes in zoning compatibility (as identified in 
JLUS 2017) and share this toolbox of land use solutions 
with municipalities located within JLUS 2017’s delineated 
Military Influence Area to increase regional land use 
compatibility with NWS Earle.  

Monmouth County can expand the land compatibility 
analysis conducted in this study by assisting other 
municipalities located within JLUS 2017’s delineated 
Military Influence Area review changes in zoning 
compatibility (as identified in JLUS 2017) and provide this 
toolbox of land use solutions for implementation. The 
municipalities located within JLUS 2017’s delineated 
Military Influence Area include Atlantic Highlands Borough, 
Eatontown Borough, Farmingdale Borough, Freehold 
Township, Highlands Borough, Keansburg Borough, 
Neptune Township, and Ocean Township. 

4.3 REGULATORY 
The second category of land use tools and solutions 
includes integrating compatibility into local regulations. 

4.3.1 UPDATE MUNICIPAL ORDINANCES TO 
ENSURE COMPATIBILITY WITH NWS EARLE’S 
MISSION AND JLUS 2017 
Municipalities should consider updating municipal zoning 
within the NWS Earle’s 3,000-foot notification boundary to 
remove uses that are “less compatible” (as identified in 
JLUS 2017) from being permitted as of right. Zoning 
updates should be done through the creation of new overlay 
zones or by amending existing zoning regulations. 

Overlay zoning is a land use tool that creates a special 
zoning district which applies in addition to a parcel’s base 
zoning. Overlay zoning establishes additional provisions to 
regulate development standards and establishes limits on 
land use. Overlay zoning can be implemented in a tiered 
system, where the area nearest to NWS Earle has the most 
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restrictions on development (e.g., the 3,000-foot 
notification boundary), and the area furthest from NWS 
Earle has the least number of restrictions (e.g., outside of 
both the 3,000-foot notification boundary and the Primary 
Study Area). 

Municipalities can regulate development through overlay 
zones that prohibit the following uses: 

• “Less compatible” uses, including “multi-family
housing; institutional uses such as schools and
hospitals; residential uses that serve vulnerable
populations (such as assisted living facilities); and
land uses involving large congregations of people
for long periods of time” (JLUS 2017).

• Non-residential uses that concentrate more than a
certain number of people per acre.

In addition to prohibiting certain uses, municipalities can 
regulate permitted uses through the implementation of 
development standards, such as a maximum building 
footprint, maximum gross acreage lot coverage, minimum 
yard setbacks, and maximum density. 

As previously mentioned, the Project Team engaged in a 
precedent review of planning studies and land use 
regulations from military communities throughout the 
country to draft model ordinance language for 
municipalities to consider for implementation. The Project 
Team presented case studies to stakeholders and revised 
the model ordinances to address stakeholder comments, 
in order for the overlay zones to be feasible and applicable 
to the project municipalities. 

The Project Team developed the NWS Earle Military 
Overlay Zone model ordinance, which can be found in 
Appendix B – Model Ordinances and Resolutions. This 
model ordinance includes the following sections: 

• NWS Earle – Background
• NWS Earle Military Overlay Zone - Purpose
• Applicability
• Uses and Development Standards for the NWS

Earle Military Overlay Zone
• Review Process and Standards for Permits and

Conditional Use Permits within an NWS Earle
Military Overlay Zone– Application of Reasonable
Conditions

• Use Chart Integrating NWS Earle Military Overlay
Zone to Provisions.

The NWS Earle Military Overlay Zone model ordinance 
proposes the boundaries of a tiered overlay zone; however, 
municipalities should select the appropriate boundary 
based on the operational impacts within or near their 
jurisdictional boundaries. The two tiers proposed in the 
model ordinance include the following: 

• Military Overlay Zone 1: land area located within
NWS Earle and the 3,000-foot notification
boundary.

• Military Overlay Zone 2: land area within between
the 3,000-ft notification boundary and the extent of
the Primary Study Area.

Since Military Overlay Zone 1 is within the closest buffer of 
NWS Earle, the proposed uses and development standards 
should be the strictest. Military Overlay Zone 2 is the 
second tier from NWS Earle and although it may regulate 
land use more strictly than the parcel’s base, this zone 
should not be as strict as Military Overlay Zone 1. 

Overall, both military overlay zones propose removing “less 
compatible” uses (as identified in JLUS 2017) as a 
permitted right in addition to non-residential uses that have 
high concentrations of civilians. Where non-residential 
uses are permitted in the underlying zoning, permitted uses 
must comply with specific development standards for the 
overlay zone. Similar to the boundary of the overlay zones, 
the decision of the number of people permitted and the 
specific development standards is based on the discretion 
of each municipality, although the model ordinance 
provides samples for consideration by the municipalities 
as a starting point.  

The two case studies used in the development of the model 
ordinances include the North Central Texas Council of 
Governments’ Regional Joint Land Use Study: Technical 
Appendix I. Model Military Overlay Zone Ordinance, (2017) 
and the State of Washington Department of Commerce’s 
Washington State Guidebook on Military and Community 
Compatibility (2019). 

4.3.2 UPDATE LOCAL SUBDIVISION REGULATIONS 
TO ENHANCE DISCLOSURE 
Municipalities should consider requiring major subdivision 
plats and site plans to indicate distance to NWS Earle, its 
rail corridor, and its pier. 

Although the New Jersey MLUL requires Notices of 
Application (§40:55D-12.4) to the Navy-appointed 
Community Plans and Liaison Officer (CPLO) for any 
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development application within 3,000 feet of NWS Earle, 
municipalities should also consider requiring preliminary 
and final major subdivision plats to indicate proximity to 
NWS Earle, its rail corridor, and its pier. This requirement 
will ensure that applicants are aware of the potential 
hazards and associated risks surrounding NWS Earle. 

A similar requirement was included in the Military Ocean 
Terminal Sunny Point (MOTSU) Joint Land Use Study 
(2019). MOTSU includes a rail corridor similar to NWS 
Earle. The MOTSU JLUS noted that, because some 
development activity might not be at a density or intensity 
that triggers notice to MOTSU, local governments should 
require an annotation describing proximity to the main 
terminal or any of its components on all final subdivision 
plats and require site plans, preliminary plats, and similar 
development submittals to include the same annotations. 
Such a tactic could be applied for land adjacent to 
Normandy Road and within close proximity of the pier. 

Appendix D – Sample Local Regulations includes revised 
local subdivision regulations with sample text for each 
municipality’s consideration to indicate distance to NWS 
Earle facilities.  

4.3.3 UPDATE SITE PLAN REVIEW CHECKLIST  
Municipalities should consider updating their site plan 
review checklists to note if “less compatible” uses as 
defined by JLUS 2017 are being proposed in the application 
for sites within NWS Earle’s 3,000- foot notification 
boundary. 

Incorporating land use compatibility into local site plan 
review checklists will encourage municipalities to consider 
land use compatibility with NWS Earle in their decisions to 
approve or deny a site plan application. At a minimum, 
flagging a less compatible use within the 3,000-foot 
notification boundary could develop into a pre-application 
meeting between the applicant, the municipality, and NWS 
Earle to ensure the application will preserve and protect the 
public health, safety, and welfare of those working and 
living near this active military installation. 

4.3.4 ADOPT POLICIES THAT REQUIRE 
NOTIFICATION TO NWS EARLE PAST THE 3,000-
FOOT REQUIREMENT  
New Jersey’s MLUL requires municipalities to provide 
notice to NWS Earle for any development application within 
the 3,000-foot notification boundary surrounding the 
installation. It is recommended that municipalities expand 

the notification requirement to include notifying NWS Earle 
of land use changes within the Primary Study Area (defined 
on page 2 of this study). 

In North Carolina, per General Statute §153A‑323 and 
§160A‑364, local governments must provide written notice
of proposed changes to a zoning ordinance to the
commander of a military base if the change would affect
the permitted uses of land located five miles or less from a
military base. The notification must occur no less than 10
days before a public hearing. If the military provides
comments or analysis regarding the ordinance’s
compatibility with military operations at the base, the board
of commissioners must consider the comments and
analysis before making a final determination on the
ordinance.

Similarly, municipalities can adopt stricter regulations than 
required in the MLUL to require notice within the Primary 
Study Area. By increasing awareness of local land use 
changes, local partnerships between municipalities and 
NWS Earle will be strengthened and can be leveraged for 
future funding opportunities. 

4.3.5 REVIEW BUILDING PERMIT APPLICATIONS TO 
ENSURE NEW STRUCTURES DO NOT ENCROACH ON 
NWS EARLE OR IMPEDE THE BASE’S MISSION  
Municipalities should consider reviewing building permit 
applications to ensure that new structures do not encroach 
on NWS Earle or impede the base’s mission. Land use 
officials are encouraged to verify compliance through site 
inspections prior to signing off on the permits and 
certificates of occupancy. 

During the Planning Process, NWS Earle explained that 
structures are currently encroaching onto the installation, 
especially residential decks. To address this concern, 
municipalities should review building permit applications 
to ensure new structures do not encroach on NWS Earle 
property and verify compliance through site inspections 
prior to signing off on the permits and certificates of 
occupancy.  

4.3.6 COORDINATE WITH NWS EARLE ON CIVILIAN 
ENCROACHMENT  
Municipalities should consider coordinating with NWS Earle 
on documenting where civilian encroachment is occurring 
on government-owned lands and addressing compliance 
with local regulations. 
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Municipalities should consider coordinating with NWS 
Earle to review recent or historic surveys delineating 
property lines for encroached parcels, share resources, and 
make recommendations on how to work with landowners 
to resolve the problems.   

The Minot Air Force Base Joint Land Use Study (2015) 
includes a strategy to address encroachment near the base 
by creating local zoning regulations that prohibit structures 
within military easements and deem existing structures as 
nonconforming and subject to removal following an 
acceptable amortization period. Municipalities should 
consider coordinating with NWS Earle on incorporating 
language into their local zoning regulations to include 
military easements (if applicable) and the removal of 
structures that are encroaching into NWS Earle’s property. 

4.4 OUTREACH, COMMUNICATION, & 
TECHNICAL ASSISTANCE  
In addition to the planning, policy, and regulatory tools and 
solutions, there are a variety of communication, 
coordination, and collaboration strategies that can be 
implemented to facilitate needed change at the regional 
level. These communication strategies are encouraged to 
continue and build upon the momentum from both the 
JLUS 2017 and this Next Steps Study. These strategies are 
also intended to build upon and supplement the notification 
and coordination requirements of the New Jersey MLUL. 

4.4.1 DEVELOP AN IMPLEMENTATION TRACKING 
SHEET OF LAND USE COMPATIBILITY SOLUTIONS  
Municipalities should consider establishing an 
implementation tracking sheet of solutions and mitigation 
measures from both the JLUS 2017, this Next Steps Study, 
and any land use solutions that come from future 
coordination to communicate positive changes that have 
taken place surrounding a DoD facility. 

In many military communities, the use of a tracking sheet 
has been implemented as a means of clearly 
communicating to the individual installation and other DoD 
representatives and organizations the positive changes 
that have taken place surrounding a DoD facility. These 
tracking sheets might be housed at the local level (e.g., by 
each individual municipality) or at the regional level (e.g., 
Monmouth County or an intergovernmental consortium 
interested in long-term mission sustainment). In some 
cases, the tracking sheet is housed, at least in part, by the 
DoD civilians who manage the mission sustainment 

program, such as a Community Plans Liaison Officer 
(CPLO) working at the installation. 

A sample tool for tracking land use compatibility solutions 
and mitigation measures is included as Appendix A – 
Sample Implementation Tracking Sheet. This document 
encourages users to denote the status of the mitigation 
measures from both JLUS 2017 and this Next Steps Study. 
The tracking sheet is a model for local governments that 
should wish to establish a similar system.  

4.4.2 ESTABLISH A VOLUNTARY COMMITTEE AND/
OR WORKING GROUP TO ADVANCE LAND USE 
COMPATIBILITY  
Municipalities should consider establishing a voluntary 
committee and/or a working group to advocate and pursue 
implementation of the land use solutions from JLUS 2017, 
this Next Steps Study, and other land use compatibility 
studies as appropriate. 

As noted in the JLUS 2017, numerous similar studies 
conducted throughout the country have established 
various methods for continuing the planning process 
established during a land use compatibility study. In some 
cases, a memorandum of understanding (MOU) may be 
signed by the municipalities surrounding an installation to 
signify a commitment to collaborating on efforts that 
further the cause of military mission sustainment. Such 
voluntary intergovernmental coordination has a proven 
track record for success, including in other home rule 
states, provided there is a local appetite for such 
coordination. 

Establishing a voluntary, intergovernmental working group 
focused solely on land use compatibility implementation 
also helps demonstrate continued progress to the Office of 
Local Defense Community Cooperation (OLDCC), which 
funds grant activities based on eligibility, needs, and 
customer-driven advocacy. Pursuing a formal committee 
or working group may better posture the region for follow-
on grant funding in the future. 

An MOU establishing a long-term coordination effort 
should include the group’s structure, membership, meeting 
frequency, and overall mission. Suggested content should 
include, but is not limited to: 

• Membership and Composition: The group should
be comprised of a mix of elected officials,
appointed officials, and technical representatives
from municipalities surrounding NWS Earle. Each
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member municipality should have the same 
number of voting members on the committee. 
NWS Earle’s CPLO should be invited to serve as a 
non-voting/advisory member of the committee. 

• Meeting Frequency: The group should meet, at a
minimum, quarterly to build momentum on key
land use decisions needed to support NWS Earle’s
long-term mission sustainment program outside of
the fence line. Meeting on a bi-monthly or monthly
basis as needed should be an option when required
or advisable, particularly during the group’s
inception and infancy.

• Public Meetings: Meetings should be open to the
public and advertised for public awareness ahead
of the meeting date in accordance with the MLUL
Open Public Meetings Act.

• Bylaws: During the committee’s initial meetings,
inaugural members should draft bylaws for
consideration by the group. These bylaws can
further formalize the committee’s goals,
resources, and expectations.

Such an MOU could be briefed at local council and 
commission meetings for consideration as a key next step 
to compatibility surrounding NWS Earle. This step could 
build support for the working group’s purpose, goals, and 
establishment. 

Municipalities should consider working together to 
establish an annual forum for elected officials and military 
leaders to discuss issues of common concern. This 
briefing can include an overview of JLUS work to date, 
including the results of the JLUS 2017, JLUS 
implementation status (including this Next Steps Study), 
changes to related local development patterns, the impact 
of state laws on military mission sustainment, and the 
economic impact of the installation each year. 

In addition, educational workshops should be considered 
with local city councils, county commissions, planning and 
zoning boards, and developers and real estate 
professionals. These workshops should be held whenever 
there is turnover within the councils and boards, and 
annually in the case of developers and the real estate 
community. These workshops would provide a forum in 
which the installation, its mission and economic impact, 
and the purpose and intent of the 3,000-foot notification 
boundary are discussed, and new members are educated 
on the related land use nuances. Municipalities should 
consider coordinating with the NWS Earle CPLO to 

establish these forums and offer them to local decision-
making bodies. 

4.4.3 STRENGTHEN OPEN LINES OF 
COMMUNICATION WITH NWS EARLE 
To expedite the notification process and strengthen the 
lines of communication with NWS Earle, municipalities 
should consider sending an electronic notification to NWS 
Earle of all proposed land development applications, zoning 
changes, and comprehensive plan updates within the 3,000-
foot notification boundary. 

As outlined in New Jersey Statute, Title 52 State 
Government, Departments, and Officers (52 §16A-120), the 
state shall encourage military installation commanders 
and representatives of local and state government to 
maintain open lines of communication and engage in 
coordinated planning efforts. Additionally, as mentioned in 
Section 4.3.2 Update Local Subdivision Regulations to 
Enhance Disclosure above, the New Jersey MLUL requires 
notices of development application (§ 40:55d-12.4) to the 
Navy-appointed CPLO for any application within 3,000 feet 
of NWS Earle.  

During the planning process, NWS Earle explained that due 
to the lengthy hard copy notification process, they are often 
notified after the local application is already approved. To 
expediate the notification process and strengthen the lines 
of communication with NWS Earle, municipalities should 
consider sending an electronic notification to NWS Earle of 
new land development applications within the 3,000-foot 
requirement. Further, JLUS 2017 suggested improving the 
notification processes with NWS Earle by sharing proposed 
land development submittals and plan amendments, 
zoning changes, and comprehensive plan updates within 
the 3,000-foot of installation boundaries – not just 
development applications. 

In 2015, the New Jersey Military Installation Growth and 
Development Task Force, established via New Jersey 
Executive Order No. 134, published a report that 
encouraged developing synergistic opportunities to enable 
greater cooperation between military installations and 
local communities. As part of this objective, the report 
noted a need to minimize encroachment through strategic 
land use planning, including encouraging local and 
municipal governments to work cooperatively with military 
installations by sharing proposed master plan updates and 
zoning changes with military installations and the State’s 
Office for Planning Advocacy before their adoption. 
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Communication related to the importance of the 
installation can also be targeted towards elected officials 
at all levels. This can be accomplished by establishing an 
annual forum at which Monmouth County’s federal, state, 
and local elected officials are invited to tour the base and 
its environs and to receive briefings on the base’s current 
and future missions. This can also be achieved through 
routine informal communication between key partners 
including elected officials’ staff members, the NWS Earle 
CPLO, and local JLUS implementation staff members. 

4.4.4 INCLUDE NWS EARLE AS AN EX-OFFICIO, 
NON-VOTING MEMBER OF THE LOCAL PLANNING 
BOARD, ZONING BOARD, AND/OR ENVIRONMENTAL 
COMMISSION BOARD 
Municipalities should consider including a representative 
from NWS Earle as an ex-officio, non-voting member of the 
local planning board, zoning board, and/or environmental 
commission board to better engage NWS Earle in the review 
process. 

Inviting representatives from military installations to 
participate as ex-officio, non-voting members of land 
planning or zoning boards establishes a routine channel for 
information sharing between local governments and the 
installation. When applied in conjunction with other 
compatible land use strategies, the inclusion of a military 
representative on land planning or zoning boards as ex-
officio, non-voting member ensures that coordination 
between local governments and the military is conducted 
from an on-going, process-level perspective, as opposed to 
being done on a case-by-case basis. 

In El Paso County, Colorado, Fort Carson representatives 
attend city and county council meetings to give feedback 
on proposed development plans and participate in a 
regional planning group. This approach allows Fort Carson 
to discuss military land use compatibility within existing, 
standing stakeholder committee structures. 

Per Florida Statute 163.3175 (SB 1604, 2004), local 
governments of counties with a military installation must 
include a military representative to serve as an ex-officio, 
non-voting member on the land planning or zoning board. 
In Escambia County, for example, an amendment to the 
Escambia County Land Development Code provides a place 
for the local Commanding Officer from Naval Air Station 
Pensacola to participate as a standing ex-officio member 
of the Escambia County Development Review Committee. 
This participation ensures that the Commanding Officer 

can participate in the review of all development proposals 
and plans near the installation. 

4.4.5 INCREASE PUBLIC AWARENESS OF LAND USE 
COMPATIBILITY BY PROVIDING INFORMATION ON 
MUNICIPAL WEBSITES 
Municipalities should consider posting information on their 
websites on land use compatibility with NWS Earle to 
increase public awareness of the JLUS 2017 and this study. 
Information should include municipality-specific plans, 
policies, and coordination with NWS Earle. 

Successfully communicating the NWS Earle mission and 
its role in the regional economy helps build consensus 
related to the importance of effective land use controls 
surrounding the installation. Municipalities can post 
information on their website to educate landowners, 
developers and real estate professionals, and conservation 
partners (including farmers) throughout Monmouth 
County, discussing the importance of the installation and 
opportunities for partnership and collaboration to enhance 
long-term mission sustainment at NWS Earle. 

Another potent communication tool would be the addition 
of NWS Earle’s 3,000-foot notification boundary and 
Primary Study Area boundary to publicly available local 
mapping websites. These mapping websites can be 
updated to ensure that homeowners, home buyers, and 
renters can identify where their property lies in relation to 
NWS Earle. Municipalities should consider adding local 
mapping services to their municipal websites to enable the 
public to identify their location in relation to the base when 
needed. 

4.4.6 ENHANCE THE MONMOUTH COUNTY JLUS 
WEBPAGE  
Expand upon and revise the Monmouth County Division of 
Planning’s JLUS webpage to include documents and 
resources related to this toolbox and study. Include links to 
other similar efforts across the country such as the work of 
the Maryland Department of Planning. 

As mentioned in Section 2.0 Planning Process, the Project 
Team met with the Maryland Department of Planning to 
discuss its Compatible Use Website and Handbook project. 
The purpose of the website and handbook will be to guide 
and inform state and local leaders, military representatives, 
and the public on compatible land use solutions by 
providing a one-stop shop for resources. Information on 
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the website will include land use tools and solutions, 
communication measures, and funding opportunities.  

Monmouth County should expand its JLUS website to 
include land use compatibility resources and contact 
information for military communities throughout the 
country that are encouraging compatible land use near a 
military installation. 

4.4.7 ENHANCE THE MONMOUTH COUNTY GIS 
SELF-SERVICE MAPPING APPLICATION 
Add NWS Earle- related GIS layers to the county’s self-
service mapping application such as the 3,000-foot 
notification boundary and the Primary Study Area boundary.  

One way to increase awareness of land use compatibility 
and NWS Earle is to include the 3,000-foot notification 
boundary and Primary Study Area boundary in the county’s 
public GIS self-service mapping webpage. The county 
should add a mapping application specifically to land use 
compatibility with NWS Earle, similar to the Grown in 
Monmouth mapping application.  

4.4.8 COORDINATE MILITARY BOUNDARIES WITH 
NEW JERSEY DEPARTMENT OF CONSUMER 
AFFAIRS (DCA) 
Coordinate with New Jersey DCA to incorporate the 3,000-
foot notification boundary and Primary Study Area when 
calculating future affordable housing obligations. Currently, 
affordable housing obligations do not take into 
consideration NWS Earle and the risk of significant increase 
in residential and commercial development abutting the 
safety arcs of the base. 

This land use solution will require ongoing coordination 
with New Jersey DCA. 

4.4.9 STRENGTHEN PARTNERSHIPS WITH NWS 
EARLE AND MONMOUTH COUNTY  
Municipalities should consider partnering with NWS Earle 
and Monmouth County to create a one-stop online portal for 
information related to land use compatibility with NWS 
Earle’s mission readiness activities. This would include 
ongoing agreements, plans, tools, and resources to advance 
local partnerships and plan integration. 

Similar to Monmouth County’s expansion of tools and 
resources on their JLUS webpage (4.4.6), municipalities 
should consider partnering with NWS Earle and Monmouth 
County to create a one-stop online portal at the local level. 

Information related to land use compatibility with NWS 
Earle’s mission sustainment efforts could leverage 
resources for both the public and municipalities by 
communicating available resources to encourage land use 
compatibility at the local level. Suggested tools for the one-
stop online portal should include ongoing agreements, 
plans, tools, and resources to advance local partnerships 
and plan integration.  

Pursuit of public-public and public-private partnerships 
between NWS Earle and community leaders would allow 
the region to leverage resources in pursuit of mutually 
beneficial opportunities while strengthening relationships. 
There are many mechanisms by which military installations 
and community leaders can enter into partnerships as 
shown in Table 4.4- 1 Examples of Local Community 
Partnerships with NWS Earle. This table provides an 
overview of the mechanisms by which community leaders 
and NWS Earle can pursue public-public and public-private 
partnerships, as well as examples of applications of each 
partnership type. Note that several examples highlight 
existing partnerships between NWS Earle and the 
community.  
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TABLE 4.4-1 EXAMPLES OF LOCAL COMMUNITY PARTNERSHIPS WITH NWS EARLE 

Partnership Type Description Example Application 

REPI Program The REPI Program provides a mechanism for the DoD 
to work with state and local governments, 
conservation organizations, and willing private 
landowners to carry out conservation projects or 
natural resource restoration efforts around military 
bases. As of Fiscal Year 2020, over $44 million in 
REPI projects had been spent across three 
installations in New Jersey to protect over 9,200 
acres. 

In partnership with Monmouth County and the 
Monmouth Conservation Foundation, the DoD has to 
purchase easements to preserve farmland and open 
space, prevent incompatible land development, and 
protect NWS Earle’s mission. This project is also 
expected to help protect the community’s water 
supply and increase recreational areas. The REPI 
Program also funds natural resource restoration 
projects, and Monmouth County is a partner with the 
DEP as well as Ocean and Burlington counties on a 
$1.9 million REPI grant to help multiple federal 
installations. 

Intergovernmental Support 
Agreements (IGSAs) 

10 U.S.C. § 2679, Installation-support Services: IGSAs 
authorize military installations to enter into an IGSA, 
on a sole-source basis, with state or local 
governments to provide, receive, or share installation-
support services as long as the agreement enhances 
mission effectiveness or creates efficiencies or 
economies of scale, including cost reductions. 

Monmouth County is responsible for plowing and pre-
treating Normandy Road through an IGSA signed with 
NWS Earle. 

Mutual Aid Agreements Mutual aid agreements establish the legal basis for 
routine assistance (typically for public safety) with a 
military installation and/or among local jurisdictions. 

Howell Township has a Mutual Aid Agreement with 
NWS Earle’s Fire Department. 

The Colts Neck Fire Department also has a mutual aid 
agreement with NWS Earle.  

Memorandums of 
Understanding (MOUs) 

MOUs document a mutual understanding between 
two or more parties that do not have an expectation of 
payment. 

In August 2021, NWS Earle and Colts Neck Township 
signed an MOU regarding the Township’s use of the 
Navy Wastewater Treatment Plant. The MOU is 
intended to both prevent incompatible development 
near NWS Earle and help the township meet 
wastewater treatment needs. 

Memorandums of Agreement 
(MOAs) 

MOAs document agreements and execute or deliver 
support with or without reimbursement between any 
two or more parties. 

In 2004, NWS Earle entered into an MOA with the New 
Jersey State Historic Preservation Office for the Pier 
Complex Replacement Project to develop creative 
mitigation measures for the demolition. 

Enhanced Use Leases (EULs) 10 U.S.C. § 2667, Leases: non-excess property 
provides a means to leverage the value of 
underutilized and underperforming assets at military 
installations by allowing “in-kind consideration” at any 
property under control of the Secretary of Defense. 
EULs can encompass a variety of installation 
operating support functions, such as new 
construction, maintenance/restoration of property or 
facilities, and provision of facilities for use by the 
military department. 

The Navy is pursuing a programmatic approach to 
EUL projects as part of a broader approach to asset 
and portfolio management. At Naval Air Station 
Patuxent River, the Navy entered into an EUL with a 
private developer to facilitate development, operation, 
and maintenance of a new, 600,000-SF work campus 
on the installation. 
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5.0 LAND USE SOLUTIONS MATRIX 

Land Use Solution Feasibility Applicable Area 
Responsible 

Party 
Timeline Potential Partner(s) 

POLICY AND PLANNING 

Master Plan integration High Municipal-wide Municipal 
Planning 

Department, 
Municipal 

Planning Board 

Immediate 
(1 year) 

NWS Earle, Monmouth County 

Wildfire and resilience 
integration 

High Municipal-wide Municipal 
Planning 

Department 

Immediate 
(1 year) 

NWS Earle, Monmouth County, DoD 
Navy Region Mid-Atlantic, U.S. National 

Park Service, New Jersey State Park 
Service/New Jersey Forest Fire Service, 

DEP 
Open space and farmland 
preservation integration 

High Municipal-wide Municipal 
Planning 

Department, 
Municipal 

Planning Board 

Immediate 
(1 year) 

DoD Navy Region Mid-Atlantic, NWS 
Earle, Monmouth County,  

Monmouth Conservation Foundation, 
State of New Jersey Department of 

Agriculture’s State Agriculture 
Development Committee, DEP, 
Municipal Agricultural Advisory 

Committees, Municipal Open Space 
Committees 

Expand the analysis in this 
study to the other 
municipalities in JLUS 
2017’s delineated Military 
Influence Area 

Medium Other 
municipalities 
within JLUS 

2017’s 
delineated 

Military 
Influence Area 

Monmouth 
County 

Short Term 
 (1 – 3 years), 

depending on DoD 
funding 

NWS Earle, DoD Navy Region Mid-
Atlantic 

Partner with Monmouth 
County, Monmouth 
Conservation Foundation, 
and the DoD on land 
preservation projects 

Medium Municipal-wide Municipal 
Planning 

Department 

Immediate 
(1 year) 

DoD Navy Region Mid-Atlantic, 
Monmouth County, Monmouth 

Conservation Foundation, NWS Earle 

Develop a corridor safety 
plan 

Medium Municipal-wide Municipal 
Planning and 
Engineering 
Department 

Short Term 
 (1 – 3 years) 

NWS Earle, Monmouth County, DOT, 
DoD Navy Region Mid-Atlantic, NJTPA 

Adopt policies that support 
sound attenuation 

Low Municipal-wide Municipal 
Planning 

Department, 
Municipal 

Planning Board 

Long Term 
 (3 - 5 years) 

NWS Earle, Monmouth County 

REGULATORY 
Update local subdivision 
regulations to enhance 
disclosure 

High Municipal-wide Municipal 
Planning 

Department, 
Municipal 

Council 

Immediate 
(1 year) 

NWS Earle, Monmouth County 
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Land Use Solution Feasibility Applicable Area 
Responsible 

Party 
Timeline Potential Partner(s) 

REGULATORY (CONTINUED) 

Update site plan review 
checklist 

High Municipal-wide Municipal 
Planning 

Department, 
Municipal 

Council 

 Immediate 
(1 year) 

NWS Earle, Monmouth County 

Update municipal zoning to 
ensure compatibility with 
NWS Earle’s mission and 
JLUS 2017 

Medium Municipal-wide Municipal 
Planning 

Department, 
Municipal 

Council 

Short Term 
 (1 – 3 years) 

NWS Earle, Monmouth County 

Review building permit 
applications to ensure new 
structures do not encroach 
on NWS Earle or impede the 
base’s mission 

Medium Properties 
adjacent to 
NWS Earle 
property 

Municipal 
Zoning Officers 

Immediate 
(1 year) 

NWS Earle 

Coordinate with NWS Earle 
on civilian encroachment 

Medium Properties 
adjacent to 
NWS Earle 
property 

Municipal 
Zoning Officers 

Immediate 
(1 year) 

NWS Earle 

Adopt policies that require 
notification to NWS Earle 
past the 3,000-foot 
requirement 

Medium Municipal-wide Municipal 
Council 

Short Term 
 (1 – 3 years) 

NWS Earle, Monmouth County 

OUTREACH, COORDINATION, AND TECHNICAL ASSISTANCE 

Develop an implementation 
tracking tool of land use 
compatibility solutions 

High Municipal-wide Municipal 
Planning 

Department 

Immediate 
 (1 year) 

NWS Earle, Monmouth County 

Strengthen open lines of 
communication with NWS 
Earle 

High Municipal-wide Municipal 
Planning 

Department 

Immediate 
 (1 year) 

NWS Earle, Monmouth County 

Enhance the Monmouth 
County JLUS webpage 

High County-wide Monmouth 
County 

Immediate 
 (1 year) 

NWS Earle 

Enhance the Monmouth 
County GIS self-service 
mapping application 

High County-wide Monmouth 
County 

Immediate 
 (1 year) 

NWS Earle 

Strengthen partnerships 
with NWS Earle and 
Monmouth County 

High Municipal-wide Municipal 
Planning 

Department 

Immediate 
 (1 year) 

NWS Earle, Monmouth County 

Include NWS Earle as ex-
officio, non-voting member 
of land planning or zoning 
boards 

Medium Municipal-wide Municipal 
Planning 

Department 

Short Term 
 (1 – 3 years) 

NWS Earle, Monmouth County 
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Land Use Solution Feasibility Applicable Area 
Responsible 

Party 
Timeline Potential Partner(s) 

OUTREACH, COORDINATION, AND TECHNICAL ASSISTANCE (CONTINUED) 
Include NWS Earle as an ex-
officio, non-voting member 
of the local planning board, 
zoning board, and/or 
environmental commission 
board 

Medium Municipal-wide Municipal 
Planning, 

Zoning, and/or 
environmental 
commission 

board 

Short Term 
 (1 – 3 years) 

NWS Earle 

Increase public awareness 
of land use compatibility 
through providing 
information on municipal 
websites 

Medium Municipal-wide Municipal public 
information 

office 

Short Term 
 (1 – 3 years) 

NWS Earle, Monmouth County 

Coordinate military 
boundaries with New Jersey 
Department of Consumer 
Affairs (DCA) 

Medium Municipal-wide Local officials Long Term 
 (3 - 5 years) 

Monmouth County, NWS Earle 

Establish a voluntary 
committee and/or working 
group to advance land use 
compatibility and military 
encroachment challenges 

Low Municipal-wide Municipal 
Planning 

Department 

Short Term 
 (1 – 3 years) 

NWS Earle, Monmouth County, DoD 
Navy Region Mid-Atlantic 
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APPENDIX A - SAMPLE IMPLEMENTATION TRACKING SHEET 

This appendix provides project municipalities a sample implementation tracking sheet of land use compatibility solutions. 
This tracking sheet combines recommendations from JLUS 2017 and this Next Steps Study’s land use solutions. 
Municipalities should revise the tracking sheet with appropriate provisions based on the operational impacts of NWS Earle 
within or near their jurisdictional boundaries. 

STATUS: IMPLEMENTED IN- PROGRESS NOT STARTED N/A 

Land Use Compatibility Solutions 
Primary 

Responsibility 
Status and Notes 

Policy and Planning 

Formally recognize the Primary Study Area and 
3,000-foot Notification Boundary in jurisdiction 
planning documents. Encourage compatible 
land development and zoning within these 
boundaries. Direct residential and institutional 
development to more suitable areas outside 
these boundaries.  

Identify and pursue purchase of land that could 
provide additional NWS Earle buffer, 
storm/flooding protection, and/or environmental 
enhancement. 

Use REPI funding to preserve 
agricultural/conservation lands within the 
project municipalities.  

Encourage additional farmers to enter into 
farmland preservation programs. 

Conduct a study of the Route 33/34 corridor that 
could spur economic development and/or 
redevelopment with compatible uses, including 
the provision of new services for personnel 
stationed at NWS Earle. 

Continue to stay involved as part of the Port 
Belford redevelopment planning group and 
similar local initiatives and incorporate land use 
compatibility with NWS Earle in the 
redevelopment discussion. 

Promote recreational amenities in the Bayshore 
Region, as outlined in the Bayshore Region 
Strategic Plan (2006), in conjunction with NWS 
Earle requirements near secure waterfront areas 
and the pier. Promote continued use of County 
Park lands including Bayshore Waterfront Park, 
Henry Hudson Trail, Popamora Point, and Mount 
Mitchell as key locations that draw tourists to 
waterfront destinations and encourage the 
County Park System and NWS Earle to work 
together to reduce potential conflicts. 
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STATUS: IMPLEMENTED IN- PROGRESS NOT STARTED N/A 

Land Use Compatibility Solutions Primary 
Responsibility 

Status and Notes 

In order to promote the retention of existing 
farmland, encourage farmers to work through 
Monmouth County's “Grown In Monmouth 
Program” to identify new venues and linkages 
for local agricultural products. 

Conduct a corridor study along Route 33-34 to 
improve traffic conditions including STRAHNET 
access/egress and outmoded or undersized 
turning movements. Include recommended 
roadway & intersection improvements in MPO 
transportation project lists for priority funding. 

Conduct a study of traffic calming measures to 
alleviate speeding through Farmingdale on CR 
524 (Main Street), which is a local connector 
between I-195 and NWS Earle (NJSH 33/34). 

Partner with Monmouth County and other 
regional stakeholders to develop a Corridor 
Safety Plan related to munition transportation 
via rail and highway networks. 

Create specific goals and objections in 
municipal master plan to recognize NWS Earle’s 
mission and readiness activities. 

Create a Naval Weapons Station (NWS) Earle 
Military Overlay Zone. 

Incorporate Wildland Urban Interface Mitigation 
Requirements into overlay zones. 

Incorporate wildfire risk and vulnerability from 
the Monmouth County Hazard Mitigation Plan or 
the New Jersey State Hazard Mitigation Plan into 
local climate change-related vulnerability 
assessments. 

Create specific goals and objectives in local 
open space and farmland preservation plans to 
recognize NWS Earle’s mission and readiness 
activities, and the identification of potential 
overlap between areas of interest/preservation 
goals within the Primary Study Area and 3,000-
foot Notification Boundary of NWS Earle. 

Partner with Monmouth County, Monmouth 
Conservation Foundation, and the DoD on land 
preservation projects. 

Adopt policies that support sound attenuation, 
such as a Military Sound Attenuation Overlay 
(MSAO) District. 
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STATUS: IMPLEMENTED IN- PROGRESS NOT STARTED N/A 

Land Use Compatibility Solutions Primary 
Responsibility 

Status and Notes 

Expand the analysis in this study to the other 
municipalities in JLUS 2017’s delineated Military 
Influence Area. 

Regulatory 

Update municipal zoning within the Primary 
Study Area and 3,000-foot Notification Boundary 
of NWS Earle to remove uses that are “less 
compatible” (as identified in JLUS 2017) from 
being permitted as of right. This can be done 
through the creation of new overlay zones or 
amending existing zoning. 

Update local subdivision regulations to require 
major subdivision applications indicate distance 
to NWS Earle, its rail corridor, and its pier on 
plats and site plans. 

Update local site plan review checklist to note if 
“less compatible” uses as defined by JLUS 2017 
are being proposed in the application for sites 
within the Primary Study Area and 3,000-foot 
notification boundary of NWS Earle. 

Review building permit applications to ensure 
new structures do not encroach on NWS Earle or 
impede the base’s mission. 

Adopt policies that require notification to NWS 
Earle past the 3,000-foot requirement. 

Coordinate with NWS Earle on civilian 
encroachment along Normandy Road. 

Outreach, Coordination, & Technical Assistance 

Include NWS Earle as an ex-officio, non-voting 
member of the local planning board, zoning 
board, and/or environmental commission board. 

Enhance the Monmouth County JLUS webpage. 

Coordinate with New Jersey DCA to incorporate 
the 3,000-foot notification boundary and Primary 
Study Area when calculating future affordable 
housing obligations.
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STATUS: IMPLEMENTED IN- PROGRESS NOT STARTED N/A 

Land Use Compatibility Solutions Primary 
Responsibility 

Status and Notes 

Encourage the NJ Military Ombudsman and the 
New Jersey Office for Planning Advocacy to 
discuss the mission of NWS Earle with other 
state agencies to educate them regarding the 
need to maintain compatible land uses within in 
the Primary Study Area and 3,000-foot 
notification boundary of NWS Earle. Discourage 
incompatible uses such as high-density housing 
particularly within these boundaries. 

Continue to educate the general public about 
the NWS Earle mission and the need to respect 
security boundaries along Normandy Road, in 
Sandy Hook Bay, and on Bayshore beaches 
adjacent to the pier. 

Pursue additional cooperation between Navy, 
County departments, and NWS Earle 
municipalities addressing facility maintenance, 
security, emergency response, etc. 

Improve notification processes to share 
proposed land development submittals and plan 
amendments, zoning changes, and 
comprehensive plan updates with NWS Earle. 
Expand the 3,000-foot notification requirement 
to include notifying NWS Earle of land use 
changes within the Primary Study Area. 

Establish a voluntary committee and/or working 
group to advance land use compatibility and 
military encroachment challenges. 

Strengthen open lines of communication with 
NWS Earle. 

Increase public awareness of land use 
compatibility through providing information on 
municipal websites. 

Conduct voluntary committee coordination 
meetings each year to continue the JLUS work 
indefinitely. 

Create a Wildfire Mitigation and Prevention 
Advisory Committee. 
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APPENDIX B – MODEL ORDINANCES AND RESOLUTIONS 
Appendix B includes model ordinances that municipalities may use as a template to implement the Land 
Use Solutions discussed in Section 4.0 of the Next Steps Study. The following model ordinances are 
included in this appendix: 

• Model Master Plan Integration

• Model Naval Weapons Station (NWS) Earle Military Overlay Zone

• Model Wildland Urban Interface Mitigation Requirements for The Naval Weapons Station (NWS)

Earle Military Overlay Zone

• Model Wildfire Mitigation and Prevention Advisory Committee Resolution

• Model Military Sound Attenuation Overlay (MSAO) District
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MODEL MASTER PLAN INTEGRATION 

Sample Background Statement: 
Since 1943, NWS Earle’s mission has been to provide ordnance for all Atlantic Fleet Carrier and 
Expeditionary Strike Groups and support strategic U.S. Department of Defense (DoD) ordnance 
requirements. It is the largest Weapons Station on the East Coast. It supplied most of the 
ammunition for the Normandy Invasion and 90% of all ammunition used for Operation Desert 
Storm. The facility encompasses a total of 11,851 acres in three (3) major land parcels: a 17-mile 
Normandy Road/Rail Ammunition Transportation Corridor, and a 2.9-mile-long Pier Complex in 
Raritan/Sandy Hook Bay. NWS Earle remains an active military operation.  

Sample Compatibility Context Statement: 
Naval Weapons Station (NWS) Earle Joint Land Use Study, Monmouth County, New Jersey (JLUS 
2017) evaluated the lands in the vicinity of NWS Earle for compatibility with the installation’s 
missions. Next Steps to Compatibility Planning Study, Monmouth County (Next Steps Study) 
expanded on JLUS 2017 to create a toolbox of land use tools and solutions to guide new civilian 
land use decisions to be compatible with the continued operational utility of the military 
installation. A recommendation from Next Steps Study was to add a goal and objectives to local 
master plans to support military compatibility.  

Sample Master Plan Goal #1: 
Mitigate or avoid encroachment associated with land uses and development within the 3,000-foot 
notification boundary to demonstrate commitment to and support of current and future missions 
at NWS Earle. 

Sample Master Plan Goal #1 Objectives: 
1. Reference the 3,000-foot notification boundary in zoning maps.
2. Review and update development ordinances to ensure they do not conflict with the continued

viability of NWS Earle and adopted land use compatibility studies.
3. Incorporate land use compatibility considerations into development review checklists.

Sample Master Plan Goal #2: 
Increase coordination and communication regarding the mission and the impacts associated with 
military operations within the 3,000-foot notification boundary. 

Sample Master Plan Goal #2’s Objectives: 
1. Coordinate with NWS Earle and other agencies and organizations that encourage preservation

and protection efforts of natural systems for areas surrounding NWS Earle.
2. Update local subdivision regulations to enhance disclosure of a property’s location in relation

to NWS Earle and its mission footprint.
3. Participate in public education programs regarding NWS Earle’s missions.
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MODEL NAVAL WEAPONS STATION (NWS) EARLE MILITARY OVERLAY ZONE 
Chapter XX.XX Subsections 
XX.XXX.010 NWS Earle Military Overlay - Background
XX.XXX.020  NWS Earle Military Overlay - Purpose
XX.XXX.030  Applicability
XX.XXX.040  Uses and Development Standards for the NWS Earle Military Overlay Zone
XX.XXX.050  Review Process and Standards for Permits and Conditional Use Permits within an NWS

Earle Military Overlay Zone – Application of Reasonable Conditions  
Appendix A Example Use Chart Integrating NWS Earle Military Overlay Zone Provisions 

XX.XXX.010 NWS Earle -  Background

Since 1943, NWS Earle’s mission has been to provide ordnance for all Atlantic Fleet Carrier and 
Expeditionary Strike Groups and support strategic U.S. Department of Defense (DoD) ordnance 
requirements. It is the largest Weapons Station on the East Coast. It supplied most of the ammunition for 
the Normandy Invasion and 90% of all ammunition used for Operation Desert Storm. The facility 
encompasses a total of 11,851 acres in three (3) major land parcels: a 17-mile Normandy Road/Rail 
Ammunition Transportation Corridor, and a 2.9-mile-long Pier Complex in Raritan/Sandy Hook Bay. NWS 
Earle remains an active military operation. 

(JLUS) is a cooperative planning effort between local governments and a military installation, such as 
Naval Weapons Station (NWS) Earle. Monmouth County completed the NWS Earle Joint Land Use Study 
(JLUS 2017) and the Next Steps to Compatibility Planning Study, Monmouth County, New Jersey (Next 
Steps Study 2022) which both encourage local land use decisions that are compatible with the continued 
operational utility of the military installation, and to preserve and protect the public health, safety, and 
welfare of those working and living near this active military installation. 

The following documents are hereby adopted by reference as is fully set forth within this Ordinance: 

1. NWS Earle Joint Land Use Study, Monmouth County, New Jersey, 2017
2. Next Steps to Compatibility Planning Study, Monmouth County, New Jersey, 2022

XX.XXX.020 NWS Earle Overlay Zone -  Purpose

The NWS Earle Overlay Zone is hereby established to: 

1. Guide new civilian land use decisions to be compatible with the continued operational
utility of the military installation;

2. Preserve and protect the public health, safety, and welfare of those working and living
near this active military installation;

3. Prohibit new incompatible uses within the 3,000-foot Notification Boundary, as per
Section 7.1 of Public Law 1975, c. 291 (C.40:55D-12.4), and the Primary Study Area of
Next Steps to Planning Compatibility Study, Monmouth County (2022);
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4. Protect NWS Earle’s base of operations from structures or placement of objects that
interfere with the continued operational utility of the military installation; and

5. Limit land uses within the Military Overlay Zones to those uses that are compatible with
military operations.

XX.XXX.030 Applicability

The NWS Earle Overlay Zone shall apply to all lands depicted on the official zoning map. The requirements 
herein shall apply in addition to those specified for the underlying zone. The NWS Earle Military Overlay 
Zone establishes the following: 

{Note: Municipalities will select appropriate boundary based on the operational impacts and associated 
Military Overlay Zone within or near their jurisdictional boundaries.} 

• Military Overlay Zone 1: the buffer around NWS Earle as per Section 7.1 of Public Law 1975,
c. 291 (C.40:55D-12.4) requiring notice to the Navy-appointed Community Plans and Liaison
Officer (CPLO) for new development applications within 3,000-feet of NWS Earle.

• Military Overlay Zone 2: the two-mile buffer around the Mainside portion of NWS Earle, a
3,000-foot buffer of Normandy Road, and a buffer of the base’s Waterfront Area that was
delineated in JLUS 2017.

XX.XXX.040 Uses and Development Standards for the NWS Earle Military Overlay Zones 1 and 2

{Note: Municipalities will select appropriate provisions based on the operational impacts and associated 
Military Overlay Zone within or near their jurisdictional boundaries.} 

A. Within Military Overlay Zone 1, the following uses are prohibited:
a. All “less compatible” uses as identified in JLUS 2017.
b. Any non-residential uses that concentrate, within a structure on a regular basis, more than

{100 people per acre}.
i. This limitation applies to sports stadiums, amphitheaters, auditoriums,

clubhouses, churches, schools, hospitals, assisted living and other medical
facilities, hotels and motels, restaurants and other eating and drinking
establishments built to such a scale that gatherings of more than {100 people per
acre} would occur on a regular basis.

B. Within Military Overlay Zone 2, the following uses are prohibited:
a. All “less compatible” uses as identified in JLUS 2017.
b. Any non-residential uses that concentrate, within a structure on a regular basis, more than

{200 people per acre}.
i. This limitation applies to sports stadiums, amphitheaters, auditoriums,

clubhouses, churches, schools, hospitals, assisted living and other medical
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facilities, hotels and motels, restaurants and other eating and drinking 
establishments built to such a scale that gatherings of more than {200 people per 
acre} would occur on a regular basis. 

C. Within Military Overlay Zone 1, the following uses are permitted:
a. Any non-residential use permitted in the underlying zoning Zone. All permitted uses must

comply with the following development standards:
i. Maximum building footprint shall be {8,000 square feet}.

ii. Maximum gross acreage lot coverage shall be {20%}.
iii. Minimum side yard setback shall be {15 feet}.
iv. Maximum height shall be {20 feet}.

D. Within Military Overlay Zone 2, the following uses are permitted:
a. Any non-residential use permitted in the underlying zoning Zone. All permitted uses must

comply with the following development standards:
i. Maximum building footprint shall be {15,000 square feet}.

ii. Maximum gross acreage lot coverage shall be {35%}.
iii. Minimum side yard setback shall be {10 feet}.
iv. Maximum height shall be {30 feet}.

b. The maximum density of single-family residential uses shall not exceed {one (1) unit per
acre}.

XX.XXX.050 Review Process and Standards for Permits and Conditional Use Permits within an NWS Earle
Military Overlay Zone – Application of Reasonable Conditions

{Note: Municipalities will select appropriate provisions based on the operational impacts and associated 
Military Overlay Zone within or near their jurisdictional boundaries.} 

A) For uses permitted in the NWS Earle Overlay Zones 1 and 2, the planning department shall review
permit applications for consistency with the applicable requirements of this chapter. The planning
director may require a detailed site development plan to include but not be limited to a written
description and illustration of site development, specific placement of all site improvements,
height of improvements, distance to NWS Earle, its rail corridor, and its pier, and other site
alterations concurrent with development. The information shall include sufficient detail to
determine whether or not the proposal is consistent with all requirements of this chapter.

B) Certain uses in the NWS Earle Military Overlay Zones 1 and 2 require conditional use permit
approval. Such uses shall retain a density not more than {100 persons per individual acre} for
Military Overlay Zone 1, and {200 persons per individual acre} for Military Overlay Zone 2. This shall
be calculated by dividing the building code occupancy of all structures on the site by the acreage
of the subject site. In consultation with NWS Earle officials, alternatives to this calculation may be
acceptable if compatible with the military mission. For the purpose of this section, “consultation”
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shall mean written concurrence by NWS Earle officials of a project proponent’s proposed 
alternative calculations. 

C) For all permits and conditional use permits, the approving authority may attach reasonable
conditions to the approval as necessary to ensure consistency with this chapter. Conditions may
include but not be limited to the following:

1. Establishment of buffers
2. Site specific building envelopes and placement
3. Placement of vegetation
4. Placement of accessory structures
5. Location and installation of utilities
6. Limitations on communication equipment
7. Other reasonable conditions or safeguards that will uphold the purpose and intent of this

chapter to protect military training capabilities consistent with comprehensive plan goals
and policies

8. Sound attenuation

Appendix A -  Use Chart Integrating NWS Earle Military Overlay Zone Provisions 
Legend: 
P = Permitted use 
C = Conditional use 
M = Permitted if allowed in underlying Zone 
No symbol = Prohibited Use 

Zoning Districts

SF 
Residential 

MF 
Residential Commercial Industrial 

Military 
Overlay 
Zone 1 

Military 
Overlay 
Zone 2 

RESIDENTIAL USES 
Dwelling, single family P M M 

Dwelling, two family (duplex) P P C M 

Dwelling, three family (Triplex) P P C M 

Townhouse P P M, C 

Dwelling, multifamily P P M, C 

Senior assisted living facility or nursing 
home 

P P 

Day care centers C P P 

Continuing Care Retirement 
Communities 

C P P 

Temporary Shelters C P P 

Bed and breakfast C P P 

COMMERCIAL AND INDUSTRIAL USES 
Retail, small scale (< 8,000 sf build. 
footprint) 

P C M M 

Retail, medium scale (8,000-15,000 sf 
build. footprint) 

P M 

Retail, large scale (> 15,000 sf build. 
footprint) 

P 

Restaurants, bars, eating 
establishments 

P C M, C 

Professional office P C M, C 

Banks P C M, C 

Hotel/motel P 
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Legend: 
P = Permitted use 
C = Conditional use 
M = Permitted if allowed in underlying Zone 
No symbol = Prohibited Use 

Zoning Districts

SF 
Residential 

MF 
Residential Commercial Industrial 

Military 
Overlay 
Zone 1 

Military 
Overlay 
Zone 2 

Personal service establishments P C M, C 

General services establishments P C M, C 

Gasoline station and auto service P P M, C 

Mini-storage and warehouse facility P C M, C 

Casino and Casino Hotels 
Manufacturing C M, C 

General industrial C P  C M, C 

Heavy industrial P C M, C 

OTHER USES 
Parks and Recreation P P P M, C M 

RV parks and campgrounds P 

Correctional Institutions P 

Agriculture, forestry, fishing, hunting P P M, C M 

Community recreational facility P P P M, C M, C 

Conference center P M, C M, C 

Veterinary clinic or hospital P 

Church C C P M, C M, C 

Places of public or private assembly 
(theatres) 

C P M, C M, C 

School C C C 

Museum P M, C 

Public utility facility C C C C M, C M, C 
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MODEL WILDLAND URBAN INTERFACE MITIGATION REQUIREMENTS FOR THE 
NAVAL WEAPONS STATION (NWS) EARLE MILITARY OVERLAY ZONE 

{Note: Municipalities can collaborate with NWS Earle when to sync up on best practices, identify zones of 
concern, etc. Municipalities can select appropriate language based on the operational impacts and 
associated Military Overlay Zone within or near their jurisdictional boundaries.} 

1.1 SCOPE. 

Wildfire Mitigation: Wildfire risk reduction techniques shall include monitored smoke alarm systems, 
sprinkler systems, fire resistant roofing materials which are class A (excluding solid wood roofing 
products) for all residential occupancies, a minimum class B on all other occupancies, fire resistive 
construction materials, and fuels management measures. Within the NWS Earle Military Overlay Zone, 
fuels management measures shall be utilized within the safety zone of applicable ·new building 
construction.  "Fuels management" is defined as the modification of landscaping and ornamental 
vegetation within the safety zone. Fuels management requirements, as set forth below, are intended to 
protect structures from wildfire as well as to reduce fire from spreading to the wildland. The "safety zone" 
is defined as the area within {thirty feet (30')} of the main structure or significant accessory structures, not 
to extend beyond the property line. As it is the {Township’s/Borough’s} desire to provide an environment 
safe from wildfire while maintaining the aesthetic qualities of the region, the following wildfire risk 
reduction standards shall be required for all new building construction or reconstruction in the NWS Earle 
Military Overlay Zone, regardless of development plan approval date or initial construction plan approval, 
unless specifically exempted within this ordinance. Nothing in this ordinance herein is intended to be 
retroactive to existing homes not under the provisions of the {Township/Borough} Ordinance at the time 
of original construction. 

SECTION 1.2 FUELS MANAGEMENT REQUIREMENTS 

1.2-1 Fuels Management. All lots with homes constructed or reconstructed after the adoption of this 
ordinance, within the NWS Earle Military Overlay Zone, regardless of development plan approval date, shall 
be subject to the following fuels management requirements: 

1.2-2 Safety Zone. Brush patches or clusters such as {Pitch Pine} may be left, or planted, or allowed to 
grow in the safety zone, but shall be separated by clear areas of {ten feet (1O')} or more of noncombustible 
materials or grass mowed to not more than {four inches (4")} in height. 

1.2-3 Clearance to Main Structure. No combustible brush, trees or shrubs such as {Gambel oak, conifers, 
junipers and yews} shall be allowed to be left, or planted, or allowed to grow within {fifteen feet (15')} of the 
main structure or significant accessory structure such as sheds, decks, and pergolas. The trunks of 
deciduous trees may be allowed to be planted up to {10 feet (1O')} from structures when approved by the 
Fire Code Official. 

Exception: When approved by the Fire Code Official, small brush patches such as {Gambel oak, 
Mountain mahogany, Rocky Mountain maple, chokecherry, etc}. not exceeding {one hundred square 
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feet (100 sq. ft.)} in size or trees, no larger than {fifteen linear feet (15')} in any direction, may be 
allowed to encroach into this zone. 

1.2-4 Pruning of Limbs. Large trees shall not be allowed to have limbs overlap smaller trees or brush which 
creates ladder fuels and shall be pruned of limbs to a height of up to {ten feet (10')} above the ground while 
maintaining a minimum of {70%} of the crown. Certain tree clusters may be allowed if sufficient clear area 
is provided and approved by the Fire Code Official. 

1.2-5 Clearance of Tree Branches to Structures or Appurtenances. Character tree branches shall not 
extend over or under the roof or eaves, and the canopy or dripline shall not be within {fifteen feet (15')} of 
a deck or similar combustible projection, wood burning appliance or chimney unless approved by the Fire 
Code Official. Character trees shall be defined as existing, mature overstory trees that are unique to the 
site: i.e., species specific or large diameter (>12 inches) or wildlife essential (nesting habitat). 

SECTION 1.3 FIRE PROTECTION SYSTEMS 

3.1-1 Scope. Fire protection system requirements for homes shall only apply to the conditions listed below 
as specifically addressed within {Township/Borough Code}. Fire protection system requirements do not 
apply to any home that is not subject to the requirements of the original within {Township/Borough Code} 
Ordinance regardless of original construction or rebuild date. 

3.1-2 Fire Protection Systems. Homes upon lots within the NWS Earle Military Overlay Zone illustrated on 
development plans approved on or after {April 1, 1993}, shall be required to install a monitored fire alarm 
system or a fire sprinkler system when the lot lies beyond {one thousand feet (1,000')} along a cul-de-sac 
or lies beyond roadways with grades in excess of {ten percent (10%)} if roadways are the primary vehicular 
points of access to the home. Additionally, development plans which contain streets or lots which meet 
these criteria shall contain the following statement: 

At a minimum, a monitored fire alarm system or alternatively, a fire sprinkler system is required 
for residences built upon the following lot(s). The {Township/Borough Code} Fire Department shall 
review all building plans, determine system requirements and issue appropriate permits. A visual 
piping inspection must be secured through the Fire Department prior to requesting the framing 
inspection for fire sprinkler installations. Final inspection and approval of either system must be 
secured through the Fire Department prior to final inspection by the Building Department and/or 
occupancy of the residence. Current and subsequent homeowners shall maintain and keep in 
service required monitored fire alarm and/or fire sprinkler systems in accordance with applicable 
codes and standards. 

SECTION 1.4 ROOF COVERINGS 

4.1-1 Fire Resistive Roofing Materials. After {January 1, 2003}, a class A roof covering (excluding solid 
wood roofing products) shall be installed on all residential occupancies and a minimum class B roof 
covering shall be installed on all remaining occupancies (not to replace class A where already required by 
 the Building Code). This shall be required at the time a permitted roofing or reroofing application is done 
within the limits of the {Township/Borough Code} unless specifically approved by the Fire Code Official. 

93



SECTION 1.5 HARDENED STRUCTURE 

1.5-1 Structure Protection. The following requirements shall be enforced for all homes constructed or 
reconstructed, after the adoption of this ordinance, within the NWS Earle Military Overlay Zone for ignition-
resistant construction and fuels management: 

1. A Class A roof covering (excluding solid wood materials} shall be installed on all Residential
Occupancies and a minimum Class B roof covering shall be installed on remaining occupancies,
unless otherwise permitted.

2. Exterior cladding, eaves and soffits shall be constructed of ignition resistant materials approved
by the Fire Code Official. Approved materials include but are not limited to: fiber-cement board,
stucco, masonry/brick, manufactured stone, and similar materials. Natural wood/cedar siding,
hardboard, vinyl, and similar combustible materials are not allowed.

Exception: Natural wood or plastic products used for {fascia, trim board materials and trim 
accents, such as corbels, false rafter tails, faux trusses, shutters and decorative vents} 
material are allowed when painted or as approved. 

3. For any portion of the attached structure with projections or overhangs, the area below the
structure shall have all horizontal under floor areas enclosed with ignition resistive materials such
as those allowed in item 2, above.

Exception: Exposed heavy timber or dimensional log construction is allowed. 

4. Exterior doors shall be noncombustible or solid core not less than one and three-fourths inches (l
¾"} thick. Windows within doors and glazed doors shall be tempered safety glass or multi-layered
glazed panels.

Exception: Decorative single pane glazing in front entry doors is allowed. 

5. Exterior windows shall be a minimum double pane. Tempered panes are preferable but not
required by this Code.

6. All attic vents shall be screened with wire mesh or hardware cloth having openings no larger than
{one-eighth inch (1 /8")} unless an alternative design or product is allowed by the Fire Code Official.
Soffit vents are allowed.  Gable vents may be allowed but only as approved by the Fire Code
Official.

7. Gutters and downspouts that are of non-combustible construction shall be installed such that the
leading edge of the roof is finished with a metal drip edge so that no wood sheathing is exposed.
The drip edge shall extend into the gutter. Vinyl gutters may be allowed but must have a non-
combustible landing area below the roof line, that is a minimum {five-foot (5')} distance from the
side of the structure or foundation. NOTE: gutter caps are highly encouraged as a home-owner
maintenance item to prevent combustible debris from collecting in the trough.

8. Decks and other habitable spaces shall be of ignition resistant or non-combustible decking
materials, such as composite or metal decking. Wood is not permitted to be used for the decking
surface but can be used for all large structural components and railings.
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9. The base of exterior walls, posts or columns shall be protected on the bottom side with provisions
such as fire-resistant foam or wire mesh having openings no larger than {one-eighth inch (1 /8")}
to protect from ember intrusion and still permit weeping and moisture control.

10. Chimneys serving fireplaces, as well as other heating appliances in which solid or liquid fuels are
used, shall have an approved spark arrestor or cap.

1.5-2 Alternative Materials. Alternative materials or construction methods not specifically addressed in 
section K105.1 may be considered on a case-by-case basis if found to have comparable ignition-resistant 
properties and as approved by the Fire Code Official. 

SECTION 1.6 REVIEW REQUIREMENTS 

1.6-1 Construction Permit Review Requirements: All requirements must be reviewed and approved by the 
Fire Code Official prior to permit issuance and prior to final inspection. A final fire department inspection 
to verify compliance will be required prior to issuance of the Certificate of Occupancy. 

1.6-2. This ordinance shall be in full force and effect from and after its final adoption and publication as 
provided by charter. 

1.6-3 Council deems it appropriate that this ordinance be published by title and summary prepared by the 
Municipal Clerk and that this ordinance shall be available for inspection and acquisition in the office of 
the Municipal Clerk. 

Introduced, read, passed on second reading and ordered published this ___ day of ____, year. 
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MODEL WILDFIRE MITIGATION AND PREVENTION ADVISORY COMMITTEE
RESOLUTION 

RESOLUTION NO. 

WHEREAS, the {Township/Borough} Council (the "Council") of the {Municipality, New Jersey} (the 
"{Township/Borough}") has determined that the risk of wildfire is {extreme/very high/high} in and around 
Naval Weapons Station (NWS) Earle, based on the New Jersey Department of Environmental (DEP) Wildfire 
Fuel Hazard Areas; and 

WHEREAS, climate change is expected to play a role in increases in the frequency and severity of wildfires 
(2020 New Jersey Scientific Report on Climate Change); and 

WHEREAS, in 2019, Congress expanded Environmental Protection Integration Program’s (REPI) primary 
legal authority (10 U.S.C. § 2684a) to add climate change mitigation as a REPI Program core focus; and  

WHEREAS, the 2021 Interim National Security Guidance states that reducing the impacts of climate 
change and extreme weather events on military readiness is a top priority for the U.S. Department of 
Defense. 

NOW, THEREFORE, BE IT RESOLVED BY THE {CITY} COUNCIL OF THE {MUNICIPALITY NAME}: 

Section 1. The Mayor shall appoint a wildfire mitigation and prevention advisory committee to provide 
consultation to the {Municipality Name} Fire Department regarding the use of funds for wildfire mitigation, 
prevention, and evacuation planning efforts. 

Section 2.  The City Clerk and officers of the {Township/Borough} are hereby authorized and directed to 
take all action necessary or appropriate to effectuate the provisions of this resolution. 

Section 3. All actions heretofore taken by the {Township/Borough} Council and officers of the 
{Township/Borough}, not inconsistent with the provisions of this resolution are hereby ratified, approved 
and confirmed. 

Section 4. If any section, paragraph, clause or provision of this resolution shall for any reason be held to 
be invalid or unenforceable, the invalidity or unenforceability of that section, paragraph, clause or provision 
shall not affect any of the remaining provisions of this resolution. 

Section 5. All resolutions, bylaws and regulations of the {Township/Borough} in conflict with this 
resolution, are hereby repealed to the extent of any conflict. This repealer shall not be construed to revive 
any ordinance, resolution, bylaw or regulation, in whole or in part, previously repealed. 

Section 6. This resolution shall be effective upon passage. Dated at {Municipality, New Jersey} this {Day 
of Month Year}. 
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MODEL MILITARY SOUND ATTENUATION OVERLAY (MSAO) DISTRICT 

Statement of Purpose 

Noise generated from military training exercises has the potential to affect quality of life for various 

municipalities near Naval Weapons Station (NWS) Earle. This section establishes standards intended to 

lessen the external noise audible within the interior of noise sensitive structures to a level which greatly 

mitigates the effect on the general welfare of the public. 

(a) Zoning District Establishment and Designation Criteria.

(1) This section establishes a military sound attenuation overlay district as an overlay to the

base zoning districts. Separate ordinances are required to designate an overlay district via the

official rezoning process.

(2) To be designated as a military sound attenuation overlay district, the area must be

identified by the United States military, joint land use study or adopted master plan as being

situated within a noise military influence area or similarly named/designated zone.

(3) The zoning designation for a military sound attenuation overlay district shall consist of a

base zone symbol and the "MSAO" symbol as a suffix (SF-MSAO-1). Military sound

attenuation overlay districts shall be numbered sequentially to distinguish among different

districts, i.e., "MSAO-1," "MSAO-2," etc.

(b) Noise Sensitive Land Uses. The following is a list of noise sensitive land uses subject to this

section:

(1) Residential structures including but not limited to single-family and multi-family dwellings.

(2) Assisted living facilities, nursing facilities, adult day cares, and similar congregated living

uses.

(3) Facilities for religious worship or study.

(4) In-patient medical facilities including but not limited to hospitals and residential treatment

centers.

(5) Funeral homes.

(6) Childcare facilities.

(7) Senior/community centers.

(8) Libraries.

(9) Schools including but not limited to primary and secondary schools, colleges and

universities.

(10) Transient lodgings
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(c) District Standards – NWS Earle Military Influence Area (MIA) (MSAO-1). All habitable portions of

structures occupied by noise sensitive land uses shall be designed and constructed to achieve either:

an outside to inside noise level reduction (NLR) of at least twenty-five (25) a-weighted decibels (dBA),

or be built to the standards set forth in subsection (c)(1)B below.

These standards are required regardless of whether the noise sensitive land use is stand-alone as a 

single use or part of a larger development that may include more than one land use. 

(1) Options for Compliance. Compliance may be demonstrated using one of the following

methods:

A. Use simultaneous noise readings of instantaneous outside and inside noise levels

in accordance with ASTM E 966 to ensure the structure achieves an outside to inside

NLR of at least twenty-five (25) dBA; or

B. Utilize construction materials with a minimum tested or listed sound transmission

class (STC) rating of forty (40), in accordance with ASTM E 90, for walls and ceilings,

and with a minimum tested or listed STC rating for doors and windows as specified

below, in accordance with the following construction methods:

1. Walls. The specific exterior wall assemblies listed below shall include the

interior finishes set forth therein. Exception: Exterior wall assemblies or

materials that have been tested or listed with a minimum STC rating of forty

(40).

a. Brick veneer. When exterior walls are constructed using brick

veneer, a minimum of one-half (½) inch gypsum drywall shall be

applied as the interior finish, or a minimum of three and one-half

(3½) inches of foam insulation shall be sprayed in as allowed by

the building and fire code.

b. Vinyl or cement sidings. When exterior walls are constructed

using vinyl or cement sidings, a minimum of five-eighths (5/8 )

inch gypsum drywall shall be applied as the interior finish, or a

minimum of three and one-half (3½) inches of foam insulation

shall be sprayed in as allowed by the building and fire code.

c. Other assemblies and materials. All other exterior wall

assemblies or materials shall have a tested or listed minimum STC

rating of forty (40).
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2. Roof/Ceiling Assemblies. Roof/ceiling assemblies shall be constructed in

accordance with the requirements of subsections a or b

below. Exception: Roof/ceiling assemblies or materials that have been tested or

listed with a minimum STC rating of forty (40).

a. Ceilings with unconditioned attic space shall be insulated with a

minimum of one-half (½) inch gypsum drywall on the interior

ceiling side covered with a minimum of twelve (12) inches of

blown in fiberglass insulation, or a minimum of three and one-half

(3½) inches of spray foam insulation shall be applied to the

underside of the roof deck as allowed by the building and fire code.

b. Ceilings without attic space above shall be insulated with a

minimum of five-eighths (5/8) inch gypsum drywall on the interior

side filled with a minimum of nine (9) inches of fiberglass batt

insulation with a one (1) inch air space between the roof sheathing

and the fiberglass, or a minimum of three and one-half (3½) inches

of spray foam insulation shall be applied to the underside of the

roof deck as allowed by the building and fire code.

3. Windows. The cavity between the wood framing and the window frame

shall be insulated with fiberglass insulation or foam insulation to the depth of

the window frame.

a. If the exterior windows and doors together comprise no more

than thirty (30) percent of the total exterior wall area, all windows

shall have a minimum tested or listed STC rating of thirty (30).

b. If the exterior windows and doors together comprise more than

thirty (30) percent but no more than forty (40) percent of the total

exterior wall area, all windows shall have a minimum tested or

listed STC rating of thirty-two (32).

c. If the exterior windows and doors together comprise more than

forty (40) percent of the total exterior wall area, all windows shall

have a minimum tested or listed STC rating of forty (40).

4. Doors.

a. If the exterior windows and doors together comprise no more

than thirty (30) percent of the total exterior wall area, all exterior

doors shall have a minimum tested or listed STC rating of thirty

(30).

99



b. If the exterior windows and doors together comprise more than

thirty (30) percent but no more than forty (40) percent of the total

exterior wall area, all exterior doors shall have a minimum tested or

listed STC rating of thirty-two (32).

c. If the exterior windows and doors together comprise more than

forty (40) percent of the total exterior wall area, all exterior doors

shall have a minimum tested or listed STC rating of forty

(40). Exception: An exterior door may have a tested or listed STC

rating of less than forty (40) when installed with a storm door

which when combined, achieve a minimum tested or listed STC

rating of forty (40).

5. Mechanical Systems. Mechanical ventilation systems (HVAC) shall provide

minimum air circulation and fresh air requirements for various uses in

occupied rooms without the need to open any windows, doors, or other

openings to the exterior.

a. In-window, through-wall, or through-floor air conditioning,

ventilating, or heating units may be used if:

i. the above insulation requirements for walls, ceilings,

windows and doors are implemented, or

ii. walls, ceilings, windows and doors have a minimum tested

or listed STC rating of forty (40).

b. Evaporative coolers may be installed if the following is

implemented to reduce sound entering through the unit:

ii. Insert a duct extension with at least two (2) ninety degree

(90º) "elbows" between the structure and the unit.

ii. Add acoustically designed "upducts" in the ceiling of each

room to allow proper circulation of air while windows are

closed.

(2) Certification.

A. Prior to approval of final inspection or issuance of a certificate of occupancy, all

project applicants shall submit to the planning and development services department

a signed statement certifying compliance with this section.
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B. A single certification statement for multiple structures in the same development

may be used as long as the structures implement the same floor plans and

construction methods.
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APPENDIX C - SAMPLE REPI DEED OF EASEMENT 

Appendix C includes a sample REPI Deed of Easement discussed in Section 4.0 of the Next Steps Study. 
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Record and Return to:  Prepared by:  

XXXXXXXXXXXXX  United States of America 
XXXXXXXXXXXXXXXX Department of the Navy  
XXXXX NAVFAC Mid-Atlantic 
XXXXX Asset Management 

SAMPLE REPI DEED OF EASEMENT 

THIS DEED OF EASEMENT (“EASEMENT”), made this ____th day of ________, 20__, by and 
between (insert name of grantor), having a mailing address of ________________________________, 
(“GRANTOR”), and MONMOUTH CONSERVATION FOUNDATION (“MCF”), a non-profit corporation of 
the State of New Jersey having a mailing address of P.O. Box 4150, Middletown, NJ 07748, and the UNITED 
STATES OF AMERICA, acting by and through the DEPARTMENT OF THE NAVY (“NAVY”), having a 
mailing address of Commanding Officer, Naval Facilities Systems Engineering Command, Mid-Atlantic, 9324 
Virginia Avenue, Norfolk, VA 23511, the NAVY and MCF being collectively known and referred to herein as the 
“CO-GRANTEES”. 

RECITALS 

A. WHEREAS, the GRANTOR is the sole owner in fee simple of certain property (“PROPERTY”), identified in
Exhibit A and shown in Exhibit B, located in XX Township, Monmouth County, New Jersey identified on the
tax map as Block XX, Lot XX containing XX acres, and situated near Naval Weapons Station Earle
Monmouth County, New Jersey (“INSTALLATION”).

B. WHEREAS, it is in the public interest to limit development or use of the PROPERTY in the vicinity of the
INSTALLATION that would otherwise be incompatible with the mission of the NAVY.  The objectives are
to ensure public safety, maintain the security and resilience of the INSTALLATION, and suppress wildfire.
In addition, it is in the public interest to preserve habitat, open space, and Agricultural Uses on such
PROPERTY and regional watersheds in a manner that meets the conservation policies of the CO-
GRANTEES and does not interfere, whether directly or indirectly, with current or anticipated military,
testing, training or operations on the INSTALLATION.

C. WHEREAS, the PROPERTY is adjacent to or in the vicinity of the INSTALLATION, and therefore, the
United States of America, acting by and through the Secretary of the NAVY or his or her delegate entered
into an Encroachment and Protection Agreement dated 24 September 2018, as modified, pursuant to 10
U.S.C. § 2684a with MCF and the COUNTY, which are qualified eligible entities, to receive United States
Government (“GOVERNMENT”) contribution(s) to acquire interests in property such as the PROPERTY in
the vicinity of the INSTALLATION, including easements on and over said PROPERTY from GRANTOR to
prevent use and development that would be incompatible with the mission of the INSTALLATION and
otherwise meet the mutual objectives of the CO-GRANTEES and GOVERNMENT.

D. WHEREAS, the NAVY operates out of the INSTALLATION, and its associated ranges and airspace, which
are a set of land, air and sea assets that are critical to maintaining the nation's readiness for warfare,
peacekeeping, and humanitarian missions worldwide.  This area overlies the other environmentally sensitive
areas throughout New Jersey, creating an overlapping interest amongst the CO-GRANTEES.

E. WHEREAS, the future uses of the PROPERTY be confined to such activities as are not inconsistent with the
said purposes or with the covenants, terms, conditions and restrictions (“TERMS”) of this EASEMENT.

103



F. WHEREAS, for the sum of ________ ($______.00) to be paid to the GRANTOR, by the NAVY, and for
other good and valuable consideration from GRANTEES, GRANTOR agrees to for grant this Easement to the
GRANTEES.

NOW, THEREFORE, for the consideration set forth herein, the sufficiency of which is hereby 
acknowledged, the parties hereby agree as follows below. 

ARTICLE 1. GRANT AND DURATION OF EASEMENT 

For the consideration of a monetary payment in the amount of ________________($_____.00), the facts stated in 
the above Recitals (which are hereby incorporated by reference as if set forth in full herein) and the TERMS 
hereinafter set forth, and for other good and valuable consideration, the receipt and sufficiency of which are 
hereby acknowledged by the parties, GRANTOR unconditionally and irrevocably hereby grants and conveys unto 
CO-GRANTEES, their successors and assigns, forever and in perpetuity an Easement to restrict the use and 
development of the PROPERTY that would encumber, impede, limit or otherwise be incompatible with the 
mission of the INSTALLATION with respect to the PROPERTY and to provide a right of entry upon said 
PROPERTY for purposes consistent with the TERMS of this EASEMENT.  

This EASEMENT shall be perpetual, and, as such, it is inheritable and assignable in accordance with Articles 4 
and 12, runs with the land as an incorporeal interest in the PROPERTY, and is enforceable with respect to the 
PROPERTY by the CO-GRANTEES against GRANTOR and all personal or legal representatives, heirs, 
executors, administrators, successors and assigns. 

The PROPERTY is more particularly described in Exhibit “A” and shown in Exhibit “B” to this EASEMENT. 

The tax map reference for the PROPERTY is: 
Township of _____ 
Block _, Lot ___ 

ARTICLE 2. DEFINITIONS 

The following terms shall have the following meanings when used in this document unless the context clearly 
requires otherwise. Terms defined in the singular shall have a correlative meaning when used in the plural and 
vice versa, and other inflected forms of such defined terms shall likewise have correlative meanings.  The word 
“or” may be conjunctive or disjunctive as its usage dictates. 

2.1 The term “Agricultural Use” shall mean the use of the premises for common farm site activities including but 
not limited to: production, harvesting, storage, grading, packaging, processing, and the wholesale and retail 
marketing of crops, plants, animals, and other related commodities, and the use and application of techniques 
and methods of soil preparation and management, fertilization, weed, disease and pest control, disposal of 
farm waste, irrigation, drainage and water management and grazing. 

2.2 The term “Baseline Documentation” means a record prepared by the CO-GRANTEES and signed and 

acknowledged by the GRANTOR, establishing the baseline condition of the PROPERTY at the time of this 

EASEMENT and will outline the Conservation Values within the PROPERTY and include maps, 

photographs, files, and other documentation.  

2.3 The term “Best Management Practices” means those land management practices recommended, from time to 
time, as being best suited to the long-term protection of the resources in question by the applicable resource 
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management agency or, if such agency is no longer in existence, its successor agency, or if no successor 
exists, then such other agency designated by the CO-GRANTEES then serving substantially similar purposes 
and making recommendations or promulgating standards appropriate to the determination of such practices. 

2.4 The term “Conservation Values” means all those natural, scenic, aesthetic, open space, ecological, watershed, 
and Wetland values, as well as Wildlife habitat, soil and water resource quality, groundwater recharge and 
similar features that characterize, are, or become associated with the PROPERTY. The specific Conservation 
Values of the PROPERTY are documented in a Baseline Documentation and Exhibit C. 

2.5 The term “Construct” means to construct, build, install, place, erect, alter, enlarge, manufacture, assemble, or 
fabricate by any means or method; and the term “Constructed” means constructed, built,  installed,  placed,  
erected,  altered,  enlarged,  manufactured,  assembled  or fabricated by any means or method. “Construction” 
is the noun for Construct. 

2.6 The term “Environmental Law” means any federal, state or local law, statute, rule, order, regulation, 
ordinance, code, requirement or ruling now or hereafter in effect, imposed by any governmental authority 
regulating, relating to, or imposing liability or standards of conduct relating to pollution or protection of the 
environment (including, without limitation, ambient air, surface water, groundwater, land surface or 
subsurface strata), public health and safety or employee health and safety. 

2.7 The terms “Forest Stewardship Plan” and “Woodland Management Plan” means plans prepared by a New 
Jersey Department of Environmental Protection-approved forester in that conforms with the requirements of 
New Jersey Administrative Code (N.J.A.C) 7:3-5. 

2.8 The term “Impervious Surface” means surfaces that have been covered by a layer of material that is highly 
resistant to infiltration by water including but not limited to concrete, asphalt, driveways, basketball courts, 
concrete patios, swimming pools and buildings.  

2.9 The term “Invasive Species” means an organism that causes ecological or economic harm in a new 
environment where it is not native.  

2.10 The term “Natural Resources” means any material in its native state, which when extracted, has economic 
value. 

2.11 The term “Person” shall mean an individual, corporation, general partnership, limited partnership, Limited 
Liability Company, trust, association, governmental organization or sub-unit, or any other entity that has its 
own separate status under law. 

2.12 The term “Primary Easement Steward” means the CO-GRANTEE that will be responsible for preparing the 
Baseline Documentation, conducting annual inspections of the PROPERTY, approving requests, and 
investigating compliance issues. 

2.13 The term “Special Events” shall be broadly defined to mean a large-scale planned gathering, program, or 
activity that provides for an agricultural, leisure, social, or cultural experience. Examples include but are not 
limited to weddings, retreats, concerts, seasonal festivals, harvest celebrations, field days, and the like. 

2.14 The term “Sports Complex” means a large and expansive area or facility that incorporates several fields or 
courts dedicated to a sport or series of sports. These types of sports facilities are often used for tournaments 
and leagues because they can hold a significant amount of people to watch the teams play. 

2.15 The term “Structure” means any combination of materials to form a Construction, fabrication, or anything of 
human manufacture, for temporary or permanent occupancy, use or ornamentation, whether Constructed on, 
above or below the surface of the land comprising the PROPERTY, including, but not limited to:  

2.15.1 Houses, cabins, mobile homes, trailers, barns, stables, sheds, silos, greenhouses, outhouses, cabanas, 
and other buildings and similar items of every kind and description. 
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2.15.2 Swimming pools, fences, docks, bridges, decks, satellite dishes and antennae, cellular telephone and 
other towers, signs, storage tanks and other accessory structures and fixed items of equipment. 

2.15.3 Water, sewer, power, fuel and communication lines, other utility systems and related facilities 

2.15.4 Culverts, detention basins, and other storm water or groundwater storage and control facilities. 

2.15.5 Pads, patios, playing courts, riding rings, paddocks, corrals, pens, walkways, roads, driveways, parking 
areas and other areas Constructed of or surfaced with wood, concrete, macadam, brick, paving stones, 
cinder block, gravel, clay, stone dust or other impervious or semi-pervious material. 

2.16 The term “Wildlife” means all undomesticated indigenous and/or migratory animal and avian species, all 
indigenous plants, fungi and organisms that grow or live wild in an area. 

ARTICLE 3. RESTRICTIONS AND PROHIBITIONS 

This article sets forth certain restrictions, prohibitions, and permitted activities and uses under the TERMS of this 
EASEMENT. 

3.1 Extinguishment of Development Rights.  Except as otherwise reserved to GRANTOR in this EASEMENT, 
all development rights of the PROPERTY are hereby released, terminated and extinguished and may not be 
used on or transferred to any portion of the PROPERTY as it now or hereafter may be bounded or described, 
or used or transferred to any other property adjacent or otherwise, nor used for the purpose of calculating 
permissible lot yield of the PROPERTY. 

3.2 Transferable Development Rights. The PROPERTY, and any portion thereof, shall not be included as part of 
the gross area of other property not subject to this EASEMENT for the purposes of determining density, lot 
coverage, or open space requirements under otherwise applicable laws, regulations or ordinances controlling 
land use and building density, nor shall it be used in determining any other permissible residential, 
commercial or Agricultural Uses of another property. No development rights which have been encumbered or 
extinguished by this EASEMENT shall be transferred to any other lands pursuant to a transferrable 
development rights scheme or cluster development arrangement or otherwise. 

3.3 Industrial and Commercial Non-Agricultural Uses. No industrial or commercial uses, other than an 
Agricultural Use shall be allowed on the PROPERTY unless otherwise reserved to the GRANTOR. Home 
offices, subject to the TERMS of the EASEMENT and in accordance with local zoning regulations, are 
permitted. For the purposes of this EASEMENT, a “home office” shall be defined as the area exclusively and 
on a regular basis, used as either a principal place of business or a setting to meet or deal with patients, clients 
or customers.  

3.4 Impervious Cover. Any Structures required for a permitted use shall not cause the total Impervious Surface of 
the PROPERTY to exceed ten (10) percent. 

3.5 Subdivision. There shall be no partition, division or subdivision, legal or de facto, of the PROPERTY, or any 
portion thereof, into more than one ownership.  The PROPERTY may not be divided, partitioned, or 
subdivided, nor conveyed except in its current configuration as an entity. 

3.6 Storage Tanks. No underground storage tanks shall be installed or replaced on the PROPERTY. 

3.7 Subsequent Easements/Restrictions.  The grant of any easements or use restrictions that might diminish or 
impair the Conservation Values of the PROPERTY or otherwise diminish or impair the mission compatibility 
purposes of the PROPERTY is prohibited.  
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ARTICLE 4. GRANTOR’S RESERVED RIGHTS 

The prohibitions set forth in Article 3 notwithstanding, GRANTOR reserves the right to engage in those uses and 
activities described in this Article 4, subject to any and all conditions, limitations and restrictions imposed by law 
or by other applicable provisions of this EASEMENT. 

4.1 Right to Privacy. GRANTOR retains the right to privacy and the right to exclude any member of the public 
from trespassing on the PROPERTY.  This EASEMENT is not intended to create any rights of the public in, 
on, or to the PROPERTY.  GRANTOR shall retain exclusive rights of access to and use of the PROPERTY. 
Nothing herein contained shall be construed to convey the general public any right of access to or use of the 
PROPERTY.   

4.2 Right to Transfer. GRANTOR retains the right to sell, devise, transfer, lease, mortgage or otherwise convey 
the PROPERTY subject to the TERMS of this EASEMENT, and with the express understanding that any 
interest that is granted in the PROPERTY after the execution date of this EASEMENT, shall be subordinate 
to this EASEMENT.  

4.3 Natural Resource Conservation, Restoration and Enhancement Activities.  Notwithstanding any terms 
contained within this EASEMENT, GRANTOR may engage or contract others to engage in any activity 
designed to repair, restore, or otherwise enhance the Conservation Values and Natural Resources found or 
once present on the PROPERTY in a manner that is consistent with the EASEMENT, Environmental Law 
and purpose of the PROPERTY. CO-GRANTEES may contribute to all or a portion of costs of the 
management of the identified Conservation Values and Natural Resources and monitoring and enforcement 
actions as covered in 10 USC 2684a(d)(3). 

4.4 Tree and Woodland Vegetation Management.  GRANTOR reserves the right to plant, grow, remove and 
harvest to manage and steward the forest, and achieve silvicultural goals in accordance with a Forest 
Stewardship Plan or Woodland Management Plan.  Grantor reserves the right to conduct controlled burns to 
mitigate wildfire risks in conjunction with the New Jersey Forest Fire Service or their successor and local 
regulations.  If a plan is not adopted:  

4.4.1  The removal or destruction of living trees having a diameter at breast height greater than ten inches is 
  forbidden without the prior written approval of the Primary Easement Steward. 

4.4.2 Invasive Species and non-native vegetation may be controlled by physical means or through 
     responsible application of herbicides and biological control measures. 

4.4.3 Dead, fallen, diseased or infected trees; tree limbs; and other vegetation that pose a health or safety 
hazard or that obstruct on driveways, utilities, or Structures, lawfully existing on the PROPERTY, may 
be trimmed or removed. 

4.5 Agricultural Use and Production.  GRANTOR retains the right to use the PROPERTY for Agricultural Uses, 
or to permit others to farm the protected PROPERTY, consistent with this EASEMENT, in accordance with 
applicable local, state, and federal laws and regulations. 

4.6 Recreational Activities and Uses.  GRANTOR reserves the right to engage in low impact non-developed 
recreational activities such as hunting, fishing, hiking, bird watching, etc., and to control access of all Persons 
for the purpose of engaging in these activities, provided that these activities do not impact the protection and 
conservation of any Wildlife habitat or other Conservation Values of the PROPERTY or violate other 
provisions of this EASEMENT. 
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4.7 Signage. GRANTOR reserves the right to install signs for identifying the PROPERTY, wayfinding, and 
regulating on-site activities.  Signs must comply with local and state regulations. 

4.8 Road Construction and Maintenance.  Construction and maintenance of farm roads and vehicular access roads 
that may be reasonably necessary and incidental to carrying out uses permitted on the PROPERTY by this 
EASEMENT are permitted in accordance with Article 3.5.  Such roads shall be located to minimize impact to 
the Conservation Values of the PROPERTY.   

4.9 Trails. GRANTOR reserves the right to maintain existing, and clear and maintain new trails provided that no 
trails may be improved with an impervious or semi-impervious material.  GRANTOR may also Construct and 
maintain trail-related improvements reasonably necessary to the safe enjoyment of the public or for the 
control of trail related damage.   

4.10 Utilities.  GRANTOR reserves the right to install, maintain, replace or remove as necessary above or below 
ground utility lines if it does not cause damage or impair the Conservation Values of the PROPERTY. 

4.11 Solar, Wind, and Geothermal Energy Generation.  Installation of solar, wind, or geothermal energy 
infrastructure on the PROPERTY is subject to review and approval of the CO-GRANTEES and local and 
state laws.  The energy generated must not exceed 110% of the PROPERTY’s annual energy and any 
improvements associated with alternative energy shall be located to minimize impact to the Conservation 
Values of the PROPERTY.   

4.12 Special Events.  GRANTOR reserves the right to host events on the PROPERTY with attendance of no more 
than one hundred (100) persons if such events are compatible with the EASEMENT and are consistent with 
local zoning ordinances and pertinent local, state, and federal laws and regulations.  These events may not 
negatively impact the Conservation Values of the Property.  

ARTICLE 5. RIGHTS OF CO-GRANTEES 

This article sets forth certain right of the CO-GRANTEES under this EASEMENT. 

5.1 Access.  To have access to and enter upon the PROPERTY on not less than an annual basis for the purpose of 
inspecting the PROPERTY to monitor compliance with and otherwise enforce the TERMS of this 
EASEMENT. 

5.2 Protection of Conservation Values.  To protect and preserve the Conservation Values, and the open and scenic 
character of the PROEPRTY, subject to the rights reserved to GRANTOR herein, and in connection 
therewith, to determine the consistency of any activity or use for which no express provision is made herein 
with the purposes of EASEMENT and the Conservation Values.  The Conservation Values are noted within 
Exhibit C. 

5.3 Fence Line Maintenance.  If the PROPERTY shares a boundary with the INSTALLATION, the 
GOVERNMENT reserves the right to clear and maintain an open area 10 feet off the INSTALLATION fence 
line.  NAVY security regulations require the INSTALLATION to manage vegetation along security fencing 
to detect unauthorized personnel intrusions.  GRANTOR shall be notified within 90 days of intent of the 
GOVERNMENT to exercise this right. 

ARTICLE 6. PRE-EXISTING USES 

6.1 Pre-Existing Uses Incompatible with Easement. GRANTOR certifies that at the time the parties entered an 
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agreement to purchase and sell this Easement, and at the time of the execution of the EASEMENT, any uses 
of the PROPERTY inconsistent with the TERMS of this EASEMENT as recognized in Exhibit D may be 
continued but the use may not expand or change and, if abandoned, the right to continue the use is 
extinguished.   

ARTICLE 7. NEW AND EXISTING STRUCTURES 

7.1 Existing Residential Structures.  At the time of this conveyance, GRANTOR has XX (X) existing single-
family residential Structures on the PROPERTY, XX (X) residential Structures used for Agricultural Use 
labor purposes, XX (X) apartment Structures as recognized in Exhibit D and the Baseline Documentation. 
GRANTOR may use, maintain, improve and/or replace existing residential Structures on the PROPERTY 
subject to Article 7.4. 

7.2 Reserved Future Residential Structure Opportunity. At the time of this conveyance, GRANTOR has reserved 
the right to Construct XX (X) new (single-family) residential Structure, XX (X) new residential Structures 
used for Agricultural Use labor purposes, XX (X) new apartment Structures on the PROPERTY subject to 
Article 7.4. 

7.3 Existing Non-Residential Structures. If compatible with the TERMS of the EASEMENT, non-residential 
Structures that existed at the time of EASEMENT conveyance may remain and be repaired or replaced 
subject to Article 7.4. Existing non-residential Structures are noted on Exhibit B and the Baseline 
Documentation. 

7.4 Construction or Re-Construction of Structures. The GRANTOR has the right to Construct or re-Construct 
Structures for the permitted uses and activities set forth in Article 4 above, which include Agricultural Use,  
subject to the TERMS of the EASEMENT and subject to review and, or approval as outlined in Article 8 are 
described below: 

7.4.1 Structures which exceed 35 feet in height and/or two stories are prohibited unless approval is granted by 
the CO-GRANTEES.  

7.4.2 Any Structures required for permitted uses shall not cause the total Impervious Surface restriction 
of the PROPERTY to exceed ten (10) percent as described in Article 3.5. 

7.4.3 Structures incidental to passive or low-visitation recreational use such as, but not limited to, sanitary 
facilities and play equipment are permitted provided the same are consistent with the TERMS of this 
EASEMENT. Sports Complexes and stadium lighting are strictly prohibited. 

7.4.4 Any Structure that may be Constructed under Article 7 may be repaired and replaced if such repair 
or replacement complies with this EASEMENT. 

7.4.5 GRANTOR must notify CO-GRANTEES in accordance with Article 8 herein with a request to 
Construct a permitted new Structure as defined in Article 2.22 on the PROPERTY, when the footprint 
of the new Structure will exceed two hundred (200) square feet. 

7.4.6 All Construction or re-Construction of Structures is subject to local zoning regulations and must be 
consistent with permits required and issued by the local municipality and/or the County of Monmouth 
under applicable laws and ordinances for such activities.   

7.4.7 All Construction or re-Construction of Structures must conform to the requirements of applicable 
Environmental Law, including the New Jersey Stormwater Management Regulations (NJAC 7:8). 
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ARTICLE 8. NOTICE AND APPROVALS 

In any provision of this EASEMENT in which the GRANTOR is required to provide notification to and/or obtain 
approval from the CO-GRANTEES, GRANTOR shall provide notification to the person designated by each CO-
GRANTEE as its Primary Easement Steward (“PRIMARY EASEMENT STEWARD”).  The procedures are 
outlined below: 

8.1 In any provision of this EASEMENT in which the GRANTOR is required to provide advance notice to the 
CO-GRANTEES of any activity on the PROPERTY, such notice shall be given to the PRIMARY 
EASEMENT STEWARDS, not less than 30 (thirty) calendar days prior to the planned commencement of the 
activity.   

8.2 The notice shall describe the nature, scope, design, location, timetable, and any other material aspect of the 
PROPERTY activity in sufficient detail to permit CO-GRANTEES to make an informed judgment as to 
whether the activity is consistent with the TERMS of this EASEMENT. 

8.3 Failure of GRANTOR to give such notice shall be deemed a breach of the TERMS of this EASEMENT.  
GRANTOR shall provide any other information or detail as requested by the PRIMARY EASEMENT 
STEWARDS to ensure compliance with this EASEMENT. 

8.4 If CO-GRANTEE approval is required, such approval shall be deemed withheld/disapproved unless the 
PRIMARY EASEMENT STEWARDS provides to the GRANTOR written notice of approval within 30 
calendar days of receipt of said request.  If GRANTOR has received no response after said 30 calendar days, 
GRANTOR may send a second written notice to the PRIMARY EASEMENT STEWARDS requesting a 
statement of the reasons for the disapproval and the PRIMARY EASEMENT STEWARDS shall respond 
within 30 calendar days with an explanation for the specific reasons and basis for its decision to disapprove.  
If the GRANTOR receives no response from either PRIMARY EASEMENT STEWARD within 90 days of 
the original request date, the GRANTOR may move forward with the activity.    

8.5 Within ninety days (90) of receipt of the request where CO-GRANTEES’ approval is required, the 
PRIMARY EASEMENT STEWARDS, on behalf of the CO-GRANTEES, will grant, deny, or withhold its 
approval in writing.  Approval may be denied or withheld upon reasonable determination by the PRIMARY 
EASEMENT STEWARDS that the proposed request would be inconsistent with the purpose of this 
EASEMENT and the restrictions on the use of the PROPERTY included herein.   

8.6 Notification and/or approval shall be submitted in writing to the PRIMARY EASEMENT STEWARDS 
identified below on behalf of the CO-GRANTEES to the address below via certified mail, or by email with a 
copy by 1st class mail). The GRANTOR is responsible for ensuring that both of the PRIMARY EASEMENT 
STEWARDS’ addresses are current at the time of any notification.  Any notice, approval or communication 
by GRANTOR to PRIMARY EASEMENT STEWARDS pursuant to any provision hereof shall be served 
personally or sent by registered or certified mail, return receipt requested, addressed to:  

PRIMARY EASEMENT STEWARD FOR MCF: 
Monmouth Conservation Foundation 

P.O. Box 4150 
Middletown, NJ 07748-4150 

PRIMARY EASEMENT STEWARD FOR NAVY: 
Commanding Officer, NAVFAC Mid-Atlantic 
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9324 Virginia Avenue 
Norfolk, VA  23511-3095 

ARTICLE 9. BASELINE DOCUMENTATION 

In order to establish the uses and condition of the PROPERTY as of the date of this EASEMENT so as to be able 
to properly monitor its future uses and condition and assure compliance with the TERMS hereof, GRANTOR will 
make available to CO-GRANTEES all existing maps, photographs, surveys, plans, reports, studies and other 
documentation in GRANTOR’S possession or control that describe or depict the current uses and condition of the 
PROPERTY.  In addition, CO-GRANTEES shall have the right to prepare such additional documentation, such as 
surveys, metes and bounds descriptions, maps, drawings, photographs, on-site delineations, plant and Wildlife 
inventories, and soil, water and air quality tests, as it deems appropriate. CO-GRANTEES, its agents, employees, 
and consultants, shall have the right to enter upon the PROPERTY at reasonable times and by prior appointment 
for this purpose.  The Baseline Documentation shall constitute an inventory of the PROPERTY’S relevant 
features, conditions and Conservation Values.  The Baseline Documentation shall be kept on file at CO-
GRANTEE’S offices and shall be accessible to GRANTOR upon reasonable notice during normal business hours.  
The parties agree that if a controversy arises about the condition or uses of the PROPERTY as of the date of this 
EASEMENT, the parties may use other relevant or material documents, surveys, reports, and other evidence to 
assist in the resolution of the controversy.  To the extent GRANTOR and CO-GRANTEES have signed or 
initialed the Baseline Documentation, such Baseline Documentation shall be presumed to be a correct depiction of 
the PROPERTY as of the date hereof.  GRANTOR and CO-GRANTEES shall each provide to the other, without 
charge, a copy of all additional documentation concerning the PROPERTY prepared by or for GRANTOR or CO-
GRANTEES, from time to time. 

ARTICLE 10.  MONITORING, ENFORCEMENT AND REMEDIES 

10.1 CO-GRANTEES, and their employees, agents, or authorized representatives, shall have the right to enter the 
PROPERTY and if necessary, the right to enter upon and cross over other lands owned by GRANTOR, 
without  causing  damage  to,  or  undue  interference  with GRANTOR’s use and enjoyment of, such other 
lands, or over which GRANTOR has a right of ingress and egress, at reasonable times for the purpose of 
inspecting and surveying the PROPERTY on no less than an annual basis to determine whether GRANTOR 
is complying with the TERMS of this EASEMENT. Provided, however, that except in cases in which CO-
GRANTEES determines that immediate entry is required to prevent, terminate or mitigate any violation of 
this EASEMENT, such entry shall be upon prior reasonable  notice  to  GRANTOR,  and  CO-GRANTEES  
shall  not  cause  damage  to,  or  unduly  interfere  with GRANTOR’s use and quiet enjoyment of, the 
PROPERTY.   

10.2 In the event of breach by GRANTOR of any TERMS, conditions, or obligations created by this EASEMENT, 
GRANTOR shall be afforded sixty (60) days from the receipt of notice from the Primary Easement Steward 
on behalf of the CO-GRANTEES of non-compliance to cure the subject breach, except where irreparable 
harm may result from any delay in curing a breach.  The Primary Easement Steward may grant a reasonable 
extension of time to complete the cure if it is determined by the Primary Easement Steward to be necessary. If 
the non-compliance is not cured within the sixty (60) days, or by the end of any extension of time is granted 
by the Primary Easement Steward, any or all of the CO-GRANTEES may:   

10.2.1 Take necessary actions to correct the non-compliance and/or to compel compliance.  Upon written 
demand by the CO-GRANTEES, GRANTOR shall reimburse the CO-GRANTEES for its reasonable 
actual costs incurred to correct the non-compliance; and/or 

10.2.2 Institute mediation or other alternative dispute resolution strategy that is agreed to by the parties; or 
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10.2.3 Institute suit to enjoin any breach or enforce any term hereof, including by seeking an injunction.  

10.3 CO-GRANTEES remedies shall be cumulative and shall be in addition to all appropriate legal proceedings 
and any other rights and remedies available to the CO-GRANTEES at law or equity.  If GRANTOR is found 
to have breached any of GRANTOR’s obligations under this EASEMENT, GRANTOR shall reimburse the 
CO-GRANTEES for any costs or expenses incurred by any or all the CO-GRANTEES, including court costs 
and reasonable attorneys’ fees.   

10.4 No failure or delay on the part of the CO-GRANTEES to enforce any Provision of this EASEMENT shall 
discharge or invalidate such Provision or any other Provision or affect the right of the CO-GRANTEES to 
enforce the same in the event of a subsequent breach or default. 

ARTICLE 11. AMMENDMENTS 

Any amendment of this EASEMENT proposed by GRANTOR shall be subject to the written consent of CO-
GRANTEES, which consent may be given or withheld in CO-GRANTEES sole and absolute discretion, and by a 
recorded instrument signed by GRANTOR or then owner of the property and CO-GRANTEES. Any amendment 
of this EASEMENT shall be acceptable to GRANTOR and CO-GRANTEES, provided, however, that CO-
GRANTEES may establish such requirements for the submission of documents as it deems necessary to make the 
determination required or permitted of it hereunder and only if such amendment: (a) results in a neutral or positive 
affect on the Conservation Values that are protected by this EASEMENT; (b) is consistent with the purposes set 
forth in this EASEMENT, including; (c) does not affect the perpetual nature of this EASEMENT; (d) does not 
permit any private inurement or private benefit to any person or entity; (e) does not allow for any additional 
residential structures other than those additional structures, buildings, improvements permitted by this 
EASEMENT on its effective date; (f) affect the perpetual protection of the Conservation Values protected by this 
EASEMENT; and (h) complies with the code including section 170(h).  CO-GRANTEES shall have no right or 
power to agree to any amendment that would result in this EASEMENT failing to qualify as a valid conservation 
easement under New Jersey law or section 170(h) of the code. GRANTOR shall reimburse CO-GRANTEES for 
all expenses, including administrative time, CO-GRANTEES out of pocket expenses and reasonable attorneys’ 
fees and costs, incurred in evaluating, preparing, and executing any amendment.  

ARTICL 12. CONDEMNATION 

  Whenever all or part of the PROPERTY is taken in the exercise of eminent domain, so as to abrogate, in whole 
or in part, the restrictions imposed by this EASEMENT, or this EASEMENT is extinguished, in whole or in part, 
by other judicial proceeding, GRANTOR and CO-GRANTEES shall be entitled to proceeds payable in 
connection with the condemnation or other judicial proceedings in an amount equal to the current fair market 
value of their relative real estate interests. CO-GRANTEES shall then divide the proceeds proportionate to the 
percentage of their original investment.  Any costs of a judicial proceeding allocated by a court to GRANTOR 
and CO-GRANTEES shall be allocated in the same manner as the proceeds are allocated.  Each party will be 
responsible for its own attorneys’ fees and costs. 

ARTICLE 12.  TRANSFER OF EASEMENT 

This easement shall inure to the successors and assigns of the respective CO-GRANTEES, provided they are a 
qualified organization under 26 U.S.C. Section 170(h) of the Internal Revenue Code, as amended, and under New 
Jersey General Statute 15A:1-1 et seq. 

IN WITNESS WHEREOF, GRANTOR and CO-GRANTEES have hereunto set their hands and seals the day and 
year above written. 
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GRANTOR: 

_______________________________(SEAL) 
INSERT NAME 
DATED mm/dd/yyyy 

STATE OF NEW JERSEY, __________ of _______________, TO WIT: 

I HEREBY CERTIFY, that on this _____ day of _______________, 20__, before me the subscriber, a 
Notary Public of the State aforesaid, personally appeared __________________ DATED __/__/____, known to 
me (or satisfactorily proven) to be a GRANTOR of the foregoing DEED OF EASEMENT and acknowledged that 
he/she executed the same for the purposes therein contained and in my presence signed and sealed the same. 

WITNESS my hand and Notarial Seal. 

________________________________ 
Notary Public 
My Commission Expires: ___________ 

ACCEPTED BY CO-GRANTEES: 

MONMOUTH CONSERVATION FOUNDATION 

BY: ______________________________(SEAL) DATE:  ___________ 
XXXXXXX XXXXXX 
Monmouth Conservation Foundation 

NEW JERSEY 

COUNTY OF _________________________ 

I, ____________________________________, a Notary Public in and for the aforesaid County and State, do 
hereby certify that XXXXXX XXXXXXX personally appeared before me this day and acknowledged that due 
execution of the foregoing instrument. 

Witness by hand and official stamp or seal this _____ day of __________________, 20___. 

__________________________________________         (Official Seal) 

Notary Public 

My commission expires:  _______________________ 

THE UNITED STATES OF AMERICA, DEPARTMENT OF THE NAVY 

By:      (SEAL) 
XXXXX XXXXXXX 
NAVFACSYSCOM MIDLANT, Asset Management Real Estate Branch Real Estate Contracting Officer 

COMMONWEALTH OF VIRGINIA 
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__________________ COUNTY 

I, _________________________, a Notary Public for the Commonwealth of Virginia, do hereby certify that 
___________________, whose name as such is signed to the foregoing Agreement has this day acknowledged the 
same before me in the location aforesaid. 

Given under my hand this ____ day of __________, 2022

__________________________________ 
Notary Public 

My Commission Expires:  __________________________________ 

(Seal)

EXHIBIT A is the Legal Description  
EXHIBIT B is the Reduced Survey 
EXHIBIT C are the Conservation Values [as defined in Article 5.2] 
EXHIBIT D Pre-Existing Uses Incompatible with Easement [as defined in Article 6.1] 
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APPENDIX D – SAMPLE LOCAL REGULATIONS 
As discussed in Section 4.0 Toolbox of Land Use Solutions, municipalities may consider requiring that 
subdivision plats and site plans to indicate distance to NWS Earle, its rail corridor, and its pier. 
Municipalities may also consider updating their site plan review checklist to note if “less compatible” 
uses as defined by JLUS 2017 are being proposed in the application. Appendix D takes existing local 
regulations and checklists for each municipality, incorporates language on distance to NWS Earle facilities, 
and flags “less compatible” uses during the development review process.

115



Township of Colts Neck, NJ 
Monday, December 6, 2021 

Colts Neck Township
SAMPLE Chapter 102. Development Regulations 

Part 2. Administrative Provisions; Development Review 

Procedures 

Article V. Development Review Procedures and Plat Details 

§ 102-34. Submission of sketch plat, minor subdivision plat or

minor site plan.

If an informal discussion has not been held on a proposal as outlined above, a sketch plat submission 

is recommended for a major site plan or major subdivision. Whether or not an informal discussion was 

held on a minor site plan or minor subdivision, a sketch plat is required in order to record in the public 

record the plan's classification and to take final action on the application. For a minor subdivision or 

minor site, it is recommended that a plat meeting both sketch plat and minor subdivision or minor site 

plan requirements be submitted. 

A. Filing procedure.

(1) The developer shall file an application for submission with the administrative officer, at least

10 working days prior to the regular meeting of the approving authority, the fee, together with

a minimum of 10 copies of said sketch plat, minor subdivision plat or minor site plan prepared

in accordance with the provisions of this chapter, 10 color copies of an aerial photographic

map depicting the entire tract and all surrounding areas within 1,000 feet; three copies of a

land survey prepared by a licensed surveyor conducted no more than five years prior to the

date of the application, three copies of a freshwater wetland delineation report, one copy of

the sketch plat, minor subdivision plat or minor site plan reduced to an eleven-inch-by- 

seventeen-inch paper and together with three completed applications forms, W-9 taxpayer's

identification number certification, developer's escrow agreement, erosion control agreement,

disclosure statement, hold harmless form, Tax Collector's certification, a Checklist No. 1 or

Checklist No. 2,111 attached hereto for classification of a sketch plat or classification and

approval of a minor subdivision plat or classification and approval of a minor site plan, as well

as separate electronic PDF files for each item listed above. The electronic PDF files shall be

stored in a folder named by the application number and each individual document file name

shall be descriptive of its contents. All resubmissions once an application is deemed complete

for review shall be filed at least 14 days prior to the regular meeting and contain separate

electronic PDF files for each document included in the resubmission. The electronic PDF files

shall be stored in a folder named by the application number and each individual document file

name shall be descriptive of its contents.

[Amended 3-28-2012; 12-14-2016 by Ord. No. 2016-23; 12-14-2016 by Ord. No. 2016-22]

[1] Editor's Note: Checklist Nos. 1 and 2 are included at the end of this chapter.

(2) If a minor subdivision plat or minor site plan is involved that is to be filed, one translucent

tracing cloth master copy of the plat must be provided. In addition, separate deeds covering

easements, dedications or restrictions contained in the approval may be required. Where the

developer does not plan to file the approved plat, five copies of the lot deed(s), deed(s) for
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lands dedicated to the Township for road widening purposes and for any other required 

dedications and/or restrictions and/or easements covered by the approval shall be provided 

and filed by the applicant. The administrative officer shall issue an application number. Once 

an application has been assigned a number, such number shall appear on all papers, maps, 

plats, etc., submitted for processing in conjunction with the subdivision of the lot. 

(3) Within five days of certification of a complete application, the administrative officer shall

forward one copy of the plat to the following:

(a) Township Engineer.

(b) Tax Assessor.

(c) Board of Health.

(d) Environmental Commission.

(e) Shade Tree Commission (as applicable).

(f) Such other Township, county or state officials as directed by the Board.

(4) The applicant shall submit required plats and documents directly to the County Planning

Board and any other county or state agencies as required by law.

B. Action by the approving authority.

(1) The approving authority shall review the submission and take action on rejecting, classifying

and/or approving it. If the application is found to be incomplete, the developer shall be notified,

in writing, of the deficiencies therein by the approving authority or its authorized committee or

designee(s) within 45 days of the submission, or ii shall be deemed to be properly submitted

as a complete application as of the 45 days' date. Within 45 days of the date an application is

certified as complete or within such further lime as may be consented to by the applicant, the

approving authority  shall classify the application as a minor subdivision or minor site plan or

as a major subdivision or major site plan and, if submitted and classified as a combined

sketch plat and minor subdivision plat or minor site plan, the approving authority shall waive

any required notice and public hearing and shall approve, approve with conditions or deny the

minor subdivision  or minor site plan application. The decision shall be in writing and shall be

sent to the applicant and his or her attorney, and a short statement concerning the decision

shall be published as required by this chapter. The approving authority shall not grant

approval of a minor subdivision or site plan until five copies of required deeds dedicating lands

for street rights-of-way and for any other required dedications and/or easements covered by

the approval are provided to the approving authority  if approved plats are not to be filed.

Such deeds are to be approved as to form and content by the Township Engineer and

Township Attorney and proof of filing provided by the applicant.

(2) Whenever review or approval of the application by the County Planning Board is required but

not yet received, the municipal approving authority, in taking action to approve the plat, shall

either grant conditional approval in accordance with § 102-10, Conditional approval, in Article

IV or shall grant approval if the time period in which the county must take action has expired.

(3) Before any plat is approved as a minor subdivision or minor site plan, the developer shall

provide the approving authority with sufficient copies of the plat to be approved to forward and

a copy of the approved plat on a CD in a .dxf GADD format or an approved equivalent. The

approving agency shall, after approval, forward one copy to each of the following, retaining

one copy for its file:

[Amended 5-25-2005]

(a) Township Engineer.

(b) Construction Official.

(c) Tax Assessor.
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(d) Board of Health.

(4) Approval; expiration.

(a) Approval of a minor subdivision shall expire 190 days from the date of the resolution of 
municipal approval unless within such period a performance guaranty which meets the 
requirements of Article IV of this chapter, including guaranties for off-tract improvements, 
if any, and which has been accepted by the Township Committee, and a plat in 
conformity with such approval, including any conditions imposed by the approving 
authority and in conformity with the provisions of the Map Filing Law, P.L. 1960, c. 141 
(N.J.S.A. 46:23-9.9 et seq.), as amended,or a deed clearly describing the approved 
minor subdivision, is filed by the developer with the county recording officer and copies of 
the filed deeds are provided to the approving authority, the Township Engineer and the 
Township Tax Assessor. Any such plat or deed accepted for such filing shall have been 
signed by the Chairman and Secretary of the approving authority (or, in their absence, 
the Vice Chairman or Acting Secretary, respectively).

[Amended 2-13-2013]

[2] Editor's Note: See now N.J.S.A. 46:26B-1 et seq.

(b) The Planning Board may extend the one-hundred-ninety-day period for filing a minor 
subdivision plat or deed pursuant to this subsection if the developer proves to the 
reasonable satisfaction of the Planning Board that the developer was barred or 
prevented, directly or indirectly, from filing because of delays in obtaining legally required 
approvals from other governmental or quasi-governmental entities and that the developer 
applied promptly for and diligently pursued the required approvals. The length of the 
extension shall be equal to the period of delay caused by the wait for the required 
approvals, as determined by the Planning Board. The developer may apply for the 
extension either before or after what would otherwise be the expiration date.

(c) In accordance with N.J.S.A. 40:55D-54, as amended, the county recording officer shall 
notify the approving authority of the filing of any plat within seven days of the filing.

(d) The zoning requirements and general terms and conditions, whether conditional or 
otherwise, upon which minor subdivision or minor site plan approval was granted shall 
not be changed for a period of two years after the date of approval, provided that the 
approved minor subdivision shall have been duly recorded. The Planning Board shall 
grant an extension of this period for a period determined by the Board, but not exceeding 
one year from what would otherwise be the expiration date, if the developer proves to the 
reasonable satisfaction of the Board that the developer was barred or prevented, directly 
or indirectly, from proceeding with the approvals from other governmental entities and 
that the developer applied promptly for and diligently pursued the approvals. A developer 
shall apply for this extension before what would otherwise be the expiration date or 
before the 91st day after the date on which the developer receives the last of the legally 
required approvals from the other governmental entities, whichever occurs later.

(5) When the approving authority determines that any proposed development rnay create, either 
directly or indirectly, an adverse effect on either the remainder of the property being 
developed or nearby property, the approving authority may require the developer to revise the 
plat. Where the remaining portion of the original tract is of sufficient size to be developed or 
subdivided further, the developer may be required to submit a sketch plat of the entire 
remaining portion of the tract to indicate a feasible plan whereby the design of the proposed 
development, together with subsequent subdivision or development, will not create, impose, 
aggravate or lead to any such adverse effect(s).

(6) If classified as a major development or site plan or approved as a minor subdivision or minor 
site plan, a notation to that effect, including the dale of the approving authority's action, shall 
be made on copies of the plat and shall be signed by the Chairman and Secretary of the 
approving authority (or, in their absence, the Vice Chairman or Acting Secretary, respectively), 
except that the minor plats shall not be signed until all conditions are met and/or incorporated
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on the plat. All conditions on minor developments shall be complied with within 190 days of 

the meeting at which conditional approval was granted; otherwise, the conditional approval 

shall lapse unless the time limit is extended by the approving authority. If the plat is classified 

as a major development, sketch plat modifications are not required. 

[Amended 2-13-2013] 

(7) Conditions of approval. All approvals of a minor subdivision or site plan shall be subject to the

following conditions being satisfied within a period of time specified by the Planning Board or

Board of Adjustment prior to the signing of the plat, start of construction and/or issuance of a

building permit:

[Added 2-13-2013]

(a) Submission of additional prints of the plat and attachments for distribution, as required.

(b) In the event that any documents require execution in connection with the approval, such

documents will not be released until all of the conditions of approval have been satisfied,

unless otherwise expressly noted.

(c) No taxes or assessments for local improvements shall be due or delinquent on the

subject property.

(d) The applicant shall pay to the municipality any and all sums outstanding for fees incurred

by the municipality for services rendered by the municipality's professionals for review of

the application for development, review and preparation of documents, inspection of

improvements, and other purposes authorized by the Municipal Land Use Law.[3I The

applicant shall provide such further escrow deposits with the municipality as are

necessary to fund anticipated continuing municipal expenses for such professional

services, if any, in connection with the application for development as may be authorized

by the Municipal Land Use Law.

[3] Editor's Note: See N.J.S.A. 40:550-1 et seq.

(e) The applicant shall furnish such performance guaranties, inspection fees and/or

maintenance guaranties as may be required pursuant to Article IV of this chapter and

which have been accepted by the Township Committee for the purpose of assuring the

installation and maintenance of on-tract/off-tract improvements.

(f) No site work shall be commenced, or plans signed or released or any work performed,

with respect to this approval until such time as all conditions of the approval have been

satisfied or otherwise waived by the Board.

(g) Any and all notes, drawings or other information contained on any approved plans shall

be conditions of this approval.

(h) Nothing herein shall excuse compliance by the applicant with any and all other

requirements of this municipality or any other governmental entity.

(i) In the event that any de minimis exception has been granted from the Residential Site

Improvement Standards (RSIS) in connection with the application, the applicant shall

send a copy of the resolution to the New Jersey Department of Community Affairs,

Division of Codes and Standards, 101 South Broad Street, CN 802, Trenton, New Jersey

08625-0802, within 30 days of the date thereof. Said copy of the resolution shall be

clearly marked on its face with the words "SITE IMPROVEMENT EXCEPTIONS."

U) In the event that the applicant and the approving authority have agreed that exceeding a

standard of the Residential Site Improvement Standards is desirable under the specific

circumstances of the proposed development, such agreement to exceed Residential Site 

Improvement Standards (RSIS) shall be placed, in writing, by the developer and 

transmitted forthwith to the New Jersey Department of Community Affairs, Division of 

Codes and Standards, 101 South Broad Street, CN 802, Trenton, New Jersey 08625- 

0802. 
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(k) All special conditions shall be included as notes on the plans.

(I) The applicant shall comply with the requirements of the municipal ordinances with

respect to its affordable housing obligation by either providing the required affordable

housing on site, providing affordable housing off site or making a contribution of an

affordable housing fee pursuant to the applicable statutes and municipal ordinances.

(m) The resolution does not constitute a permit for the construction of the approved

improvements. The applicant shall be responsible for obtaining any and all other permits

and approvals required prior to the commencement of any development activities,

including, but not limited to, NJDOT, NJDEP, Monmouth County Planning Board,

Freehold Soil Conservation District (Regional) in addition to any and all building and

construction permits required by the municipality. All work performed shall be in

accordance with, and shall not deviate from, the approved plans and all applicable

federal, state, county and local laws, rules and regulations.

§ 102-36. Submission of preliminary plat.

Preliminary plats are required for all major site plans and major subdivisions. 

A. Filing procedure.

(1) The developer shall file an application for submission with the administrative officer, at least

45 days prior to the regular meeting of the approving authority, 10 copies of the preliminary

plat of the proposed development, prepared in accordance with the provisions of this chapter,

10 color copies of an aerial photographic map depicting the entire tract and all surrounding

areas within 1,000 feet, three copies of a land survey prepared by a licensed surveyor

conducted not more than five years prior to the application, three copies of the freshwater

wetland delineation report, three copies of the site investigation and soil sampling report

pursuant to§ 102-71.1, one copy of the preliminary subdivision plat or preliminary site plan

reduced to an eleven-inch-by-seventeen-inch paper, three completed copies of the application

forms and applicable checklist and three copies of any protective and/or restrictive covenants

or deed restrictions applying to the land being developed. The application shall also be

accompanied by three copies of the drainage calculations as prescribed in Part 3 and all other

required documents, and the required fee(s) and escrow deposits, as well as separate

electronic PDF files for all documents listed above. The electronic PDF files shall be stored in

a folder named by the application number and each individual document file name shall be

descriptive of its contents. All resubmissions once an application is deemed complete for

review shall be filed at least 14 days prior to the regular meeting and contain separate

electronic PDF files for each document included in the resubmission. The electronic PDF files

shall be stored in a folder named by the application number and each individual document file

name shall be descriptive of its contents.

[Amended 3-28-2012; 12-14-2016 by Ord. No. 2016-23]

(2) The application shall be accompanied by three copies of the following: a completed

application form, a completed and notarized indemnification and hold harmless form or a

certificate of insurance rendering the Township and its officers and engineer harmless from

any loss due to damage resulting from the grading, drainage or development of the property

and any off-site improvements and from any liability during construction; a properly executed

and dated Colts Neck Township erosion control agreement; a Tax Collector's certification, a

W-9 taxpayer's identification number and certification; a developer's escrow agreement, a

traffic engineer's study, if and as required by the approving authority, analyzing peak hour

impacts related to total traffic, turning movements related to the site, the impact on nearby

intersections, changes in the level of service on the abutting or nearby roads and

intersections, the adequacy of off-street parking and other data as may be appropriate to the

application, with conclusions for improvements, such as but not limited to, right-of-way or

pavement widening, land channelization, traffic signal needs, traffic signage and sight
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distance improvements; a complete environmental impact report (EIR) in accordance with 

provisions of Part 3 of this chapter, together with any request of specific waivers; as well as 

separate electronic files for all documents listed above. The electronic PDF files shall be 

stored in a folder named by the application number and each individual document file name 

shall be descriptive of its contents. All resubmissions once an application is deemed complete 

for review shall be filed at least 14 days prior to the regular meeting and contain separate 

electronic PDF files for each document included in the resubmission. The electronic PDF files 

shall be stored in a folder named by the application number and each individual document file 

name shall be descriptive of its contents. Any request(s) for waivers or an exemption of the 

entire EIR shall be accompanied by a written assessment supporting such request(s). 

[Amended 3-28-2012; 12-14-2016 by Ord. No. 2016-23] 

(3) An application by a corporation or partnership shall be accompanied by ownership information

per Subsection C, N.J.S.A. 40:55D-48.1 and 40:55D-48.2, as amended.

B. Action by the approving authority.

(1) The approving authority shall review the submission for its completeness. If found to be

incomplete, the applicant shall be notified, in writing, of the deficiencies therein by the

approving authority or its authorized committee or designee(s) within 45 days of submission

of an application, or it shall be deemed to be properly submitted as a complete application as

of the 45 day's date.

(2) Application requirements.

(a) The administrative officer shall issue an application number, and thereafter it shall appear

on all papers, maps, plats, etc., submitted for processing in conjunction with the

application. Within five days of certification of complete application, the administrative

officer shall submit copies of the plat and supporting data to each of the following:

[1] Township Engineer.

[2] Shade Tree Commission.

[3] Board of Health.

[4] Environmental Commission.

[5] Tax Assessor (two).

[6] Any other agency or person, as directed by the approving authority for their review or

action.

(b) The applicant shall apply directly to the Monmouth County Planning Board for preliminary

major subdivision or preliminary major site plan approval and to the Freehold Soil

Conservation District for certification of plans pursuant to the Soil Erosion and

Sedimentation Control Act, Chapter 251 of the Public Laws of1975, as amended)1l

[1] Editor's Note: See N.J.S.A. 4:24-39 et seq.

(c) If the proposed development requires New Jersey Department of Environmental

Protection or other county, state or United States government certification, approvals,

permits or other documents for water supply and/or sewerage facilities, stream

encroachment, freshwater wetlands or other matters, the application shall not be

approved until the applicant has provided the approving authority with copies of the

required documents; the approving authority conditions its approval on receipt of such

required documents; or applicable time limits have expired.

(d) For those applications requiring approval within 45 or 95 days of certification of a

complete application, the approving authority shall not grant preliminary approval until a

report, in writing, has been received from the County Planning Board and Freehold Soil

Conservation District or the thirty-day period in which it is required to act has expired. For
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those applications requiring approval within 95 days of certification of a complete 

application, the approving authority shall not grant preliminary approval until the 

approving authority either receives a report, in writing, from those to whom copies of the 

plat have been forwarded or until the following time period expires. Each shall have 30 

days from referral of the plat to report to the approving authority, unless otherwise stated 

herein. If the report recommends changes in the developer's proposal, such report shall 

state the reasons therefor. If any agency or person fails to report to the approving 

authority within the thirty-day period or such other period stated herein, the Planning 

Board is released from the requirement to have such a report before taking action on the 

application. Upon mutual agreement between the County Planning Board and the 

approving authority, with approval of the applicant, the thirty-day period for the County 

Planning Board report may be extended for an additional 30 days, and any extension 

shall so extend the time within which the approving authority is required to act. 

(3) Upon certification of a complete application for a major preliminary subdivision and after

holding a public hearing, the approving authority shall grant or deny preliminary subdivision

approval within the following time periods or within such further time as may be consented to

by the applicant. In the event that the escrow account has not been replenished as required in

§ 102-158(4) and there are insufficient funds to proceed with the application in a timely

manner and the Township has been denied professional expertise or other data deemed

necessary by the approving authority as a result of insufficient funds, the approving authority

may either deny or dismiss the application unless the applicant replenishes the escrow

account as required and grants an extension of time within which to act in the event that an

extension is needed to provide the time in which to obtain reports and other data using the

recent escrow deposit.

(a) A subdivision plat involving 10 lots or fewer: within 45 days of the date of certification of a

complete application.

(b) A subdivision plat involving more than 10 lots: within 95 days of the dale of certification of

a complete application. Otherwise, the approving authority shall be deemed to have

granted preliminary subdivision approval.

(4) Action on application.

(a) Upon certification of a complete application  for a major site plan and after holding a

public hearing, the approving authority shall grant or deny preliminary site plan approval

within the following time periods or within such further time as may be consented  to by

the applicant. In the event that the escrow account has not been replenished as required

in § 102-158(4) and there are insufficient funds to proceed with the application in a timely

manner and the Township has been denied professional expertise or other data deemed

necessary by the approving authority as a result of insufficient funds, the approving

authority may either deny or dismiss the application unless the applicant replenishes the

escrow account as required and grants an extension of time within which to act in the

event that an extension is needed to provide the time in which to obtain reports and other

data using the replenished escrow deposit.

[1] A site plan which involves 10 acres of land or less and 10 dwelling units or less:

within 45 days of the date of certification of a complete application.

[2] A site plan which involves more than 10 acres or more than 10 dwelling units: within

95 days of the date of certification of a complete application.

(b) Otherwise, the approving authority shall be deemed to have granted preliminary site plan

approval.

(c) Action shall be taken on a preliminary site plan without a public hearing unless, in the

opinion of the approving authority, the proposed use, proposed intensity of development,

location of the tract, traffic conditions, environmental concerns or any other aspect

covered by review are of sufficient concern that the approving authority desires to receive
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the public's comments. Where a public hearing is scheduled for a site plan, no action 

shall be taken until completion of the public hearing, and the scheduling and notification 

for the hearing shall be in accordance with this chapter for public hearings. 

(5) If the approving authority requires or the applicant proposes any substantial amendment  in

the layout or improvements in either a site plan or subdivision as originally proposed by the

developer, an amended application and additional fee for development shall be submitted and

proceeded upon, as in the case of the original application for development.

(6) The approving authority may approve, disapprove or approve with conditions the application.

Such action shall not take place until after any required public hearing has been conducted

and due consideration has been given to all reports received from other officials and bodies to

which the application was referred. The decision shall be in writing and shall be sent to the

applicant and his or her attorney, and notification shall be sent to the newspaper as required

by § 102-24, Public hearings and notices, in Article IV. If the approving authority grants

preliminary approval, its chairman and secretary (or vice chairman or acting secretary, in their

absence, respectively) and Township Engineer shall sign the first page of the plat, indicating

his or her approval. If the plat is conditionally approved, it shall not be signed until all

temporary conditions of approval are complied with. If all temporary conditions of approval are

not complied with within 180 days from the date of the meeting at which a plat was

conditionally approved, the conditional approval shall lapse, unless this time limit is extended

by the approving authority.

(7) Before approval of the plat, the developer shall provide the approving authority with sufficient

copies of the plat to be approved, and the approving authority shall, after approval, forward

one copy to each of the following and retain one copy for its files:

(a) Shade Tree Commission.

(b) Township Engineer.

(c) Tax Assessor.

(d) Township Board of Health.

(e) Construction Official.

(f) The developer, for compliance with final approval requirements.

(g) Such other Township, county or state officials as directed by the Board.

(8) Preliminary approval shall, except as provided in Subsection B(B)(d) below, confer upon the

applicant the following rights for a three-year period from the date of the preliminary approval;

otherwise the approval shall be void after the three-year interval, unless an extension is

granted.

(a) The general terms and conditions on which preliminary approval was granted shall not be

changed, including, but not limited to, use requirements; layout and design standards for

streets, curbs and sidewalks; lot size, yard dimensions and off-tract improvements; and

any requirements peculiar to site plan approval, except that nothing herein shall be

construed to prevent the Township from modifying by ordinance such general terms and

conditions of preliminary approval as related to public health and safety, which shall then

become applicable to the approved preliminary application. No site work shall be

commenced, or any work performed, with respect to the preliminary approval until such

time as final approval is granted and all conditions of final approval have been satisfied or

otherwise waived by the Board.

[Amended 2-13-2013]

(b) The applicant may submit for final approval, on or before the expiration date  of

preliminary approval, the whole or a section or sections of the preliminary plat; however,

all sections must be submitted by the expiration date; and
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(c) The applicant may apply for and the approving authority may grant extensions on such

preliminary approval for additional periods of at least one year, but not to exceed a total

extension of two years, provided that if the design standards have been revised by

ordinance, such revised standards may govern. The effect of preliminary approval shall

be that preliminary approval of a major subdivision or of a site plan shall, except for a

subdivision or site plan for an area of 50 acres or more, confer upon the applicant the

rights set forth in this subsection for a three-year period from the date on which the

resolution of preliminary approval is adopted. See also Subsections B(B)(f) and (g) of this

section.

(d) In the case of a development for an area of 50 acres or more, the approving authority

may grant the rights referred to in Subsection B(B)(a), (b) and (c) above for such period

of time, longer than three years, as shall be determined by the approving authority to be

reasonable, taking into consideration the number of dwelling units permissible under

preliminary approval and the potential number of dwelling units of the section(s) awaiting

final approval, economic conditions and the comprehensiveness of the development,

provided that if the design standards have been revised, such revised standards may

govern.

(e) Preliminary plat approval shall not be transferable or assignable to an individual,

partnership or corporation without the consent of the approving authority and upon a

review of the terms and conditions of the proposed subdivision; such consent shall not be

unreasonably withheld.

(f) Whenever the Planning Board grants an extension of preliminary approval pursuant to

Subsection B(B)(c) or (d) of this section and preliminary approval has expired before the

date on which the extension is granted, the extension shall begin on what would

otherwise be the expiration date. The developer may apply for the extension either before

or after what would otherwise be the expiration date.

(g) The Planning Board shall grant an extension of preliminary approval for a period

determined by the Board, but not exceeding one year from what would otherwise be the

expiration date, if the developer proves, to the reasonable satisfaction of the Board, that

the developer was barred or prevented, directly or indirectly, from proceeding with the

development because of delays in obtaining legally required approvals from other

governmental entities and that the developer applied promptly for and diligently pursued

the required approvals. A developer shall apply for the extension before what would

otherwise be the expiration date of preliminary approval or the 91st day after the

developer receives the last legally required approval from other governmental entities,

whichever occurs later. An extension granted pursuant to this subsection shall not

preclude the Planning Board from granting an extension pursuant to Subsection B(B)(c)

or (d) of this section.

(9) When the approving authority determines that any proposed development may create, either

directly or indirectly, an adverse effect on either the remainder of the property being

developed or nearby property, the approving authority may require the developer to revise the

plat. Where the remaining portion of the original tract is of sufficient size to be developed or

subdivided further, the developer may be required to submit a sketch plat of the entire

remaining portion of the tract to indicate a feasible plan whereby the design of the proposed

development, together with subsequent subdivisions or development, will not create, impose,

aggravate or lead to any such adverse effect(s).

§ 102-37. Submission of final major subdivision plat or major site

plan plat.

A. Filing procedure.
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(1) The developer shall file an application for submission with the administrative officer, at least

10 working days prior to the regular meeting of the approving authority, and the fee, together

with two translucent Mylar master copies of a final major subdivision plat and 10 paper

copies; 10 color copies of an aerial photographic map depicting the entire tract and all

surrounding areas within 1,000 feet; three copies of a land survey prepared by a licensed

surveyor, conducted not more than five years prior to the date of the application; three copies

of the Freshwater Wetland Delineation Report; one copy of the final subdivision plat or final

site plan reduced to an eleven-inch-by-seventeen-inch paper and three completed application

forms and Checklist No. 4, attached hereto, for final major subdivision or major  site plan

plats for which approval is requested, together with a certificate from the Township Tax

Collector stating that all real estate taxes levied against the property being developed have

been paid to date; a W-9 taxpayer identification number and certification form; a developer's

escrow agreement; an erosion control agreement; a disclosure statement pursuant to

N.J.S.A. 40:55D-48.1; a hold harmless/indemnification form; separate electronic PDF files for

each item listed above. The electronic PDF files shall be stored in a folder named by the

application number and each individual document file name shall be descriptive of its

contents; and such other certificates of approval required by this chapter or by law. A Mylar

master copy is not required for major site plan approval. All plats are to be prepared in

accordance with provisions of this chapter. The developer shall pay the required fee. The

developer shall also file 10 copies of the plats granted preliminary approval, reissued to show

"For Final Approval" in the title and to show any changes since preliminary approval including

updating of the index sheet, in detail. For both major final subdivision and site plans, separate

deeds of easement or other deeds contained in the conditional approval may be required prior

to full approval. All resubmissions, once an application is deemed complete for review, shall

be filed at least 14 days prior to the regular meeting and shall contain separate electronic

PDF files for each document included in the resubmission. The electronic PDF files shall be

stored in a folder named by the application number and each individual document file name

shall be descriptive of its contents.

[Amended 3-28-2012; 2-13-2013; 12-14-2016 by Ord. No. 2016-23]

[1] Editor's Note: Checklist No. 4 is included at the end of this chapter.

(2) The approving authority shall review the submission for its completeness. If found to be

incomplete, the applicant shall be notified, in writing, of the deficiencies therein by the

approving authority or its authorized committee or designee(s) within 45 days of submission

of an application, or it shall be deemed to be properly submitted as a complete application as

of the 45 days' date.

(3) The approving authority or its authorized committee or designee(s) shall, within five days of

certification of a complete application of said final major subdivision or major site plan,

forward a copy thereof to each of the following:

(a) Township Engineer.

(b) Such other Township, county or state officials as directed by the approving authority. The

applicant shall apply directly to the County Planning Board for final approval.

[2] Editor's Note: Former Subsection A(4), regarding utilities and improvements, which
immediately followed this subsection, was repealed 2-13-2013.

8. Action by the approving authority.

(1) The approving authority shall grant final approval if the administrative officer finds that

sufficient funds are on deposit to pay all outstanding construction inspection fees and if the

detailed drawings and specifications of the application for final approval conform to the

standards established by ordinance for final approval, the conditions of preliminary approval

and, in the case of a major subdivision, the standards prescribed by the Map Filing Law,

N.J.S.A. 46:23-9.9 et seq., as amended, provided that in the case of any development, the

approving authority may permit minimal deviations from the conditions of preliminary approval

necessitated by change of conditions beyond the control of the developer since the date of
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preliminary approval or other changes approved by the Township Engineer, without the 

developer being required to submit an amended application for development for preliminary 

approval. 

(2) Final approval shall be granted or denied within 45 days after certification of a complete

application by the administrative officer or within such further time as may be consented to by

the applicant. An approved final plat shall be signed by the chairman and secretary of the

approving authority (or the vice chairman or acting secretary in their absence, respectively).

Failure of the approving authority to act within the period prescribed shall constitute final

approval, and a certificate of the administrative officer as to the failure of the approving

authority to act shall be issued on request of the applicant, and it shall be sufficient in lieu of

the written endorsement or other evidence of approval herein required and shall be so

accepted by the county recording officer for purposes of filing subdivision plats.

(3) Whenever review or approval of the application by the County Planning Board is required by

N.J.S.A. 40:27-6.3 or N.J.S.A. 40:27-6.6, as amended, the Township approving authority may

condition any approval that it grants upon timely receipt of a favorable report on the

application by the County Planning Board.

(4) The zoning requirements applicable to the preliminary approval first granted and all other

rights conferred upon the developer pursuant to the Municipal Land Use Law, as amended,131

whether conditionally or otherwise, shall not be changed for a period of two years after the

date on which the resolution of final approval was adopted. If the developer has followed the

standards prescribed for final approval and requests a time extension, the approving authority

may extend such period of protection for extensions of one year, but not to exceed three

extensions. Upon granting of final approval, the rights conferred upon the applicant by the

granting of preliminary approval shall be terminated upon final approval. See also Subsection

B(8) and (9) of this section.

[3] Editor's Note: See N.J.S.A. 40:55D-1 et seq.

(5) In the case of a subdivision or site plan for a planned development of 50 acres or more or a

conventional subdivision or site plan of 150 acres or more or a site plan for development of a

nonresidential floor area of 200,000 square feet or more, the approving authority may grant

the rights referred to in the above subsection for such period of time, longer than two years,

as shall be determined by the approving authority to be reasonable, taking into consideration

the number of dwelling units and the nonresidential floor area permissible under final

approval, the economic conditions and the comprehensiveness of the development. The

developer may apply for, thereafter, and the approving authority may thereafter grant an

extension of final approval for grant, an extension of final approval for such additional period

of time as shall be determined by the approving authority to be reasonable, taking into

consideration the number of dwelling units and nonresidential floor area permissible under

final approval, the number of dwelling units and the nonresidential floor area remaining to be

developed, the economic conditions and the comprehensiveness of the development.

(6) Final approval of a major subdivision shall expire 95 days from the date of signing of the plat,

unless, within such period, the plat shall have been duly filed by the developer with the county

recording officer. The approving authority may, for good cause, extend the period for

recording for an additional period not to exceed 190 days from the date of signing of the plat

as provided by applicable law. No subdivision plat shall be accepted for filing by the county

recording officer until it has been approved by the approving authority, as indicated on the plat

by the signatures of the Chairman and Secretary of the Planning Board, or a certificate has

been issued as to the failure of the approving authority to act within the required time. If the

county recording officer records any plat without such approval, such recording shall be

deemed null and void, and upon request of the municipality, the plat shall be expunged from

the official records. It shall be the duty of the county recording officer to notify the approving

authority, in writing, within seven days of the filing of any plat, identifying such plat by its title,

date of filing and official number. The Planning Board may extend the ninety-five-day or one- 

hundred-ninety-day period if the developer proves to the reasonable satisfaction of the
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Planning Board that the developer was barred or prevented, directly or indirectly, from filing 

because of delays in obtaining legally required approvals from other governmental or quasi- 

governmental entities and that the developer applied promptly for and diligently pursued the 

required approvals. The length of the extension shall be equal to the period of delay caused 

by the wait for the required approvals, as determined by the Planning Board. The developer 

may apply for an extension either before or after the original expiration dale. 

(7) Before approval of the plats, the developer shall provide the approving authority with sufficient

copies of the plat to be approved and a copy of the approved plat on a CD in a .dxf CADD

format or an approved equivalent. The approving authority shall, after approval, forward one

copy to each of the following and retain one copy for its files:
[Amended 5-25-2005]

(a) Township Engineer.

(b) Construction Official.

(c) Tax Assessor.

(d) Board of Health.

(e) Such other Township, county or state officials as directed by the Board.

(8) Whenever the Planning Board grants an extension of final approval pursuant to Subsection

8(4) or (5) of this section and final approval has expired before the date on which the

extension is granted, the extension shall begin on what would otherwise be the expiration

dale. The developer may apply for the extension either before or after what would otherwise

be the expiration date.

(9) The Planning Board shall grant an extension of final approval for a period determined by the

Board, but not exceeding one year from what would otherwise be the expiration date, if the

developer proves, to the reasonable satisfaction of the Board, that the developer was barred

or prevented, directly or indirectly, from proceeding with the development because of delays

in obtaining legally required approval from other governmental entities and that the developer

applied promptly for and diligently pursued these approvals. A developer shall apply for the

extension before what would otherwise be the expiration date of final approval or the 91st day

after the developer receives the last legally required approval from other governmental

entities, whichever occurs later. An extension granted pursuant to this subsection shall not

preclude the Planning Board from granting an extension pursuant to Subsection A or B of this

section.

C. Conditions of approval. All approvals of a final plat of a major subdivision or site plan shall be

subject to the following conditions being satisfied within a period of time specified by the Planning

Board or Board of Adjustment prior to the signing of the plat, start of construction and/or issuance

of a building permit:

[Added 2-13-2013]

(1) Submission of additional prints of the plat and attachments for distribution, as required.

(2) In the event that any documents require execution in connection with the approval, such

documents will not be released untiI all of the conditions of approval have been satisfied,

unless otherwise expressly noted.

(3) No taxes or assessments for local improvements shall be due or delinquent on the subject

property.

(4) The applicant shall pay to the municipality any and all sums outstanding for fees incurred by

the municipality for services rendered by the municipality's professionals for review of the

application for development, review and preparation of documents, inspection of

improvements, and other purposes authorized by the Municipal Land Use Law. The

applicant shall provide such further escrow deposits with the municipality as are necessary to
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fund anticipated continuing municipal expenses for such professional services, if any, in 

connection with the application for development as may be authorized by the Municipal Land 

Use Law. 

[4] Editor's Note: See N.J.S.A. 40:55D-1 et seq.

(5) The applicant shall furnish such performance guaranties, inspection fees and/or maintenance

guaranties as may be required pursuant to Article IV of this chapter and which have been

accepted by the Township Cornrnittee for the purpose of assuring the installation and

maintenance of on-tract/off-tract improvements.

(6) No site work shall be commenced, or plans signed or released or any work performed, with

respect to this approval until such time as all conditions of the approval have been satisfied or

otherwise waived by the Board.

(7) Any and all notes, drawings or other information contained on any approved plans shall be

conditions of this approval.

(8) Nothing herein shall excuse compliance by the applicant with any and all other requirements

of this municipality or any other governmental entity.

(9) In the event that any de minimis exception has been granted from the Residential Site

Improvement Standards (RSIS) in connection with the application, the applicant shall send a

copy of the resolution to the New Jersey Department of Community Affairs, Division of Codes

and Standards, 101 South Broad Street, CN 802, Trenton, New Jersey 08625-0802, within 30

days of the date thereof. Said copy of the resolution shall be clearly marked on its face with

the words "SITE IMPROVEMENT EXCEPTIONS."

(10) In the event that the applicant and the approving authority have agreed that exceeding a

standard of the Residential Site Improvement Standards is desirable under the specific

circumstances of the proposed development, such agreement to exceed Residential Site

Improvement Standards (RSIS) shall be placed, in writing, by the developer and transmitted

forthwith to the New Jersey Department of Community Affairs, Division of Codes and

Standards, 101 South Broad Street, CN 802, Trenton, New Jersey 08625-0802.

(11) All special conditions shall be included as notes on the plans.

(12) The applicant shall comply with the requirements of the municipal ordinances with respect to

its affordable housing obligation by either providing the required affordable housing on site,

providing affordable housing off site or making a contribution of an affordable housing fee

pursuant to the applicable statutes and municipal ordinances.

(13) The resolution does not constitute a permit for the construction of the approved

improvements. The applicant shall be responsible for obtaining any and all other permits and

approvals required prior to the commencement of any development activities, including, but

not limited to, NJDOT, NJDEP, Monmouth County Planning Board, Freehold Soil

Conservation District (Regional) in addition to any and all building and construction permits

required by the municipality. All work performed shall be in accordance with, and shall not

deviate from, the approved plans and all applicable federal, state, county and local laws, rules

and regulations.

§ 102-38. Plat design standards for subdivision plats.

A. Plat conformity. (See also Part 3.)

(1) No development application shall be accepted unless submitted in plat form, and no plat shall

be accepted for consideration unless it conforms to the following requirements as to form,

content and accompanying information and complies with the provisions of N.J.S.A. 46:23-1

et seq., as amended.I11 All plats shall be drawn by a land surveyor, as required by law,

licensed to practice in the State of New Jersey and shall bear the signature, seal, license
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number and address of the land surveyor, except that plats submitted under the informal 

discussion provisions of Article V are exempt from this requirement. All drawings of 
improvements shall be drawn to comply with the Route 34, Colts Neck, Highway Access 

Management Plan for developments located in the area included in that Plan, and shall be 

signed and sealed by a licensed professional engineer of the State of New Jersey if they are 

a part of an application requiring formal approval. All landscaping plans shall be prepared by 

a professional licensed landscape architect and/or engineer. Each such person shall affix his 

or her name, title, address and signature and seal to such plans. All landscaping shall fully 

comply with and be installed and planted in accordance with the Colts Neck Township Shade 

Tree Commission Planting Specifications, as well as in conformance with any conditions 

stated in the resolution approving a development. 

[Amended 8-13-1997; 10-11-2017] 

[1] Editor's Note: See now N.J.S.A. 46:26-26B-1 et seq.
[2] Editor's Note: See§ 102-33.

(2) All plats shall be submitted on one of the four following standard sheets sizes: 8 1/2 inches by

13 inches, 24 inches by 36 inches, 15 inches by 21 inches or 30 inches by 42 inches.

B. Minor subdivision plat for classification and approval.

(1) A minor subdivision plat shall be clearly and legibly drawn at a scale of one inch equals 30

feet or less for a tract up to five acres in size, one inch equals 50 feet or less for a tract

between five acres and 40 acres in size, one inch equals 100 feet or less for a tract between

40 acres and 150 acres in size or one inch equals 200 feet or less for a tract of 150 acres or

more and shall be titled as a plat for classification and minor subdivision approval. The plat

shall be designed in compliance with the provisions of Parts 3 and 4 of this chapter and, in

addition, shall show the following information:

(a) The entire tract(s) being subdivided, together with the acreage of the entire tract, the

location and number of new lots being created, the required and proposed area,

dimensions, setbacks, total coverage, building coverage and building height of each lot

and a copy of any existing or proposed covenants and deed restrictions applying to the

land being subdivided.

[Amended 3-28-2012)

(b) All existing and proposed property lines within and immediately adjoining the tract, and all

lots lines to be eliminated.

(c) All buildings and structures and natural features, wetlands, floodplains, special water

resource protection areas, riparian buffers, wooded areas, streams, lakes, ponds and

conservation, open space, drainage and utility right-of-way easements, landscape

easements and all other easements within the limits of the tract(s) being subdivided and

any within 200 feet thereof, including the location, size and direction of flow of all

streams, brooks, drainage structures and drainage rights-of-way and/or easements. All

on-site structures shall contain a note indicating which will be destroyed or removed and

the current/future use with front, side and rear dimensions for those to remain.

[Amended 3-28-2012]

(d) The shortest distance from any existing building to any proposed and existing lot lines.

(e) The existing and proposed right-of-way width of all streets and all driveways intersecting

those streets within and adjoining the subject plats, together with the street names and

the existing condition of such streets in terms of conformance to ordinance standards,

including compliance with the Route 34, Colts Neck, Highway Management Plan, as

amended, for developments located in the area included in that Plan.

[Amended 8-13-1997; 4-26-2017]

(f) The names of all adjoining property owners as disclosed by the most recent Township tax

records.
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(g) A title block shall appear on all sheets and include the Tax Map sheet, block and lot

number, application number, date of original and all revisions, name, signature, address,

license number and embossed seal of all professionals who prepared the plat.

[Amended 3-28-2012]

(h) The date, meridian and graphic scale.

(i) All proposed lot lines, with the dimensions thereof correct to 0.1 foot, and the areas of all

lots, shown in square feet, correct to one square foot.

U) Zoning district(s); if more than one district, the plat should indicate the district lines.

(k} The name, address and signature of the owner and subdivider. 

(I) The results of permeability tests, groundwater depth, soil boring tests and/or any other

tests required by the Board of Health are required on all lots, shall be made under the

supervision of the Colts Neck Township Health Officer and shall be made in the area of

the lot where the septic system absorption field is most likely to be located. The location

of all existing wells and septic systems on the property shall be shown.

(m) A key map showing the entire subdivision and its relation to surrounding areas, at a scale

of not less than one inch equals 400 feet.

[Added 3-28-2012]

(n) North arrow and basis therefor with written and graphic scale.

[Added 3-28-2012]

(o) A map showing existing and proposed contour lines over the entire area of the site and

within 100 feet of the tract at two-foot contour intervals. All elevations shall be related to

the U.S. Coast and Geodetic Survey datum and a grading plan and drainage calculations

prepared in accordance with the requirements of § 102-46.4, Stormwater management,

and certified by a licensed professional engineer.

[Added 3-28-2012]

(p) The location of all existing and proposed wells and septic systems on the property.

[Added 3-28-2012]

(q) The location of individual trees with a DBH equal to or greater than 10 inches shall be

identified by size and species. All areas of intended tree removal shall be clearly labeled

identifying each tree with a DBH equal to or greater than 10 inches that is to be removed.

[Added 3-28-2012]

(r) Plat certification and signature block.

[Added 3-28-2012]

[1] Certification of consent is required on first sheet of all plans:

I hereby certify that I am the owner of record and that I concur with the plan as

shown.

Name 

[2] Minor subdivision plat filed by map.

Date 
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This is to certify that the Planning Board/Zoning Board of Adjustment of the 

Township of Colts Neck, Monmouth County, New Jersey is the proper authority to 

approve and has approved the attached map, and that said map compiles with the 

provisions of Chapter 141 of the Laws of 1960, known as the "Map Filing Law". 

This map shall be filed in the Monmouth County Clerk's office on or before 

, ___, which is 190 days from the date of minor 

subdivision approval by the Planning Board/Zoning Board of Adjustment of the 

Township of Colts Neck, Monmouth County, New Jersey. 

Chairman Secretary. 

(2) The test locations, the date of testing and the weather conditions prevailing at the time of

testing, as well as for the preceding 72 hours, and test results shall be recorded on the plat

and signed and sealed by a licensed professional engineer of the State of New Jersey and

shall state thereon "I hereby certify that the above tests were conducted and reported in

accordance with N.J.A.C. 7:9, Chapter 9A of Standards For Individual Subsurface Sewage

Disposal Systems, as amended January 1, 1990." Upon review of this data, the approving

authority may require further tests on any or all lots.

(3) To minimize the need for retesting, it is recommended that the applicant review the proposed

testing program with the Health Officer prior to making initial tests. Upon request by the

approving authority, the developer may be required to install, maintain and afford the

Township access to groundwater depth monitoring wells for a reasonable length of time after

initial tests; all tests and monitoring wells shall be at the developer's expense and liability.

C. Sketch plat of major subdivision submitted for classification. The sketch plat shall be titled as such

and shall be based on Tax Map information or some other similarly accurate base, at the same

scale as for preliminary plats, and shall show or include the following information:

(1) The location of that portion which is to be subdivided in relation to the entire tract; general

existing contour lines; all existing structures, freshwater wetlands, floodplains, riparian buffers

and wooded areas within the portion to be subdivided and within 200 feet thereof; a tentative

lot and street layout, together with minimum required and proposed lot area, lot dimensions

and lot setbacks and maximum allowed and proposed building and lot coverage calculations;

all existing and proposed streets or roads and driveways and their conformance with the

Route 34, Colts Neck, Highway Access Management Plan for developments located in the

area included in that Plan; streams, ponds and watercourses; all existing and proposed

easements on site and within 500 feet of the subdivision; and all building setback lines in

each proposed lot.

[Amended 8-13-1997; 3-28-2012]

(2) A key map showing the entire subdivision and its relation to surrounding areas, at a scale of

not less than one inch equals 400 feet.

(3) Sketch plat certification.

[Added 3-28-2012]

It is hereby certified that on  day of ,__, this map has been 

classified as a sketch plat of a major/minor subdivision or major/minor site plan. 

Secretary. Date 

D. Preliminary major subdivision plat. The preliminary major subdivision plat shall be titled as such

and shall be clearly and legibly drawn or reproduced at a scale of one inch equals 30 feet or less

for a tract up to five acres in size, one inch equals 50 feet or less for a tract between five acres

and 40 acres in size, one inch equals 100 feet or less for a tract between 40 acres and 150 acres

and one inch equals 200 feet or less for a tract of 150 acres or more. For tracts of 40 acres or
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more, if grading and/or improvements are not clearly and accurately shown at these scales, then 

additional drawings at one inch equals 50 feet or larger shall be provided. Landscaping plans shall 

be of large enough scale so that individual plants can be reasonably located in the field. The plat 

shall be designed in compliance with the provisions of Parts 3 and 4 of this chapter and, in 

addition, shall show the following information: 

(1) A key map showing the entire subdivision and its relation to surrounding areas, at a scale of

not less than one inch equals 400 feet, and a North arrow and basis therefor.

[Amended 3-28-2012]

(2) A cover sheet identifying the tract name and Tax Map sheet, block and lot number; application

number; the date; the meridian; written and graphic scales; the names, addresses and

signatures of the owner and subdivider; the names of all property owners within 200 feet of

the extreme limits of the subdivision; as well as a listing of all sheets in the set with the issue

date, description and date of all revisions.

[Amended 3-28-2012]

(3) The acreage of the tract to be subdivided to the nearest tenth of an acre and the number,

location and square footage, setbacks, maximum lot coverage, maximum building coverage

and maximum building height of all new lots created, specifying the number and location of

lots, as well as the number and location of units proposed for lower-income housing, if any.

[Amended 3-28-2012]

(4) A map showing existing and proposed contour lines over the entire area of the proposed

subdivision and within 50 feet of the tract at consistent two-foot contour intervals, together

with watercourses and an indication of the final disposal of the surface waters with arrows

indicating the direction of surface water runoff. All elevations shall be related to United States

Coast and Geodetic Survey datum. All areas having a steep slope as defined herein shall be

shaded or otherwise clearly identified on the contour map. The map shall indicate spot

elevations and the source and date of the data and shall be signed and sealed by a licensed

land surveyor or engineer in the State of New Jersey.

(5) The locations and dimensions of existing and proposed railroad rights-of-way, bridges and

natural features, such as wooded areas, and any extensive rock formations and street signs

in accordance with § 102-78, Street signs, in Part 3.

(6) All existing and proposed watercourses, including lakes, freshwater wetlands, special water

resource protection areas, riparian buffers, floodplains and ponds, shall be shown and

accompanied by the following information or data:

[Amended 3-28-2012]

(a) When a brook or stream is proposed for alteration, improvement or relocation or when a

structure or fill is proposed over, under, in or along a running stream, evidence of

submission of the improvement to the New Jersey Department of Environmental

Protection shall accompany the subdivision.

(b) Cross sections and profiles of watercourses, at an appropriate scale, showing extent of

floodplain, top of bank, normal water level and bottom elevations at the following

locations:

[1] At any point where a watercourse crosses a boundary of the subdivision.

[2] At fifty-foot intervals for a distance of 300 feet upstream and downstream of any

proposed culvert or bridge within the subdivision and within 1,000 feet downstream

of the subdivision.

[3] Immediately upstream and downstream of any point of juncture of two or more

watercourses within the subdivision and within 1,000 feet of the subdivision.

[4] At a maximum of five-hundred-foot intervals along all watercourses which run

through or adjacent to the subdivision.
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[5] When ditches, steams, brooks or watercourses are to be altered, improved or

relocated, the method of stabilizing slopes and measures to control erosion and

siltation, as well as typical ditch section and profiles, shall be shown on the plan or

shall accompany it. Similar information shall be provided for control of erosion and

siltation due to road construction and other site changes and improvements.

[6] The boundaries of the floodplains of all watercourses and freshwater wetlands within

or adjacent to the subdivision and certification of the wetlands boundary by the

Department of Environmental Protection.

(c) The total acreage in the drainage basin of any watercourse running through or adjacent

to a subdivision in the area upstream of the subdivision.

(d) The total acreage in the drainage basin to the nearest downstream drainage structure

and the acreage in the subdivision which drains to the structure.

(e) The location and extent of landscaping, conservation and all other easements.

(f) The location, extent and water-level elevation of all existing or proposed lakes or ponds

within or adjacent to the subdivision.

(g) The preliminary plat shall show or be accompanied by plans and a drainage report

prepared in accordance with § 102-46.4, Stormwater management, for any storm

drainage systems, including the following:

[Amended 3-28-2012]

[1] All existing or proposed storm sewer lines within or adjacent to the subdivision,

showing the size and profile of the lines and the location of each catch basin, inlet

and manhole.

[2] The location and extent of any proposed dry wells, groundwater recharge basins,

retention basins or other water conservation devices.

(7) The location of individual trees with a DBH equal to or greater than 10 inches shall be

identified by size and species. All areas intended for tree removal and each tree with a DBH

equal to or greater than 10 inches to be removed shall be clearly labeled. A tree protection

detail and/or limit of disturbance line detail shall be provided. The proposed location of shade

trees to be provided by the subdivider in accordance with§ 102-71, Shade trees, wooded

areas and landscaping, in Part 3 shall also be shown. All landscaping plans shall be prepared

in accordance with the provisions of this chapter and shall show the location, species {both

botanical and common name), size, number of each type of tree or shrub, the location, type

and amount of each type of ground cover, plant list and planting details for trees, shrubs and

ground cover.

[Amended 10-29-2008; 3-28-2012]

(8) The names, locations and dimensions (paved width and width of right-of-way) of all streets

and driveways, both existing and planned, so far as the latter can be ascertained, within the

subdivision and within a distance of 500 feet from the boundaries of the subdivision, showing

any connection from the proposed street in the subdivision to adjacent arterial, collector or

local streets and the extent to which they conform to ordinance requirements, including

compliance with the Route 34, Colts Neck, Highway Access Management Plan, as amended,

for developments located in the area included in that Plan. Where future driveway locations

are not yet known, the development plat shall identify locations where, under the Route 34,

Colts Neck, Highway Access Management Plan, as amended, driveways are to be prohibited.

[Amended 8-13-1997; 4-26-2017]

(9) The name, location, width, purpose and extent of all easements, dedications and special

areas, such as for conservation, landscaping, drainage, greenway, street rights-of-way, sight

triangles, greenway access, wetlands, special water resource protection areas, riparian buffer,

and/or floodplains, etc. Exact wording, as stated in the appropriate section of this chapter,
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shall be placed on the plats and referenced to the subject easement or dedication. A copy of 

any existing or proposed covenants and deed restrictions applying to the lands being 

subdivided shall be provided. 

[Amended 3-28-2012] 

(10) Locations of all existing structures, showing existing and proposed front, rear and side yard

setback lines, and an indication of whether the existing structures or uses will be retained or

removed and their current and proposed future use. All proposed lot lines, including existing

lot lines to remain and those to be eliminated, with the dimensions thereof and the areas of all

lots, shown in square feet, correct to one square foot, shall be shown. Any lot(s) to be

reserved or dedicated to public use shall be identified, and the proposed use of lots for other

than residential shall be shown.

(11) Names, cross sections, center-line profiles and tentative grades of all proposed streets and

existing streets internal to or abutting the subdivision based on the United States Coast and

Geodetic Survey datum, together with full information as to the final disposal of surface

drainage. At intersections, sight triangles and the radii of curblines shall be clearly indicated.

Construction details of all streets (curbing and pavement sections) shall be provided.

[Amended 3-28-2012]

(12) Plans of proposed improvements and utility layouts (sewers, storm drains, water, gas,

electricity, etc.), showing feasible connections to any existing or proposed utility system. If

private utilities are proposed, they shall comply fully with the Township, county and state

regulations. If service will be provided by an existing utility company for other than electricity,

telephone, cable television and gas, a letter from that company will be sufficient, stating that

service will be available before occupancy and that the service to be supplied will meet

applicable Township, county and the state requirements. When on-lot water or sewage

disposal is proposed, the plan for such system shall be approved by the appropriate

Township, county and state agencies. The location of all existing wells and septic systems on

the property shall be shown.

(13) The results of permeability tests, groundwater depth and soil boring tests and/or other tests

required by the Board of Health are required on all lots, shall be made under the supervision

of the Colts Neck Township Health Officer and shall be made in the area of the lot where the

septic system absorption field is most likely to be located. The test locations, date of testing,

the weather conditions prevailing at the time of testing and for the preceding 72 hours and the

test results shall be recorded on the plat, and the following certification statement shall be

recorded on the plat and signed and sealed by a licensed Professional Engineer of the State

of New Jersey: "I hereby certify that the above tests were conducted and reported in

accordance with N.J.A.C. 7:9, Chapter 9A of Standards for Individual Subsurface Sewage

Disposal Systems, as amended January 1, 1990." Upon review of this data, the approving

authority may require further tests on any or all lots. To minimize the need for retesting, it is

recommended that the applicant review the proposed testing program with the Health Officer

prior to making initial tests. Upon request of the approving authority, the developer may be

required to install, maintain and afford the Township access to groundwater depth monitoring

wells for a reasonable length of time after initial tests; all tests and monitoring wells shall be at

the developer's expense and liability.

(14) A copy of any existing or proposed covenants or other deed restrictions applying to the land

being subdivided, including those deed restrictions required in relation to lower-income

housing units in § 102-97D.

(15) Zoning district(s). If there is more than one district, the plat should indicate the district lines.

(16) The location and description of all monuments, markers and their symbols; see §§ 102-

38D(17)(a)[12], 102-91B(5)(h), 102-62 and 102-69B(S).

(17) Distance from Naval Weapons Station (NWS) Earle base and NWS Earle’s rail corridor

(Normandy Rd.)
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The following notes and diagrams shall be added to preliminary plats [see also§§ 102-841, 102-851, and 
102-86F(3)(b) and I]:

(a) General notes.

[1] Following installation of the street base course, the areas around catch basins and

manholes shall be immediately built up with pavement to facilitate snowplowing and

to prevent damage to vehicles passing over them, said buildup to be in accordance

with Township Engineer's recommendations and to be maintained until the top

course is applied. See§ 102-770.

[2] All site improvements shall be completed within two years of the date that a

certificate of occupancy is issued for the first new home in a subdivision

development.

[3] All utilities to be placed under streets are to be installed before the street base
course pavement is installed.

[4] Conservation, open space, drainage and utility right-of-way easements and

landscape easements and greenway areas are not to be used for roadways or

storage or as a dump area or driven over by construction or other equipment or

disturbed in any manner without prior permission, in writing, from the Township

Engineer. Any such areas disturbed must be restored to the natural state or to the

state specified on the approved plats and to the satisfaction of the Colts Neck

Township Shade Tree Commission.

(5] All topsoil shall be stripped and stockpiled from all areas where roadways, building 

areas and other improvements will be constructed and where any regrading shall be 

performed. Except for those areas occupied by roadways and buildings, the topsoil 

shall be redistributed wherever any regrading or disturbance or previous stripping 

was performed or where any topsoil areas have become contaminated with any 

other foreign materials and debris. See § 102-76. 

[6] Changes from the limit of disturbance and limit of clearing on individual lots as

shown on the approved plats and grading plans for individual lots which change the

approved plat grade by 1 1/2 feet or more at any point on a lot must be approved by

the Township Engineer or Township Planner prior to any construction or site

preparation work or construction permit issuance.

[7] Township standard street signs shall be used. Double signs shall be provided at

each street intersection, and street signs shall be installed as soon as homes in the

development are under construction.

[8] The developer shall topsoil (four-inch minimum depth), grade and seed the areas

between the street curb and the edge of the right-of-way on each side of all streets

internal to the development and on the side of those streets bordering the

development, and that substantial turf shall be developed before the performance

bond is released. This turf requirement also applies to greenway areas.

[9] By November 1st of each year, green areas and other landscaped areas are to be

planted in proportion to the number of lots sold plus lots owned by the developer

which have been granted construction permits.

(1OJ No dirt shall be removed from the site unless specifically approved as part of this 

development and so noted on the plats or unless a soil removal permit is obtained 

from the Township Administrator. · 

[11] All trash shall be removed from the greenway areas before performance and

maintenance guaranties are released.
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[12] Greenway-type monuments shall be installed where landscaping and conservation,

open space, drainage and utility right-of-way easements intersect side and rear lot

lines and at other points of deflection in addition to the greenway monuments on

greenways. In addition to the aforementioned permanent monuments, supplemental

markers shall be installed along all greenway and aforementioned easement lines

internal to the development where construction, grading or construction traffic may

encroach on such areas. All of the above are to be installed prior to the issuance of

any construction permits or the start of any site preparation, construction or

landscaping work and are to be maintained until the maintenance bond is released.

[13] Any construction required within the existing street right-of-way for drainage or utility

installation or curb or pavement installation or any other type of construction shall be

completed within 60 days from commencement of said construction. Said

construction must be completed prior to the issuance of the first certificate of

occupancy for any structure in the subdivision.

[Added 12-29-1999]

(b) Soil erosion and sediment control notes.

[1] Control measures shall apply to dwelling construction on individual lots and control

measures shall apply to subsequent owners, if title is conveyed.

[2] During construction, any additional control measures as deemed necessary to

prevent erosion or control sediment beyond those measures shown on the approved

plan shall be installed or employed at the direction of the Township Engineer.

[3] A fifty-foot-by-thirty-foot-by-one-foot pad of one-and-one-half-to-two-inch stone will

be installed at all construction driveways immediately after initial site disturbance.

[4] Paved streets are to be kept clean at all times.

(c) Diagrams. See Plate Nos. 1, 2 and 3 attached.13I

[3] Editor's Note: Plate Nos. 1, 2 and 3 are included at the end of this chapter.

(18) Upon recommendation of the Township Engineer and/or approving authority, an off-site traffic

engineering report may be required if the location or intensity of the development may

significantly effect traffic circulation.

(19) All changes of the plat plan shall be consecutively numbered and bonded together on the left

edge, and the first page shall contain a table showing the page number, title and latest issue

dale and all revision dates and a summary of reasons for reissuance for each sheet involved

in the plat plans. The listing shall be updated each time a sheet is reissued. The name,

signature, address, license number and embossed seal of all professionals who prepared the

plat shall be provided on all sheets within the set of plans.

[Amended 3-28-2012]
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(20) Plat certifications and signature blocks.

[Added 3-28-2012]

(a) Approved by the Planning Board/Zoning Board of Adjustment of the Township of Colts
Neck on _

Chairman 

Secretary. Date 

Engineer Date 

Planner Date 

(b) Certification of consent is required on first sheet of all plans:

I hereby certify that I am the owner of record and that I concur with the plan as shown.

Name Date 

E. Final subdivision plat. The final plat titled as such shall be drawn in ink, on tracing cloth of a scale

of one inch equals 30 feet or less for a tract up to five acres in size, one inch equals 50 feet or less

for a tract between five acres and 40 acres in size, one inch equals 100 feet or less for a tract

between 40 acres and 150 acres in size or one inch equals 200 feet or less for a tract of 150 acres

or more, and shall be in compliance with the provisions of N.J.S.A. 46:23-9.10 to 23-9.12,

inclusive, as amended. The final plat shall show the same information required for preliminary

approval, in addition to the following:

(1) A complete set of the approved preliminary major subdivision plat reissued to show "Final

Major Subdivision Plat" in the title and to show any changes since preliminary approval,

including updating of the index sheet.

[Added 3-28-2012[41]

[4] Editor's Note: This ordinance also redesignated former Subsection E(1) through (6) as
Subsection E(2) through (7), respectively.

(2) Tract boundary lines, exterior lines or streets, all easements and other rights-of-way, all

locations where highway access is denied in conformance with the Route 34, Colts Neck,

Highway Access Management Plan, street names, land reserved or dedicated to public use,

all lot lines and other site lines with accurate dimensions, bearing or deflection angles and

radii, arcs and central angles of all curves based on an actual survey by a licensed New

Jersey engineer or land surveyor. All dimensions, both linear and angular, of the exterior

boundaries of the subdivision shall balance and close within a limit of error of 1:10,000 and of

all lot lines to within 1:20,000.

[Amended 8-13-1997]

(3) Block and lot numbers in accordance with established standards in conformity with the

Township Tax Map and approved by the Tax Assessor. Services of the Township Tax

Assessor will be made available to the developer, upon request, to assist in the assignment of

lot and block numbers.
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(4) Cross sections, profiles and established grades of all streets as approved by the Township

Engineer.

(5) Plans and profiles of all storm and sanitary sewers and water mains as approved by the
Township Engineer.

(6) The location and description of all monuments, markers and their symbols as required under

§ 102-62, Monuments, in Part 3 and elsewhere in this chapter. [See also§ 102-38D(16).]

(7) All field changes approved by the Township Engineer during construction.

(8) A final major subdivision plat prepared in accordance with the provisions of Chapter 141 of

the Laws of 1960, known as the "Map Filing Law," as amended and supplemented and containing

the following information.

[Added 3-28-2012]

(a) All dimensions, both linear and angular, of the exterior boundaries of the subdivision and

all lots and all lands reserved or dedicated for public use shall balance, and their

description shall close within a limit of error of not more than one part in 10,000, identified

by a note on the plan indicating the error of closure.

(b) All monuments in accordance with Chapter 141 of the Laws of 1960 of the State of New

Jersey, including all monuments found, monuments set, and monuments to be set, and

an indication of monuments found and reset

(c) Tract boundary lines, right-of-way lines of streets, easements and other rights-of-way; all

lot lines and site easement lines, with accurate dimensions and bearings and radii,

tangents, chords, arcs and central angles of all curves and all front, rear and side yard

setback lines.

(d) Lot and block numbers shown on the final plat shall conform to the Township Tax Map (or

proposed revisions thereof) and shall be obtained by the applicant's engineer from the

Tax Assessor. The Township Engineer shall not affix his signature to the final plat unless

the applicant has fully complied in this regard,

(e) Subdivision names and street names shown on the final plat shall not be the same or

similar to any name of any existing subdivision or street in the Township and shall be

approved by the Planning Board Street Name Coordinator,

[5] Editor's Note: See N,J,S,A. 46:23-9, 9 et seq.
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(9) Plat certifications and signature blocks.

(a) I hereby certify that I am the owner of record and that I concur with the plan as shown.

Name Date 

(b) I hereby certify that the bond has been given to the Township guaranteeing the future

setting of monuments as shown on this map and so designated.

Township  Clerk Date 

(c) I have carefully examined this map and find it conforms with the provisions of the Map

Filing Law[6l and municipal ordinances and requirements applicable thereto.

Township Engineer Date 

[6] Editor's Note: See N.J.S.A. 46:23-9.9 et seq.

(d) This is to certify that the Planning Board/Zoning Board of Adjustment of the Township of

Colts Neck, Monmouth County, New Jersey, is the proper authority to approve and has

approved the attached map, and that said map complies with the provisions of Chapter

141 of the Laws of 1960, known as the "Map Filing Law." This map shall be filed on or

before    _,___, which is 95  days  from the  date of final approval  by the

Planning Board of the Township of Colts Neck, Monmouth County, New Jersey.

Chairman Secretary

(e) Filed in the Monmouth County Clerk's office, Freehold, New Jersey, this
,___. 

Case No. Sheet 

day of 

(f) Final plat - major subdivision approved under the AG District lot size averaging

provisions.
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"This lot was subdivided pursuant to the lot size averaging provisions published in 

§ 102-86F{3)(b) of Chapter 102, Development Regulations, of the Code of the Township

of Colts Neck. The further subdivision of this lot is prohibited. This restriction shall run

with the land and is binding upon any and all heirs, successors and assigns in title and

is for the benefit of and enforceable by the Township of Colts Neck."

§ 102-39. Plat design standards for site plan plats.

A. Plat conformity.

(1) No development application shall be accepted unless submitted in plat form, and no plat shall

be accepted for consideration unless it conforms to the following requirements as to form,

content and accompanying information. All plats shall be drawn by a land surveyor, as

required by law,. who shall be licensed to practice in the State of New Jersey, and shall bear

the signature, seal, license number and address of the land surveyor, except that plats

submitted under the informal discussion provisions of Article V and minor site plans are

exempt from this requirement. All drawings of improvements shall be drawn to comply with

the Route 34, Colts Neck, Highway Access Management Plan for developments located in

the area included in that Plan and, except for minor site plans, shall be signed and sealed by

a licensed professional engineer of the State of New Jersey if they are part of an application

requiring formal approval. The plat shall be designed in compliance with the provisions of

Parts 3 and 4 of this chapter and, in addition, shall meet the requirements of this section. All

landscaping plans shall be prepared by a licensed landscape architect and/or engineer and

shall be signed and sealed.

[Amended 8-13-1997; 10-11-2017]

[1] Editor's Note: See§ 102-33.

(2) All plats shall be submitted on one of the four following standard sizes: 8 1/2 inches by 13

inches, 15 inches by 21 inches, 24 inches by 36 inches or 30 inches by 42 inches.

B. A minor site plan for classification and approval shall be so titled and shall include the same data

as required for a minor subdivision plat for classification and approval, except that the graphic

scale shall be one inch equals 10 feet, 20 feet, 30 feet, 40 feet or 50 feet. This submission shall

also show the location of proposed structures, drainage plans prepared in accordance with §

102-46.4, Stormwater management, and landscaping plans; and, for recreation courts and certain

riding/training stables and antennas, the data called for in § 102-101, Recreation Courts, private

residential, and/or§ 102-49, Antennas, and/or§ 102-103 and § 102-104, Riding/training stable,

Type 2, and Riding/training stable, Type 3, respectively, in Part 4 and containing the following:

[Amended 3-28-2012]

(1) Provisions for refuse and garbage disposal with details.

(2) The location of signs and drawn details showing the size, color, construction, height and

content of all signs.

(3) The location and size of all proposed loading areas.

(4) Floor plans and building elevation drawings of any proposed structure or existing structures to

be renovated. Building elevations shall specify the color and material of all exterior treatment.

(5) Exterior lighting plan, including the location, direction of illumination, amount of illumination

expressed in horizontal footcandles, wattage and drawn details of all outdoor lighting

standards and fixtures.

(6) The location and dimensions of all parking areas, including handicapped facilities.

(7) The location and dimensions of all driveways and access aisles showing traffic flow, control

signs and fire lanes.
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(8) The location and details of all curbs, sidewalks and other pedestrian pathways.

(9) Landscape and screening plans prepared in accordance with the provisions of the Colts Neck

Development Regulations Ordinance and showing the location, species (both botanical and

common names), size and number of each type of tree or shrub, the location type and

amount of each type of ground cover to be utilized and plant list and planting details for trees,

shrubs and ground cover.

(10) Plat certification and signature block.

(a) Approved by the Planning Board/Zoning Board of Adjustment of the Township of Colts
Neck on _

Chairman Date 

Secretary. Date 

Engineer Date 

Planner Date 

(b) Certification of consent is required on first sheet of all plans:

I hereby certify that I am the owner of record and that I concur with the plan as shown.

 Date 

C. A sketch plat of a major site plat shall be so titled and shall show to scale the lot lines, proposed

building(s) and structure(s), proposed use(s), parking, loading, areas to be landscaped, on-site

circulation, driveways, located in conformance with the Route 34, Colts Neck, Highway Access

Management Plan for developments located in the area included in that Plan, wooded areas,

streams, approximate flood hazard areas, wetlands, contours based on United States Geological

Survey (USGS) or similarly available datum, approximate on-site or on-tract improvements,

stormwater detention facilities and water and sewer service as applicable.

[Amended 8-13-1997]

D. Preliminary site plan plat.

(1) Each site plan submitted shall be so titled and shall be at a scale of one inch equals 30 feet or

less for a tract up to five acres in size; one inch equals 50 feet or less for a tract between five

acres and 40 acres in size; one inch equals 100 feet or less for a tract between 40 acres and

150 acres; or one inch equals 200 feet or less for a tract of 150 acres or more. For tracts of 40

acres or more, if grading and/or improvements are not clearly and accurately shown at this

scale, then additional drawings at one inch equals 50 feet or larger shall be provided.

(a) Landscaping plans shall be of large enough scale so that the individual plants can be

accurately located in the field and drawn, approved and sealed by an architect, planner

or engineer, certified landscape architect or other person acceptable to the reviewing

governmental body in accordance with N.J.A.C. 13:40-7.3. All plans shall be certified by

a licensed architect and/or engineer, including accurate lot lines certified by a licensed

surveyor and including the following data:

[Amended 10-28-1998]

[1] Written and graphic scale boundaries of the tract.

Name
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[2] The North arrow.

[3] The date.

[4] The scale.

[5] Zone district(s) in which the lot(s) are located.

[6] Existing and proposed streets and street names.

[7] Existing and proposed contour lines at two-foot intervals in and within 50 feet of the

tract, with arrows indicating the direction of surface water runoff.

[8] All areas having a three-to-one slope or steeper final contour shall be shaded or

otherwise clearly identified on a contour map.

[9] A cover sheet identifying the name of the development, block and lot number, Tax

Map sheet number, application number, name and address of the professional

preparing the plat, as well as a listing of all sheets in the set of prints with the issue

date and description and date of all revisions.

[Amended 3-28-2012]

[1OJ Existing and proposed streams and easements. 

[11] Total building coverage in square feet and percent of lot.

[12] The total number of parking spaces.

[13] All dimensions needed to confirm conformity to the zoning provisions of this chapter,

such as, but not limited to, buildings, lot lines, parking spaces, setbacks and yards.

[14] A small key map of a scale of not less than one inch equals 400 feet, giving the

general location of the parcel in relation to an area within 1,500 feet of the periphery

of the entire property.

[15] The site in relation to all remaining contiguous lands in the applicant's ownership.

[16] Location of individual trees with a DBH equal to or greater than 10 inches shall be

identified by size and species.

[Added 10-29-2008]

[17] Clear labeling of the areas intended for tree removal and identifying each tree with a

DBH equal to or greater than 10 inches that it is proposed to be removed.

[Added 10-29-2008]

[18] Providing a tree protection detail and/or a limit of disturbance line detail.

[Added 10-29-2008]

[19] A title block shall appear on all sheets and include: tract name, Tax Map sheet, block

and lot number, date of original and all revisions, name, signature, address, license

number and embossed seal of all professionals who prepared the plat.

[Added 3-28-2012]

[20] The name and address of the owner(s) and applicant(s).

[Added 3-28-2012]

[21] A schedule shall be placed on the plat indicating the acreage of the tract, the

required and proposed lot area, lot dimensions, setbacks, building coverage, total lot

coverage and number of parking stalls.

[Added 3-28-2012]

[22] The boundaries, nature and extent of wooded areas, floodplains, special water

research protection areas, riparian buffers, swamps, bogs, streams, creeks, ponds,
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wetlands and other important physical features within the site and within 50 feet of 

the tract. 

[Added 3-28-2012] 

[23] The names, locations and dimensions (paved width and width of right-of-way) of all

streets, existing and planned, within 50 feet of the boundaries of the tract.

[Added 3-28-2012]

(b) If one sheet is not sufficient to contain the entire territory, the map may be divided into

sections to be shown on separate sheets of equal sizes, with references on each sheet to

the adjoining sheets,

(2) Each site plan submitted to the approving authority for approval shall have the following

information shown thereon or to be annexed thereto:

(a) The size, height, location and arrangement of all existing and proposed buildings,

structures, signs and other site improvements on and within 50 feet of the boundaries of

the site in accordance with the requirements of this chapter, including an architect's

rendering of each building and sign, showing the proposed floorplan and front, side and

rear elevations and the proposed use of all structures (Building elevations shall specify

the color and materials proposed for all exterior treatments,), including the location, size

and number of lower-income units and the deed restrictions required for lower-income

housing units, if any, in § 102-97E, All on-site structures shall contain a note indicating

which will be destroyed or removed and the current future use with front, side and rear

dimensions of those structures to remain,

[Amended 3-28-2012]

(b) Proposed circulation plans and details, including access streets, curbs, aisles and lanes,

easements, fire lanes, driveways, parking spaces, loading areas, loading berths or docks,

pedestrian walks and all related facilities for the movement and storage of goods,

vehicles and persons on the site and within all developments located in the area included

in the Route 34, Colts Neck, Highway Access Management Plan, as amended, including

the location of lights, lighting standards and signs and driveways within the tract and

within 100 feet of the tract. Paved sidewalks shall be provided from each building

entrance and exist along expected paths of pedestrian travel, such as, but not limited to,

access to parking lots, driveways, other buildings on the site and across common yard

Spaces between buildings where pedestrian traffic can be expected to be concentrated,

Plans shall be accompanied by cross sections of streets, aisles, lanes and driveways,

which shall adhere to applicable requirements in this chapter.

[Amended 8-13-1997; 3-28-2012; 4-26-2017]

(c) Existing and proposed wooded areas, buffer areas and landscaping shall be shown on a

plat. The landscaping plan shall include seeded and/or sodded areas, grading, retaining

walls, fencing, signs, recreation areas, shrubbery, trees and buffer areas. The landscape

plan shall show the location, species (both common and botanical names), size and

number of each type of tree or shrub, the location, type and amount of ground cover to

be utilized and plant list and planting detail for trees, shrubs and ground cover. The

preservation of all natural wooded areas, rock outcroppings or topographic features shall

be an integral part of all site plans, regardless of their proximity to required buffer areas.

A minimum area of the lot equivalent to 1/2 the gross floor area of the building shall be

landscaped, and said landscaping shall be reasonably distributed immediately adjacent

to and around the buildings. This requirement is in addition to other landscaped area

requirements. The plans shall show the location and type of any man-made

improvements and the location, species and caliber of plant material for all planted or

landscaped areas. The landscaped area to meet this requirement shall be highlighted or

otherwise clearly marked for identification.

[Amended 3-28-2012]
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(d) The proposed location of all drainage, sewage and water facilities with proposed grades,

sizes, capacities and types of materials to be used, including a drainage report prepared

in accordance with § 102-46.4, Stormwater management, and any drainage easements

acquired or required across adjoining properties. The method of sewage and waste

disposal and waste incineration, if any, shall be shown. Proposed lighting facilities shall

be included, showing the direction of the lighting, amount of illumination, expressed in

horizontal footcandles, wattage and drawn details of all outdoor lighting standards and

fixtures and meeting the requirements of§ 102-117 herein.

[Amended 3-28-2012]

(e) A written description of the proposed operations of the building(s), including the number

of parking spaces provided; hours of operation; the number of employees; the proposed

number of shifts to be worked and the maximum number of employees on each shift; the

expected vehicle, truck and tractor-trailer traffic; the emission of noise, glare, air and

water pollution; safety hazards; and anticipated expansion plans incorporated in the

building design.

[Amended 3-28-2012]

(f) All landscaped areas and landscaping material shown on site plans shall be permanently

maintained in good clean, orderly, sightly, healthy condition by the owner and shall not be

considered as provided unless it is so maintained. Any dead plants shall be replaced by

the owner within six months.

(g) Such plans shall be reviewed by the Township Engineer for conformance to all ordinance

provisions and to protect against harmful effects to other properties, and he or she shall

make recommendations to the approving authority.

(h) The name, location width and extent of all easements, dedications and special areas,

such as for conservation, drainage, street rights-of-way, landscaping, sight triangles,

special water research protection areas, riparian buffers, wetlands and/or floodplains, etc.

Exact wording, as stated in the appropriate section of this chapter, shall be placed on the

plat and referenced to the subject easement or dedication stating its title and purpose. All

easements must be conveyed by a deed of easement, in a form approved by the

approving authority, and proof of filing with the County of Monmouth provided.
[Amended 3-28-2012]

(i) The location and description of all monuments and their symbols. See §§ 102-91B(5)(h),

102-62 and 102-696(6).

(j) Distance from Naval Weapons Station (NWS) Earle base and NWS Earle’s rail corridor
(Normandy Rd.)

U) Permeability tests; groundwater depth and soil boring tests and/or other tests required by

the Board of Health are required on all lots, shall be made under the supervision of the

Colts Neck Township Health Officer and shall be made in the area of the lot where the 

septic system absorption field is most likely to be located. The test locations, date of 

testing, weather conditions prevailing at the time of testing and for the proceeding 72 

hours and the test results shall be recorded on the plat, and the following certification 

statement shall be recorded on the plat and signed and sealed by a licensed professional 

engineer of the State of New Jersey: "I hereby certify that the above tests were 

conducted and reported in accordance with N.J.A.C. 7:9, Chapter 9A of Standards For 

Individual Subsurface Sewage Disposal Systems, as amended January 1, 1990." Upon 

review of this data, the approving authority may require further tests on any or all lots. To 

minimize the need for retesting, it is recommended that the applicant review the 

proposed testing program with the Health Officer prior to making initial tests. Upon 

request of the approving authority, the developer may be required to install, maintain and 

afford the Township access to groundwater depth monitoring wells for a reasonable 

length of time after initial tests; all tests and monitoring wells shall be at the developer's 

expense and liability. All existing wells and septic systems on the property shall be 

shown. 
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(k) Upon recommendation of the Township Engineer and/or approving authority, an off-site

traffic engineering report may be required if the location or intensity of the development

may significantly effect traffic circulation, such as for golf courses, shopping centers

and/or office developments, including special events associated therewith.

(I}    All pages of the site plan shall be consecutively numbered and bonded together on the 

left edge, and the first page shall contain a table showing number, title and latest issue 

date and all revision dates and a summary of reasons for reissue for each sheet involved 

in the site plan. This listing shall be updated each time a sheet is reissued. 

(m) Plan certification and signature block.

[Added 3-28-2012]

[1] Approved by the Planning Board/Zoning Board of Adjustment of the Township of

Colts Neck on

Chairman Date 

Secretary Date 

Engineer Date 

Planner Date 

[2] I hereby certify that I am the owner of record and that I concur with the plan as

shown.

Name Date 

(3) The following notes and diagrams shall be added to preliminary site plans (see also § 102-

851):

(a) General notes.

[1] All site improvements shall be completed within one year of the date that a certificate

of occupancy is issued for the building for which such improvements are required or

necessary in a site plan development.

[2] Conservation, open space, drainage and utility right-of-way and landscape easement

areas are not to be used for roadways or storage or as a  dump area or driven over

by construction or other equipment or disturbed in any manner without prior

permission, in writing, from the Township Engineer. Any such areas disturbed must

be restored to the natural state or to the state specified on the approved plats and to

the satisfaction of the Colts Neck Township Shade Tree Commission.

[3] All topsoil shall be stripped and stockpiled from all areas where roadways, building

and parking areas and other improvements will be constructed and where any

regrading shall be performed. Except for those areas occupied by roadways, parking

and buildings, the topsoil shall be redistributed wherever any regrading or soil

disturbance or previous stripping was performed or where any topsoil areas have

become contaminated with any other foreign materials and debris. See § 102-76.

[4] Changes from the limit of disturbance  and limit of clearing  on individual lots as

shown on the approved plats and grading plans for individual lots which change the
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approved plat grade by 1 1/2 feet or more at any point on a lot must be approved by 

the Township Engineer or Township Planner prior to any construction or site 

preparation work or construction permit issuance. 

[5] The developer shall topsoil (four-inch minimum depth), grade and seed the areas

between the street curb and the edge of the right-of-way on each side of all streets

internal to the development and on the side of those streets bordering the

development, and that substantial turf shall be developed before the performance

guaranty is released. This turf requirement also applies to landscaped areas.

[6] No dirt shall be removed from the site unless specifically approved as part of this

development and so noted on the plats or unless a soil removal permit is obtained

from the Township Administrator.

[7] All trash shall be removed from the landscaping areas before performance and

maintenance guaranties are released.

[8] Greenway-type monuments shall be installed where landscaping and/or

conservation, open space, drainage and utility right-of-way easements intersect side

and rear lot lines and at other points of deflection. In addition to the aforementioned

permanent monuments, supplemental markers shall be installed along all the

aforementioned easement lines internal to the development where construction,

grading or construction traffic may encroach on such areas. All of the above are to

be installed prior to the issuance of any construction permits or the start of any site

preparation, construction or landscaping work and are to be maintained until the

maintenance bond is released.

[9] When underground drainage or utility improvements are required or when curbing or

pavement widening or any other construction is required within existing streets

rights-of-way, said construction shall be completed within 60 days from start of said

construction. All construction in the existing right-of-way will be completed prior to

the issuance of a certificate of occupancy for the first unit in the commercial or

industrial development.

[Added 12-29-1999]

(b) Soil erosion and sediment control notes.

[1] Control measures shall apply to subsequent owners if title is conveyed.

[2] During construction, any additional control measures as deemed necessary to

prevent erosion or control sediment beyond those measures shown on the approved

plan shall be installed or employed at the direction of the Township Engineer.

[3] A fifty-foot-by-thirty-foot-by-one-foot pad of one-and-one-half-to-two-inch stone will

be installed at all construction driveways immediately after initial site disturbance.

[4] Paved streets are to be kept clean at all times.

(c) Diagrams. See Plate Nos. 1, 2 and 3 attached. [2l

[2] Editor's Note: Plate Nos. 1, 2 and 3 are included at the end of this chapter.

E. Final site plan plat. The final plat shall include all data required on the preliminary site plan plat,

drawn to incorporate all field changes approved by the Township Engineer during construction and

drawn by persons and to specifications as required for a preliminary plat.
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TOWNSHIP OF HOWELL
SAMPLE APPLICATION CHECKLIST

SUBDIVISIONS, SITE PLANS AND VARIANCE APPLICATIONS

Application No.:  _________________
(Filled in by Township)

Name of Applicant: Lot:
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X X X X X X X X X X X X

X X X X X X X X X X X X

X X X X X X X X

X X X X X X X X X X X X

Amended Preliminary, Final or Minor Subdivision
Amended Preliminary, Final or Minor Site Plan

Final Major Site Plan
Appeal of Zoning Officer's Decision ("A" Variance)
Interpretation of Zoning Ordinance ("B" Variance)
Hardship or Flexible Bulk Variance ("C" Variance)
Use Variance ("D" Variance)
Building of an Unimproved Road or No Street Frontage (40:55D-35 & 36)

Minor Subdivision
Preliminary Major Subdivision
Final Major Subdivision
Conditionally Exempt Site Plan
Minor Site Plan
Preliminary Major Site Plan

Properly calculated escrow review fee with payment
submitted via cash or individual check made out to the
Township of Howell (Chapter 139).

Block:

Street Address of Property:

Type of Application
(Check all that apply)

Date Filed: 

Notes:
An application shall not be considered complete until all applicable materials and information specified below have either been submitted, or a WRITTEN "Waiver Request" is made by the
applicant for the non-submitted applicable item. Failure to submit a properly completed application checklist is reason for application incompleteness. Items denoted with an "X" are
applicable for the type of application being submitted.

1)

Applications for amended site plans and subdivisions shall comply with all checklist items below for site plans and subdivisions. Applications for extensions of time shall not be subject to the
application checklist requirements below.

2)

6

Item DescriptionItem 
#

1 Five (5) copies of the completed Howell Township
"Development Application" forms.

2

Section 1 - Administrative Completeness Requirements

4 Five (5) copies of any previous Planning and/or Zoning
Board approvals for the property in question.

Properly calculated Utilities Department filing fee and
review fee with payment submitted via cash or individual
check made out to the Township of Howell (Chapter 139).

5

Five (5) copies of the completed Howell Township
"Application Checklist" forms.

3

Statement of Corporate or other Ownership on the form
provided.

Township MarkApplicant MarkSubdivision Site Plan Variances
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Name of Applicant:  _________________________________________ Application No.:  _________________
(Filled in by Township)
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/AItem DescriptionItem 

#

Township MarkApplicant MarkSubdivision Site Plan Variances

X X X X X X X X X X X X

X X X X X X X X X X X X

X X X X X X X X X X X X

X X X X X X

X X X X X X

X X X X1 X X X X X X

X X X X

X X X X

X X X X

X X X X

X X X X X X X X X

X X X X X X X X X X X X

X X X

Certified list of property owners within 200 feet of the
property as prepared by the Township Tax Assessor.
Municipal Tax Status Request form filled out and
submitted as part of the package. Form will be endorsed
by the Board Secretary and sent to the Tax Collector for
Certification.

7

8

17

13

Five (5) copies of the full Environmental Impact Report
(Section 188-6). If applicant is requesting a waiver, then
report shall only address the twelve (12) conditions listed
in Section 188-6E.

10 Three (3) copies of the application submitted to the
Monmouth County Planning Board.

11 Three (3) copies of the application submitted to the
Freehold Soil Conservation District (FSCD).

12

Five (5) copies of the plans, signed and sealed by an
engineer licensed in the State of New Jersey. Once the
application is deemed complete by Board Engineer,
applicant will be required to submit ten (10) copies of the
plans reduced down to 11" x 17".

15

Five (5) copies of all proposed written descriptions
including metes and bounds for all easements, covenants
and deed restrictions affecting the property in question.

19
An affirmative statement in writing indicating how all
applicable conditional use standards are met (See Article
XI of Chapter 188).

Five (5) copies of all written explanations for waiver
requests documenting the section and paragraph of the
Township Code the applicant is requesting a waiver for
and the corresponding item number on the checklist.

Five (5) copies of the Stormwater Management Report
and Plans.

Five (5) copies of the Traffic Report.

9 Properly completed W-9 Taxpayer Identification Form to
be utilized to hold the funds in escrow.

18

14
Five (5) copies of a National Resource Inventory (NRI)
report that identifies natural resources that exist on the
subject site or adjacent properties.

16
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Name of Applicant:  _________________________________________ Application No.:  _________________
(Filled in by Township)
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Township MarkApplicant MarkSubdivision Site Plan Variances

X X X X X X
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X X X X X X X X X X X

X X X X X X

X X X X X X

X X X X X X

X X X X X X

X X X X X X

X X X X X X

Two (2) electronic devices containing PDF versions of all
application forms, plats, plans, reports, explanations,
exhibits, renderings and other documents relating to the
application pursuant to Section 188-116.

The Board Secretary will notify the applicant of the
hearing date once the application is deemed complete by
the Board Professional. The Applicant shall then provide
the public notice of the hearing. Affidavit of Proof of
Service including all attachments documenting that notice
has been given in accordance with the Municipal Land
Use Law must be submitted to the Board Secretary at least
three (3) days prior to the hearing.

24

25

28

29

21

Section 2 - Plat Requirements
Plat drawn to scale not smaller than 1 inch = 100 feet or
larger than 1 inch = 20 feet.

Title block containing contact information of professional, 
lot and block number, site or subdivision name, date
prepared and date of last revision by revision block.
Provide Zoning Schedule Tables for parcel indicating all
setbacks, lot coverage, height, floor area ratio and density;
both required and proposed. Include State Planning Area
(PA) designation.

Key map depicting the entire site plus 2,000 feet in all
directions shall be provided on the plat.

Five (5) copies of the preliminary Architectural Plans for
all proposed building or structures, including floor plans
and elevations.

20

23

Sheet size shall be 11" x 17", 24" x 36" or 30" x 42".

22

The final application fee will be calculated by the Board
Professional based on the initial application prior to the
hearing date. Payment shall be submitted via cash or
individual check made out to the Township of Howell
(Chapter 139) prior to the application being deemed
complete and assigned a hearing date.

Scale, north arrow and reference meridian both written
and graphic. The reference source (i.e. deed, Filed Map,
etc.) of the meridian shall be identified.

26

27
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Name of Applicant:  _________________________________________ Application No.:  _________________
(Filled in by Township)

M
in

or

Pr
el

im
in

ar
y 

M
aj

or

Fi
na

l M
aj

or

C
on

di
tio

na
lly

 
Ex

em
pt

M
in

or

Pr
el

im
in

ar
y 

M
aj

or

Fi
na

l M
aj

or

"A
" 

V
ar

ia
nc

e

"B
" 

V
ar

ia
nc

e

"C
" 

V
ar

ia
nc

e

"D
" 

V
ar

ia
nc

e

B
ui

ld
in

g 
on

 
U

ni
m

pr
ov

ed
 

St
re

et

C
om

pl
ie

s

W
ai

ve
r

N
/A

C
om

pl
ie

s

D
oe

s N
ot

 
C

om
pl

y

N
/AItem DescriptionItem 

#
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Name, address, phone number and email of the Owner of
the property.

Name, address, phone number and email of the Applicant.

32

33

35

36

41

Provide Zoning Schedule Tables for parcel indicating all
setbacks, lot coverage, height, floor area ratio and density;
both required and proposed. Include State Planning Area
(PA) designation.  

43

Overall preparation of plat has been completed in full
accordance with the Map Filing Law and Chapter 188 of
the Township Code.

Plans drawn to scale not smaller than 1 inch = 50 feet or
larger than 1 inch = 20 feet.37

38

40

Section 3 - General Plan Information Requirements

Sheet size shall be 11" x 17", 24" x 36" or 30" x 42".

42

Key map showing location of parcel to be considered in
relation to surrounding area, with two hundred foot (200')
offset shown and block and lots labeled. 
Title block containing contact information of professional, 
lot and block number, site or subdivision name, date
prepared and date of last revision by revision block.

Property lines shown, length in feet and hundredths,
bearings in degrees, minutes and seconds.

39

Approval signature blocks for the Board Chairman &
Secretary, Township Engineer, Township Clerk and
certification of the Professional Land Surveyor and any
other signature blocks required by the Map Filing Law.

Property lines shown, length in feet and hundredths,
bearings in degrees, minutes and seconds.

34 Location and description of monuments whether set or to
be set (if applicable) in accordance with Map Filing Law. 

30

31 Area of parcel in square feet and acres, both to the nearest
hundredth.  

Scale, north arrow and reference meridian both written
and graphic. The reference source (i.e. deed, Filed Map,
etc.) of the meridian shall be identified.

150



Name of Applicant: Application No.: 
(Filled in by Township) 

Subdivision Site Plan Variances Applicant Mark Township Mark 

Item 
# Item Description 
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44 Area of parcel in square feet and acres, both to the nearest 
hundredth. X X X X X X 

45 Name, address, phone number and email of the Owner of 
the property. X X X X X X 

46 Name, address, phone number and email of the Applicant. X X X X X X X 

47 Location and description of monuments whether set or to 
be set (if applicable) in accordance with Map Filing Law. X X X X X X 

48 
Provide conceptual development plan (yield plan) of the 
tract utilizing "conventional lot" requirements shown in 
Schedule III of Chapter 188. 

X X 

49 

Provide conceptual development plan (yield plan) of the 
tract utilizing "cluster" requirements shown in Schedule 
III of Chapter 188 if applicant is proposing to cluster the 
tract. 

 

X X 

50 
Provide details and descriptions of common facilities, 
open space and the organization to be established for the 
ownership and maintenance of said items. 

X X X X X X 

51 
A Site Plan for any manufacturing or industrial use as 
permitted in the SED Zones shall be accompanied by the 
following: 

a 
A description of any proposed machinery operations, 
products, by-products and processes to be contained on 
the site, including a description of raw materials from 

X X X 

b 

A statement containing estimates of daily water 
consumption, volume and nature of sewage, waste and 
water to be disposed of and descriptions of water supply 
and sewage treatment facilities. 

 

X X X 

c A statement on the anticipated number of shifts and 
number of employees per shift. X X X 

52 Distance from Naval Weapons Station (NWS) Earle. X X X X 

53 If the application is within 3,000 ft. of NWS Earle, a 
statement containing if the application has “less 
compatible” uses as defined by the Joint Land Use Study 
(JLUS) 2017. 

X X X X 
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Section 4 - Natural and Man-Made Features to be shown and Specific Plan Requirements 

Subdivision Site Plan Variances Applicant Mark Township Mark 

Item 
# Item Description 
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The following items shall be shown for the parcel-in-question and all properties within two hundred feet (200') of the parcel unless otherwise noted. 

54 Names of all property owners and use designation of all 
lots. X X X X X X X X X X X X 

55 
Topography of the parcel and surrounding area.   All 
elevations based on NAVD 1988 with source noted. X X X X X X X X X X 

56 

Existing contours depicting the natural drainage course 
of the land. Proposed contours demonstrating there are 
no impacts to adjacent parcels when complete. Flow 
arrows shall be provided to help depict the direction 
of storm water runoff. 

X X X X X X X X X X 

57 

Spot grades to supplement contours. Any high or low 
points must be shown. Include spot elevations at 
property corners, building corners, septic systems, etc. 
Provide basement, garage and finished floor elevations. 

X X X X X X X X X X 

58 

Existing and proposed drainage swales, structures, 
downspouts, basins, outfalls and pipes must be shown 
including pipe size, type and slope. Depict all 
contributary drainage areas on the plans. 

X X X X X X X X X X 

59 

Location of wetlands, wetland buffers, floodplains, 
threatened and endangered species habitat and any other 
environmentally constrained areas with backup 
documentation from the approving agency. 

X X X X X X X X X X 

60 
Location of flood hazard area including flood fringe 
and floodway, riparian zone and any other waterway 
channels as defined by NJDEP within 500' of the 
property edges. 

X X X X X X X X X X 

61 
Location of any wooded areas, stone rows, tree rows, 
railroads, isolated trees >4" diameter and any other 
natural or man-made features. X X X X X X X X X X 

62 

All overland and underground drainage conveyances 
within 2,000 feet that are down flow of the point of 
discharge and/or overflow of any on-site drainage system 
shall require a downstream analysis assuming failure 
of the on-site drainage system. 

X X X X X X X X X 
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63 
Location of existing and proposed structures and their 
dimensions from existing and proposed property lines. 
Overall limit of disturbance. 

X X X X X X X X X X 

64 Existing and proposed zoning setbacks and 
dimensions depicted graphically on plan. X X X X X X X X X X 

65 Location of tract boundary lines, easements and rights 
of way including utility access and easements. X X X X X X X X X X 

66 
Location of existing and proposed water and sewer 
mains. Provide table showing estimated sewerage 
disposal rate (GPD) using NJDEP criteria. 

X X X X X X X X X X 

67 Location of existing and proposed wells and 
septic systems. Include County Board of Health 
application. 

X X X X X X X X X X 

68 Location of other existing and proposed utility 
lines including connection points. X X X X X X X X X X 

69 Location, names, widths and composition of all 
existing and proposed streets. X X X X X X X X X X 

70 

Existing and proposed centerline, gutter and top of curb 
elevations along the roadway at a minimum of 50' 
increments. Include construction access point from 
Township right-of-way. 

X X X X X 

Section 5 - Miscellaneous Items Required on the Plans or in the Submission Package 

71 

Soil borings documenting the permeability and 
seasonal high water table sufficiently enough to design 
the stormwater system, any septic systems and basement 
floor elevations. 

X X X X 

72 
Use of existing and proposed buildings by floor area. 
Floor area and ground area of existing and proposed 
building in square feet. 

X X X X X X 

73 Locations of any solid waste and recyclable 
storage facilities. X X X X 

74 Details for the construction of any on-site 
improvements 
(i.e. curb, pavement, fences, sidewalk, lighting, etc.). 

X X X X X X X X 

75 
For Telecommunications Facilities: An inventory of 
existing sites in compliance with Section 188-98C3 of 
the Ordinance. 

X X X X 
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Section 6 - Sheets Required in Plan Set 

76 Title Sheet & Location Map. X X X X 

77 Outbound Survey. X X X X X X X X X 

78 Existing Conditions & Demolition Plan. X X X X X X X X X 

79 Site Plan. X X X X X X X X X 

80 Grading Plan (Section 188-23). X X X X X X 

81 Drainage Plan (Section 188-27, 34). X X X X X X 

82 Utility Plan. X X X X X X 

83 Lighting Plan including luminaire calculations, 
specifications and details (Section 188-22). X X X X X X 

84 

Signing and Striping Plan including location and 
dimensions of all off street loading areas, parking 
requirement calculations and actual number of spaces 
provided pre- vs. post construction. Graphically depict all 
and dimension (Section 188 - 106 & 107). 

 

X X X X X X 

85 Traffic Signal Plan & Public Entrance Plan (if any). X X X X 

86 A Landscaping Plan. X X X X X X 

87 A Woodlands Management Plan (Section 188-187). X X X X X 

88 Maintenance   &   Protection   of   Traffic   Plan   during 
construction (Chapter 277). X X X X 

89 Profiles and   cross   sections   of   all   streets, common 
driveways or private roads. X X X X 

90 Profiles of utility layouts (i.e. sanitary sewers, storm 
sewers, water mains, gas and electric). X X X X 

91 Construction Details. X X X X X X 

92 
A Soil Erosion and Sediment Control Plan and Details in 
accordance with the Standards for Soil Erosion and 
Sediment Control in New Jersey. 

X X X X X X 

Note 1. - Ten (10) copies of reduced size plans are not required to be submitted for Conditionally Exempt Site Plans. 
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540-408  MINOR SITE PLAN. 

A. Required Documents.

Prior to issuance of a Certificate of Completeness, the Planning Board Secretary or Board of Adjustment 
Secretary shall determine that the following has been submitted in proper form. The Planning Board 
Secretary or the Board of Adjustment Secretary may schedule a minor site plan for consideration by the 
Municipal Agency upon submission of items 1 through 8. 

Checklist Item Applicant Reviewer Reviewer Comments 

1. Required application fees as set forth in Section
540-314 of this Chapter. (The Township will
compute the fee and bill the applicant after
submission of the application and plan). Twenty
(20) sets of plans meeting the following
requirements as well as fifteen (15) copies of the
minor site plan reduced to an 11" x 17" sheet of
paper. (Ord. No. 97-2495)

□ □ 

2. Township Engineer's correspondence stating
the application be deemed complete for
engineering review.

□ □ 
3. Proof that no taxes or assessments for local
improvements are due or delinquent on the
property, or if it is shown that taxes or
assessments are delinquent then any approval
shall be conditioned upon the payment of such
outstanding taxes or assessments.

□ □ 
4. A Certificate of Title, which may be on the plat
(signed by the owner and notarized) or in a letter
form, signed by a member of the New Jersey Bar,
by a title officer or authorized agent of a title
insurance company licensed to do business in the
State of New Jersey, which certification shall
confirm that the owner of the premises is the
owner as shown on the plat. If the applicant is not
the property owner, then an affidavit from the
owner permitting the contract/purchaser to apply
for Site Plan approval is required.

□ □ 

5. If the applicant seeks waiver(s) from any
checklist item, then submission of a written
request citing the specific requirement by section
number and stating the reasons for the waiver(s). □ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

6. Where in the opinion of the Department of
Planning and Development, a proposed project
would be substantially altered depending upon the
extent and configuration of freshwater wetlands on
or near the subject property, a Letter of
Interpretation from the New Jersey Department of
Environmental Protection and Energy is needed in
order for an application to be deemed complete.
For the purposes of this provision "substantially
altered" shall be defined to include, but not be
limited to the following:
Where the actual extent and configuration of
freshwater wetlands would result in:

a. Change in the number of lots
proposed within a subdivision.

□ □ 
b. Change the size or location of any principal

structure, road or driveway, excluding
driveways accessing single family dwellings or
duplexes.

□ □ 
c. Change the location and/or number of

parking spaces proposed, excluding
parking for single family dwellings or
duplexes.

□ □ 
d. Change in any way the number and extent of

any bulk variances required. □ □ 
7. A detailed narrative description of the proposed
project including the proposed use of the land or
building, the type and extent of construction
activity proposed and the number of parking
spaces to be provided and/or added. Said narrative
shall also, where pertinent, describe the
operational aspects of the proposed use including
hours of operation, including peak periods, and
expected vehicular activity.

□ □ 

8. If the applicant is a corporation or partnership,
then the names and addresses of each individual
holding ten (10%) percent or more interest in the
corporation or partnership shall be
provided. (Ord. No. 95-2415)

□ □ 
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B. Plat Requirements

Checklist Item Applicant Reviewer Reviewer Comments 

1. General Requirements:
a. Any minor site plan presented to the Municipal

Agency for its approval shall be drawn, signed
and appropriately sealed by an architect,
engineer, land surveyor and/or planner licensed
to practice in the State of New Jersey.

□ □ 
b. Site plans shall not be drawn at a scale smaller

than one inch equals fifty (1" = 50') feet nor
larger than one inch equals ten (1" = 10') feet.
If the size of the site would require the use of
sheets larger than 30" x 42" in order to show
the entire site on one (1) sheet, the detailed
information for the site plan shall be shown in
sections on sheets not larger than 30" x 42",
which sheets shall be keyed to an overall plan
of the site drawn at a scale of not less than one
inch equals two hundred (1" = 200') feet.

□ □ 

c. The Site Plan shall be based on a monumented
current, certified boundary survey prepared in
accordance with N.J.A.C. 13:40-5.1,
Preparation of Land Surveys. The date of the
survey and name, signature, license number,
and embossed seal of the Professional Land
Surveyor making same shall be shown on the
map. If twelve (12) months or more has passed
since the date of (or date of last recertification
of) the survey, it shall be recertified and if
necessary, brought up-to-date.

□ □ 

d. All dimensions, both linear and angular, of the
exterior boundaries of the Site Plan, all lots
and lands reserved or dedicated for public use
shall balance, and their descriptions shall close
within a limit of error of not more than one (1)
part in ten thousand (10,000) identified by a
note on the plan indicating the error of closure.

□ □ 
2. Title Block. The title block shall appear on all
sheets and include:

a. Title of "minor site plan". □ □ 
b. Name of the development, if any. □ □ 
c. Tax Map sheet, block and lot number of the

site, as shown on the latest Tax Map, the date
of which should also be shown. □ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

d. Date of original and all revisions. □ □ 
e. Name(s), signature(s), address(es), and

license number(s) of engineer, architect, land
surveyor or planner who prepared the plat and
their embossed seal.

□ □ 
f. If the site plan contains more than one (1)

sheet, each sheet shall be numbered and titled. □ □ 
3. A schedule shall be placed on the Site Plan
indicating:

a. The area of the tract and site (the portion
of the tract involved in the site plan).

□ □ 
b. The zone district in which the site is located. □ □ 
c. The floor area of the existing and proposed

building(s), (listed separately). □ □ 
d. Provided and maximum permitted floor area

ratio for the entire site. The floor area ratio shall
be based upon the gross tract area as well as
the contiguous developable area (refer to
subsection B.4.).

□ □ 
e. Proposed and minimum permitted lot dimensions 

and front, rear and side setbacks. □ □ 
f. Provided and required off-street parking

spaces (with calculations). □ □ 
g. Proposed and maximum permitted lot

coverage for the entire site. Lot coverage shall
be based upon the gross tract area as well as
the contiguous developable area (refer to
subsection B.4.).

□ □ 
h. Proposed and maximum permitted height of all

existing and proposed structures (building
height shall be measured in stories as well as in
feet).

□ □ 
i. Square footage and percentage of the

site retained in unoccupied open space. □ □ 
j. The proposed use or uses and the floor

area devoted to each use. □ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

4. A mapping of Critical Areas as specified by Section
540-624.A. Such mapping shall graphically depict the
location of each critical area in relation to the total
tract. A schedule shall be provided which indicates
the contiguous developable area and the area of all
Class I and Class II Critical Areas in square
feet.

□ □ 

5. A key map, (at a scale of not less than one inch
equals one thousand (1" = 1,000') feet, showing the
location of the site with reference to surrounding
areas, existing streets, the names of all such streets
and any zone boundaries or Township boundaries
which are within five hundred (500') feet of the tract.

□ □ 
6. The names and address of the owner and
developer, so designated. □ □ 
7. North arrow and written and graphic scales. □ □ 
8. Sufficient spot elevations (North American
Vertical Datum 1988 (NAVD 88) and/or contour
lines to indicate the proposed system of surface
drainage and the relationship of proposed grading to
the land surrounding the site.

□ □ 
9.The tops of the banks and boundaries of the
floodways and flood hazard areas of all existing water
courses, where such have been delineated and/or
such other information as may assist the Planning
Board in the determination of floodway and flood
hazard area limits. The Master Drainage Plan
prepared by T&M Associates, Middletown, New Jersey
(1972) should be utilized where applicable.

□ □ 

10.Paving and right-of-way widths of existing
streets within two hundred (200') feet of the site. □ □ 
11. The boundary, nature and extent of the wooded
areas, swamps, bogs, streams, creeks and ponds
within the site and within one hundred (100') feet
thereof. Any specimen trees twelve (12") inches in
diameter or larger on the site as measured at four
(4') feet above the base shall be located by and
identified by botanical name and common name.

□ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

12. The following shall be required:
a. Existing and proposed manholes, sewer lines,

water lines, fire hydrants, utility poles and all
other topographical features of a physical or 
engineering nature within the site and within 
one hundred (100') feet thereof. 

□ □ 
b. All existing structures on the site and within

one hundred (100') feet thereof, including their
use and indicating those to be destroyed or
removed and those to remain.

□ □ 
c. Location, use, finished grade level, ground

coverage, first floor and basement elevations,
front, rear and side setbacks of all buildings and
other pertinent improvements.

□ □ 
d. Existing and proposed public easements

or rights-of-way and the purposes
thereof. □ □ 

e. Zone boundaries and Tax Map sheet, lot and
block numbers and names of owners of all
properties across any street from or within
two hundred (200') feet of the site.

□ □ 
f. The capacity of off-street parking areas and the

location and dimensions of all access drives,
aisles and parking stalls. □ □ 

g. The location and size of proposed loading docks. □ □ 
h. Location of curbs and sidewalks. □ □ 
i. Cross-section(s) showing the composition

of pavement areas, curbs and sidewalks. □ □ 
j. Exterior lighting plan, including the location,

direction of illumination, amount of illumination
expressed in horizontal foot candles, wattage
and drawn details of all outdoor lighting
standards and fixtures.

□ □ 
k. Landscaping and screening plan showing the

location, type of species (common and
botanical names), size, spacing and number of
each type of tree or shrub and the location,
size and amount of each type of ground cover
to be utilized and planting details for trees,
shrubs and/or ground cover.

□ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

l. Locations of signs and drawn details showing the
size, nature of construction, height and content
of all signs. □ □ 

m. Drawn details of the type of screening to be
utilized for refuse storage areas, outdoor
equipment and bulk storage areas. □ □ 

n. Floor plans and building elevation drawings of
any proposed structure or structures, or existing
structures to be renovated. Building elevations
shall specify all proposed exterior treatments
including colors and materials.

□ □ 
13. Such other information as the Municipal Agency
and/or Township Engineer may request during site
plan review.

□ □ 
14. All signed plans shall include all proposed signs
including size, materials and location. A typical sign
detail shall be submitted for multiple tenants.

□ □ 
15. Certification. A signature block for Certification by
the Chairman and Secretary shall be placed on the
minor site plan plat in accordance with Section 540-
406D.

□ □ 
16. If the site plan is located within Naval Weapons
Station (NWS) Earle's 3,000 ft. Notification
Boundary, is the use deemed "less compatible" as
defined by the Joint Land Use Study 2017?

□ □ 

Notes: 

1. All applicants must be notified in writing within 45 days of application submission of any
deficiencies

2. If any completeness checklist waiver request that has been submitted in writing is denied, the
application shall be deemed incomplete.
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TOWNSHIP OF MIDDLETOWN 
Planning & Development Regulations 

Application Checklist 
SAMPLE 540-408 MINOR SITE PLAN 

FOR MUNICIPAL USE ONLY 

Application Submission Date: 

Review Dates: 

Date Complete Incomplete 

□ □ 
□ □ 
□ □ 
□ □ 

Decision Due Date: 

First Scheduled Hearing Date: 

Reviewed by:  
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540-411 PRELIMINARY MAJOR SITE PLAN.

Prior to the issuance of a Certificate of Completeness, the Planning Board Secretary or the Board of 
Adjustment Secretary shall determine that the following has been submitted in proper form. The Planning 
Board or the Zoning Board of Adjustment Secretary may schedule a preliminary plat of a major site plan 
for public hearing upon submission of items 1 through 9. 

A. Required Documents.

Checklist Item Applicant Reviewer Reviewer Comments 

1. Required application fees as set forth in Section 540-
304 of this Chapter, (The Township will compute the
fee and bill the applicant after submission of the
application and plan). Twenty (20) sets of plans
meeting the following requirements as well as fifteen
(15) copies of the Preliminary major site plan reduced
to an 11" x 17" sheet of paper. (Ord. No. 95-2495)

□ □ 

2. Township Engineer's correspondence stating the
application be deemed complete for engineering
review.

□ □ 
3. Copy of the application for granting of CAFRA
Permit, where required and if submitted. □ □ 
4. Proof that no taxes or assessments for local
improvements are due or delinquent on the property or
if it is shown that taxes or assessments are delinquent,
then any approval shall be conditioned upon the
payment of such outstanding taxes or assessments.

□ □ 
5. A Certificate of Title, which may be on the plat
(signed by the owner and notarized) or in letter form,
signed by a member of the New Jersey Bar or by a title
officer or authorized agent of a title insurance company
licensed to do business in the State of New Jersey
which certificate shall confirm that the owner of the
premises in question is the owner as shown on the plat.
If the applicant is not the property owner, then affidavit
from the owner permitting the contract/purchaser to
apply for site plan approval is required.

□ □ 

6. If the applicant seeks waiver(s) from any
checklist item, then submission of a written request
citing the specific requirement by section number and
stating reasons for the waiver(s). □ □ 

TOWNSHIP OF MIDDLETOWN 
Planning & Development Regulations Application 

Checklist 
SAMPLE 540-411 PRELIMINARY MAJOR SITE PLAN 
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Checklist Item Applicant Reviewer Reviewer Comments 

7. Where in the opinion of the Department of
Planning and Development, a proposed project would
be substantially altered depending upon the extent and
configuration of freshwater wetlands on or near the
subject property. A Letter of Interpretation from the
New Jersey Department of Environmental Protection
and Energy in order for an application to be deemed
complete. For the purposes of this provision
"substantially altered" shall be defined to include, but
not limited to the following:
Where the actual extent and configuration of
freshwater wetlands would result in:

a. Change in the number of lots proposed within a
subdivision.

□ □ 
b. Change the size or location of any principal

structure, road or driveway, excluding driveways
accessing single-family dwellings or duplexes. □ □ 

c. Change the location and/or number of parking
spaces proposed, excluding parking for single- 
family dwellings or duplexes. □ □ 

d. Change in any way the number and extent of any
bulk variances required. □ □ 

8. A detailed narrative description of the proposed
project including the proposed use of the land or
building, the type and extent of construction activity
proposed and the number of parking spaces to be
provided and/or added. Said narrative shall also, where
pertinent, describe the operational aspects of the
proposed use including hours of operation, including
peak periods and expected vehicular activity.

□ □ 

9. If the applicant is a corporation or partnership,
then the names and addresses of each individual
holding ten (10%) percent or more interest in the
corporation or partnership shall be provided. (Ord. No.
95-2415)

□ □ 
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B. Plat Requirements

Checklist Item Applicant Reviewer Reviewer Comments 

1. General Requirements.
a. Any preliminary plat of a major site plan

presented to the Planning Board or the Board of
Adjustment for approval shall be signed and
appropriately sealed by an architect, engineer,
land surveyor and/or planner licensed to practice
in the State of New Jersey; provided, however,
that sanitary sewer, water distribution and storm
drainage plans and water and sewage treatment
plans may only be signed and sealed by a
professional engineer.

□ □ 

b. Site plans shall not be drawn at a scale smaller
than one inch equals fifty (1" = 50') feet nor
larger than one inch equals ten (1" = 10') feet. If
the size of the site would require the use of sheets
larger than 30" x 42" in order to show the entire
site on one (1) sheet, the detailed information for
the site plan shall be shown in sections on sheets
not larger than 30" x 42", which sheets shall be
keyed to an overall plan of the site drawn at a
scale of not less than one inch equals two
hundred (1" = 200') feet.

□ □ 

c. The site plan shall be based on a monumented,
current certified boundary survey. The date of the
survey and the name of the person making same 
shall be shown on the map. If twelve (12) months 
or more have passed since the date of (or date of 
last recertification of) the survey, it shall be 
recertified and if necessary, brought up-to-date. 

□ □ 
2. The tops of the banks and boundaries of the
floodways and flood hazard areas of all existing
watercourses, where such have been delineated
and/or such other information as may assist the Board
in the determination of floodway and flood hazard area
limits. The Middletown Township Master Drainage Plan
prepared by T&M Associates (1972) may be utilized as
a basis for floodplain delineation.

□ □ 

3. Existing and proposed public easement or
rights-of-way and the purpose thereof. □ □ 
4. The boundary, nature, and extent of wooded
areas, swamps, bogs, streams, creeks and ponds
within the site and within two hundred (200') feet
thereof. □ □ 

TOWNSHIP OF MIDDLETOWN 
Planning & Development Regulations Application 

Checklist 
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Checklist Item Applicant Reviewer Reviewer Comments 

5. Existing and proposed manholes, sewer lines,
fire hydrants, water lines, utility poles, and all other
topographical features of a physical or engineering
nature within the site and within two hundred (200')
feet thereof.

□ □ 
6. All existing structures on the site and within
two hundred (200') feet thereof, including their use,
indicating those to be destroyed or removed and those
to remain.

□ □ 
7. Title Block. The Title Block shall appear on all
sheets and include:
a. Title to read "Preliminary Plat - Major Site Plan." If

Final Site Plan Approval is applied concurrently,
the title shall read "Preliminary and Final Plat
Major Site Plan."

□ □ 
b. Name of the development, if any. □ □ 
c. Tax Map sheet, block and lot number of the site,

as shown on the latest Township Tax Map, the
date of which should also be shown. □ □ 

d. Date of original and all revisions. □ □ 
e. Names and addresses of owner and developer, so

designated. □ □ 
f. Names, signatures, addresses, and license

numbers of engineer, architect, land surveyor, or
planner who prepared the plan and their
embossed seal.

□ □ 
g. If the site plan contains more than one (1) sheet,

each sheet shall be numbered, titled, and signed
by the appropriate professional. □ □ 

8. A schedule shall be placed on the site plan
indicating:

a. The zone district in which the site is located. □ □ 
b. Proposed and required lot dimensions with front,

rear and side setbacks. □ □ 
c. The acreage of the tract and site (the portion of

the tract involved in the site plan). □ □ 

TOWNSHIP OF MIDDLETOWN 
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Checklist Item Applicant Reviewer Reviewer Comments 

d. The floor area of the existing and proposed
buildings (listed separately). □ □ 

e. The proposed use or uses and the floor area
devoted to each use. □ □ 

f. Square footage and percentage of the site
retained unoccupied open space and occupied by
buildings. □ □ 

g. Proposed and required off-street parking spaces. □ □ 
h. The maximum permitted and proposed percent of

lot coverage for the entire site. Lot coverage
shall be based upon the gross tract area as well
as the contiguous developable area (refer to
Subsection B.10.).

□ □ 
i. Proposed and maximum permitted floor area

ratio for the entire site. The floor area ratio shall
be based upon the gross tract area as well as the
contiguous developable area (refer to Subsection
B.10.).

□ □ 
j. Proposed and maximum permitted height of all

existing and proposed structures (building height
shall be measured in stories, as well as in feet). □ □ 

9. North arrow and written and graphic scales. □ □ 
10. A mapping of Critical Areas as specified by
Section 540-624.A. Such mapping shall graphically
depict the location of each Critical Area in relation to
the total tract. A schedule shall be provided which
indicates the contiguous developable area and the
area of all Class I and Class II Critical Areas in square
feet.

□ □ 

11. Zone boundaries and the Tax Map sheet, lot,
and block numbers and names of owners of all
properties within two hundred (200') feet of the site.

□ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

12. A key map, (at a scale of not less than one inch
equals one thousand (1" = 1,000') feet showing the
location of the site with reference to surrounding
areas, existing streets, the names of all such streets
and any zone boundary which is within five hundred
(500') feet of the subdivision.

□ □ 

13. The plan shall be accompanied by an on-site
drainage plan prepared in accordance with the
following standards.
a. The drainage plan shall be presented in graphic

form which shall clearly show the street and lot
layout and those items which are pertinent to
drainage including existing and proposed contours
as previously required.

□ □ 

b. The plan shall outline each area contributing to
each inlet. □ □ 

c. All proposed drainage shall be shown with pipe
type and sizes, invert and grate or rim elevations,
grades, and direction of flow. The direction of flow
of all surface waters and of all streams shall be
shown.

□ □ 
d. The drainage plan shall be accompanied by

complete drainage calculations made in
accordance with the standards set forth in the
Planning and Development Regulations of
Middletown Township.

□ □ 
14. Off-Site Drainage Plan. The plat shall also be
accompanied by an off-site drainage plan prepared in
accordance with the following standards:
a. The plan shall consist of an outline of the entire

drainage basin in which the site is located. The
terminus of the basin and existing ground
contours or other basis for determining basin
limits shall be shown.

□ □ 

b. The pertinent off-site existing drainage shall be
shown with elevations of inverts and grates to the
nearest one-tenth of one (1/10') foot. □ □ 

c. To the extent that information is available and
may be obtained from the County or Municipal
Engineer, any existing plans for drainage
improvements shall be shown.

□ □ 
d. In the event a temporary drainage system is

proposed, full plans of that system shall be
shown. □ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

e. The off-site drainage plans shall be accompanied
by profiles of all proposed drainage, showing
existing details, pipe sizes, type, inverts, crowns,
slopes; all proposed structures and connections
and design hydraulic grade lines for all conduits
designed to carry forty (40) or more cubic feet
per second. Cross-sections at intervals not
exceeding one hundred (100') feet shall be shown
for all open channels.

□ □ 

15. Boring Logs. Unless the Township Engineer
shall determine that less boring logs are required or
that some or all of the boring logs may be deferred to
the final plat stage, the site plan shall be accompanied
by a set of boring logs and soil analyses for borings
made in accordance with the following requirements:

a. Borings shall be spaced evenly throughout the
site.

□ □ 

b. One (1) boring not less than fifteen (15') feet
below grade or twenty (20') feet minimum depth
shall be made for every ten (10) acres or portion
thereof.

□ □ 
c. One (1) additional boring shall be made per acre

or portion thereof. □ □ 
d. Boring logs shall show soil types and

characteristics encountered, groundwater depths,
the methods and equipment used, the date of
testing, the name of the firm, if any, making the
borings and the name of the person in charge of
the boring operation. The boring logs shall also
show surface elevations to the nearest one-tenth
of one (1/10') foot.

□ □ 

16. The capacity of off-street parking areas and the
location and the dimensions of all access drives, aisles
and parking stalls. The location and treatment of
existing and proposed entrances and exits to public
rights-of-way, including the possible utilization of
traffic signals, channelization, acceleration and
deceleration lanes, additional width and any other
device necessary for traffic safety and/or convenience,
and the estimated average number of passenger
vehicles, single unit trucks or buses, and semi-trailers
that will enter the site each day.

□ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

17. Graphic depiction of the anticipated routes and
details of the system of on-site vehicular and
pedestrian circulation. If the developer desires to have
the appropriate provisions of Title 39 of the Revised
Statutes governing motor vehicle operation made
applicable to the site, thereby allowing municipal
police regulation of traffic control devices, he shall
submit a formal request and a detailed plan meeting
the requirements of the New Jersey Department of
Transportation. The Township Engineer will advise the
developer regarding the details of such a plan.

□ □ 

18. The location and size of proposed loading
docks. □ □ 
19. Location of curbs and sidewalks. □ □ 
20. Cross-sections showing the composition of
pavement areas, curbs and sidewalks. □ □ 
21. Location of handicapped facilities including
parking spaces and ramps (where applicable). □ □ 
22. Paving and right-of-way widths of existing
streets within two hundred (200') feet of the site. □ □ 
23. If required by the Township Engineer,
centerline profiles of streets bordering the site,
internal roadways, and major circulation aisles
showing:

a. Existing and proposed final grades and slopes.

□ □ 
b. Pipe sizes, slope, type, inverts, and grate or rim

elevation of drainage and sanitary sewage
facilities.

24. Location, use, finished grade level, ground
coverage, first floor and basement elevations, of all
existing buildings and other pertinent improvements.

□ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

25. A grading plan showing existing and proposed
grading contours at one (1') foot intervals throughout
the tract, except if slopes exceed five (5%) percent a
two (2') foot interval may be used, and if they exceed
ten (10%) percent, a five (5') foot interval is
permissible. Datum shall be North American
Vertical Datum 1988 (NAVD 88). In addition to
proposed grading contours, sufficient additional spot
elevations shall be drawn to clearly delineate proposed
grading.

□ □ 

26. Exterior lighting plan, including the location,
direction of illumination, amount of illumination
expressed in horizontal foot candles, wattage and
drawn details of all outdoor lighting standards and
fixtures.

□ □ 
27. Landscaping and screening plan showing the
location, species (both common and botanical names),
size and number of each type of tree or shrub, the
location, type and amount of each type of ground
cover to be utilized, and plant list and planting details
for trees, shrubs, and/or ground cover.

□ □ 
28. Location of signs and drawn details showing the
size, color, nature of construction, height and content
of all signs.

□ □ 
29. Drawn details of the type of screening to be
utilized for refuse storage areas, outdoor equipment
and bulk storage areas.

□ □ 
30. Floor plans and building elevation drawings of
any proposed structure or structures, or existing
structures to be renovated. Building elevations shall
specify all proposed exterior treatments including
colors and materials.

□ □ 
31. If the Township Engineer, Planning Board or
Zoning Board of Adjustment determines that existing
trees located on the site may have an effect on the
proper layout of the site, it may be required that the
location, caliper and type be shown on the plat for the
following:

a. Living deciduous trees having a trunk diameter of
six (6") inches or more at breast height.

□ □ 

b. All living coniferous trees having a trunk six (6")
inches or more in diameter at breast height. □ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

c. All living dogwood (Cornus florida) or American
Holly (Ilex opaca) trees having a trunk of one
(1") inch or greater at breast height. □ □ 

d. All native laurel (Kalmia latifolia) shrubs having a
root crown of three (3") inches or greater
measured at the soil or surface level. □ □ 

32. The location, area, dimensions and proposed
disposition of any area or areas of the site proposed to
be retained as common open space, indicating the
facilities to be provided in such areas.

□ □ 
33. Sectionalization and Staging Plan. Developers
of large uses such as shopping centers, multi-family
dwellings, industrial parks or other such uses proposed
to be developed in stages shall submit a
sectionalization and staging plan showing the
following:

a. The anticipated date for commencing
construction of each section or stage. The
staging of development on the site shall be such
that if development of the site were discontinued
after the completion of any stage, the developed
portion of the site could comply in all respects to
the requirements of this Chapter and be provided
with adequate drainage and utility systems.

□ □ 

b. Those improvements that will be completed in
each stage prior to application for Certificate of
Occupancy. The plan should demonstrate that
the staging of construction will minimize adverse
affects upon occupied buildings in the site and
adjoining properties.

□ □ 
34. Such other information as the Municipal Agency
and/or Township Engineer may request during site
plan review.

□ □ 
35. An Environmental Impact Report for any
application involving property in excess of ten (10)
acres per Section 540-615 of this Chapter.

□ □ 
36. Certification. A signature block for Certification by
the Chairman and Secretary shall be placed on the
preliminary major site plan plat in accordance with
Section 540-409D.

□ □ 
37. If the site plan is located within Naval Weapons
Station (NWS) Earle's 3,000 ft. Notification Boundary, is
the use deemed "less compatible" as defined by the
Joint Land Use Study 2017?

□ □ 
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Notes: 

1. All applicants must be notified in writing within 45 days of application submission of any deficiencies
2. If any completeness checklist waiver request that has been submitted in writing is denied, the application shall
be deemed incomplete.

TOWNSHIP OF MIDDLETOWN 
Planning & Development Regulations Application 

Checklist 
SAMPLE 540-411 PRELIMINARY MAJOR SITE PLAN 

173



 

FOR MUNICIPAL USE ONLY 

Application Submission Date: 

Review Dates: 

Date Complete Incomplete 

□ □ 
□ □ 
□ □ 
□ □ 

Decision Due Date: 

First Scheduled Hearing Date: 

Reviewed by:  
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540-413 Final Major Site Plan 

A. Required Documents.

Prior to the issuance of a Certificate of Completeness for scheduling of a final plat of a major site plan for 
public hearing, the Planning Board Secretary or the Board of Adjustment Secretary shall determine that 
the following has been submitted in proper form. The Planning Board Secretary or the Board of 
Adjustment Secretary may schedule final plat of a major site plan for public hearing upon submission of 
items 1 through 10. 

Checklist Item Applicant Reviewer Reviewer Comments 

1. Required application fees as set forth in Section 540-
314 of this Chapter. (The Township will compute the
fee and bill the applicant after submission of the
application plan. Twenty (20) sets of plans meeting the
following requirements as well as fifteen (15) copies of
the final major site plan reduced to an 11" X 17" sheet
of paper. (Ord. No. 97-2495)

□ □ 

2.Township Engineer's correspondence stating the
application be declared complete for review. □ □ 
3.Copy of the application for granting of CAFRA
Permit, where required, and if submitted. □ □ 
4.Proof that no taxes or assessments for local
improvements are due or delinquent on the property or
if it is shown that taxes or assessments are delinquent,
then any approval shall be conditioned upon the
payment of such outstanding taxes or assessments.

□ □ 
5. A Certificate of Title, which may be on the plat
(signed by the owner and notarized or in letter form,
signed by a member of the New Jersey Bar or by a Title
Officer or authorized agent of a title insurance company
licensed to do business in the State of New Jersey,
which certificate shall confirm that the owner of the
premises in question is the owner as shown on the plat.
If the applicant is not the property owner, then an
affidavit from the owner permitting the
contract/purchaser to  apply for  major subdivision is
required.

□ □ 

6. If the applicant seeks waiver(s) from any
checklist item, then submission of a written request
citing the reasons for the waiver(s) is required. □ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

7. Where in the opinion of the Department of
Planning and Development, a proposed project would
be substantially altered depending upon the extent and
configuration of freshwater wetlands on or near the
subject property. A Letter of Interpretation from the
New Jersey Department of Environmental Protection
and Energy is needed in order for an application to be
deemed complete. For the purposes of this provision
"substantially altered" shall be defined to include, but
not limited to the following:
Where the actual extent and configuration of
freshwater wetlands would result in:

a. Change in the number of lots proposed within a
subdivision. □ □ 

b. Change the size or location of any principal
structure, road or driveway, excluding driveways
accessing single family dwellings or duplexes. □ □ 

c. Change the location and/or number of parking
spaces proposed, excluding parking for single- 
family dwellings or duplexes. □ □ 

d. Change in any way the number and extent of any
bulk variances required. □ □ 

8. A detailed narrative description of the proposed
project including the proposed use of the land or
building, the type and extent of construction activity
proposed and the number of parking spaces to be
provided and/or added. Said narrative shall also, where
pertinent, describe the operational aspects of the
proposed use including hours of operation, including
peak periods, and expected vehicular activity.

□ □ 

9. All site plans shall include all proposed signs
including size, material and location. A typical sign
detail shall be submitted for multi-tenants.

□ □ 
10. If the applicant is a corporation or partnership,
then the names and addresses of each individual
holding ten (10%) percent or more interest in the
corporation or partnership shall be provided. (Ord. No.
95-2415)

□ □ 
11. Certification. A signature block for Certification by
the Chairman and Secretary shall be placed on the final
major site plan plat in accordance with Section 540-
411D.

□ □ 
12. If the site plan is located within Naval Weapons
Station (NWS) Earle's 3,000 ft. Notification Boundary, is
the use deemed "less compatible" as defined by the
Joint Land Use Study 2017?

□ □ 

TOWNSHIP OF MIDDLETOWN 
Planning & Development Regulations 

Application Checklist 
SAMPLE 540-413 FINAL MAJOR SITE PLAN 

176



B. Plat Requirements

The final plat shall include all data required for the preliminary plat of the major site plan and shall be 
drawn to incorporate all changes required as a condition of preliminary approval and shall be drawn by 
persons and to specifications as required for a preliminary plat and shall be titled "Final Plat - Major Site 
Plan." For combined preliminary and final site plan applications the plat shall be titled "Preliminary and 
Final Plat Major Site Plan." 

Notes: 

1. All applicants must be notified in writing within 45 days of application submission of any
deficiencies

2. If any completeness checklist waiver request that has been submitted in writing is denied, the
application shall be deemed incomplete.

FOR MUNICIPAL USE ONLY 

Application Submission Date: 

Review Dates: 

Date Complete Incomplete 

□ □ 
□ □ 
□ □ 
□ □ 

Decision Due Date: 

First Scheduled Hearing Date: 

Reviewed by:  
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540-410  PRELIMINARY MAJOR SUBDIVISION. 

A. Required Documents.

Prior to the issuance of a Certificate of Completeness, the Planning Board Secretary or the Board of 
Adjustment Secretary shall determine that the following has been submitted in proper form. The Planning 
Board Secretary or the Board of Adjustment Secretary may schedule a preliminary plat of a major 
subdivision for public hearing upon submission of items 1 through 9. 

Checklist Item Applicant Reviewer Reviewer Comments 

1. Required application fees as set forth in Section 540-
314 of this Chapter. (The Township will compute the
fee and bill the applicant after submission of the
application and plan). Twenty (20) sets of plans
meeting the following requirements as well as fifteen
(15) copies of the Preliminary Major Subdivision Plat
reduced to an 11" x 17" sheet of paper. (Ord. No. 97-
2495)

□ □ 

2. Township Engineers correspondence stating the
application be deemed complete for engineering
review.

□ □ 
3. Copy of the application for granting of CAFRA
Permit, where required, and if submitted. □ □ 
4. Proof that no taxes or assessments for local
improvements are due or delinquent on the property or
if it is shown that taxes or assessments are delinquent,
then any approval shall be conditioned upon the
payment of such outstanding taxes or assessments.

□ □ 
5. A Certificate of Title, which may be on the plat
(signed by the owner and notarized) or in letter form,
signed by a member of the New Jersey Bar or by a Title
Officer or authorized agent of a title insurance company
licensed to do business in the State of New Jersey
which certificate shall confirm that the owner of the
premises in question is the owner as shown on the plat.
If the applicant is not the property owner, then an
affidavit from the owner permitting contract/purchaser
to apply for major subdivision is required.

□ □ 

6. If the applicant seeks waiver(s) from any
checklist item, then submission of a written request
citing the specific requirement by section number and
stating reasons for the waiver(s).

□ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

7. Where in the opinion of the Department of
Planning and Development, a proposed project would
be substantially altered depending upon the extent and
configuration of freshwater wetlands on or near the
subject property. A Letter of Interpretation from the
New Jersey Department of Environmental Protection
and Energy is needed in order for an application to be
deemed complete. For the purposes of this provision,
"substantially altered" shall be defined to include, but
not be limited to the following:
Where the actual extent and configuration of
freshwater wetlands would result in:

a. Change in the number of lots proposed within a
subdivision.

□ □ 
b. Change the size or location of any principal

structure, road or driveway, excluding driveways
accessing single-family dwellings or duplexes.

□ □ 
c. Change the location and/or number of parking

spaces proposed, excluding parking for single- 
family dwellings or duplexes.

□ □ 
d. Change in any way the number and extent of any

bulk variances are required. □ □ 
8. A detailed narrative description of the proposed
project including the proposed use of the land or
building, the type and extent of construction activity
proposed and the number of parking spaces to be
provided and/or added. Said narrative shall also, where
pertinent, describe the operational aspects of the
proposed use including hours of operation, including
peak periods, and expected vehicular activity.

□ □ 

9. If the applicant is a corporation or a
partnership, then the names and addresses of each
individual holding ten (10%) percent or more interest
in the corporation or partnership shall be provided.

□ □ 
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B. Plat Requirements

Checklist Item Applicant Reviewer Reviewer Comments 

1. General Requirements.
a. All plats containing proposals or designs for

drainage, streets and subdivision layouts shall be
prepared by a professional engineer licensed to
practice in the State of New Jersey and shall bear
the address, signature, embossed seal and license
number of said professional engineer. The
preliminary plat shall be based on the land survey
conducted not more than five (5) years prior to
the date of application and certified to the
subdivider and shall be drawn at a scale of not
less than one hundred (100') feet to the inch for
subdivisions up to one hundred (100) acres in
size, and not less than two hundred (200') feet to
the inch for subdivisions of one hundred (100)
acres or greater.

□ □ 

b. The preliminary plat shall be based on a current
certified boundary survey as required above with
sufficient lines off the adjoining tracts surveyed to
establish any overlap or gap between the
adjoining boundary lines and the boundary lines
of the tract in question and prepared in
accordance with N.J.A.C. 13:40-5.1 "preparation
of land surveys". The date of the survey and the
name of the person making the same shall be
shown on the map.

□ □ 

c. All proposed lot lines and areas of all lots in
square feet. The areas and dimensions specified
should be accurate to within minus zero (.0%)
percent and plus four (+4%) percent (for
example, a lot line specified as two hundred fifty
(250') feet long should not be less than two
hundred fifty (250') feet but may be as long as
two hundred sixty (260') feet).

□ □ 

2. Title Block. The title block shall appear on all
sheets and include:

a. "Preliminary Plat - Major Subdivision." □ □ 
b. Name of subdivision, if any. □ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

c. Tax Map sheet, block and lot number(s) of the
tract to be subdivided as shown on the latest
Township Tax Map, the date of which shall also be
shown.

□ □ 
d. Date of original and all revisions. □ □ 
e. Names and addresses of owner and subdivider, so

designated. □ □ 
f. Name(s), signature(s) address(es) and license

number(s) of the engineer and/or land surveyor
who prepared the map. (The plat shall bear the
embossed seal of said engineer and land
surveyor).

□ □ 
3. A key map at a scale of not less than one inch equals
one thousand feet (1" = 1,000') showing the location of
the tract to be subdivided, with reference to
surrounding areas, existing streets which intersect or
border the tract, the names of all such streets and any
zone boundary of Township boundary which is within
five hundred (500') feet of the subdivision.

□ □ 

4. A mapping of all Critical Areas as specified by Section
540-624.A, and mapping of minimum circle diameters
for each lot as specified by Section 540-
624.K. Such mapping shall graphically depict the
location of each Critical Area in relation to the tract. A
schedule shall be provided which indicates the
contiguous developable area, and the area of all Class I
and Class II Critical Areas for all proposed lots in square
feet. (Ord. No. 2007-2916 § 5)

□ □ 

5. A schedule shall be placed on the map indicating the
zone district, acreage of the tract, the number of lots,
the minimum permitted lot areas, the contiguous
developable lot areas, setbacks, required lot
dimensions, building floor area and proposed and
minimum circle diameters for each lot. (Ord. No. 2007-
2916 § 5)

□ □ 

6. Zone boundaries, Township borders and the names
of all owners, lot and block numbers and property lines
of parcels within two hundred (200') feet of the land to
be subdivided including properties across the street, as
shown by the most recent records of the Township or of

□ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

the Municipality of which the property is a part. 
7. North arrow and basis therefore and written and
graphic scales. □ □ 
8. Preliminary layouts showing methods of
connection and sources of service. Prior to public
hearing for preliminary subdivision plat, the developer
shall provide written certification that he has contacted
the involved servicing utility companies and has
received their detailed specific installation standards. It
will be the developer's responsibility to then integrate
the various design standards and achieve optimum
coordinated design.

□ □ 

9. The proposed location and area, in acres or
square feet, of all land proposed to be dedicated for
park and recreation facilities or common open space.
Where common open space is proposed, the plat shall
contain the following annotation including the site- 
specific information:

Block Lot(s) 
 is (are) 

dedicated in perpetuity as open space to be held in 
common by the Homeowners'/Condominium 
Association which is made up of all the owners of 
the following properties: 
Block Lot(s) 

□ □ 

10. The location, dimensions, area and disposition of
any park and recreation areas shall be shown and noted
on the preliminary plat and shall be subject to the
approval of the Planning Board.

□ □ 
11. The location of proposed depressed pedestrian
ramps and other facilities for the handicapped. □ □ 
12. All existing streets, public easements,
watercourses, floodways and flood hazard areas within
the proposed subdivision and within two hundred (200')
feet of the boundaries thereof, including both the width
of the right-of-way of each street within two hundred
(200') feet of the subdivision.

□ □ 
13. All existing structures on the property and within
one hundred (100') feet thereof. For on-tract structures
an indication of those which are to be destroyed or
removed and the use and front, rear, and side yard

□ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

dimensions of those to remain. 
14. The boundaries, nature, extent and acreage of
wooded areas and other important physical features,
including swamps, bogs, streams, creeks and ponds
within the proposed subdivision and within two hundred
(200') feet thereof.

□ □ 
15. The tentative plat shall show on the property to
be subdivided and within one hundred (100') feet of
that property all existing paper streets, curbs,
manholes, sewer lines, water and gas pipes, utility
poles, ponds, swamps and all other topographical
features of a physical or engineering nature.

□ □ 
16. All proposed public easements or rights-of-way
and the purposes thereof, and proposed streets within
the proposed subdivision. The proposed streets shall
show the right-of-way and proposed pavement width.

□ □ 
17. Contours.

a. Existing one (1') foot interval contours based on
North American Vertical Datum 1988 (NAVD
88) shall be shown extending a minimum of one
hundred (100') feet behind the boundary of the
tract in question and shall be certified by a New
Jersey licensed land surveyor or professional
engineer as to accuracy except that where the
slopes exceed five (5%) percent, a two (2') foot
interval may be used. If the slopes exceed ten
(10%) percent, a five (5') foot interval is
permissible. The source of elevation datum base
shall be noted. If contours have been established
by aerial photography, a check profile shall be
made on the boundary line of the tract and
certified by a New Jersey licensed land surveyor.

□ □ 

b. Ninety (90%) percent of elevations interpolated
from contour lines will be within one-half (1/2)
the contour interval when referred to the nearest
bench mark. All spot elevations shall be to the
nearest one-tenth (1/10') foot and accurate to
within three-tenths (3/10') of a foot.

□ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

c. Ninety (90%) percent of all planimetric features
shown on the map will be within one-fortieth
(1/40") inch of their true position and no
planimetric features will be out of true position
more than one-twentieth (1/20") inch as map
scale when referenced to the nearest field
established station. A statement of compliance
and/or a complete statement concerning any area
of noncompliance with this requirement shall be
placed on the tentative plat.

□ □ 

18. Preliminary On-Site Grading and Drainage Plan.
a. The preliminary plat shall show or be

accompanied by a preliminary grading and
drainage plan which shall show locations of all
existing and proposed drainage swales and
channels, retention-recharge basins, the scheme
of surface drainage and other items pertinent to
drainage including the approximate proposed
grading contours at one (1') foot intervals, except
if slopes exceed five (5%) percent, a two (2') foot
interval may be used, and if they exceed ten
(10%) percent, a five (5') foot interval is
permissible. Datum shall be the United States
Coast and Geodetic Survey datum (MSL=0) and
the source of datum shall be noted.

□ □ 

b. The plan shall outline the approximate area
contributing to each inlet. □ □ 

c. All proposed drainage shall be shown with
preliminary pipe type and sizes, invert elevations,
grades, and direction of flow, the direction of flow
of all surface waters and all water courses shall
be shown.

□ □ 
d. The preliminary grading and drainage plan shall

be accompanied by drainage calculations made in
accordance with standards set forth in the
Planning and Development Regulations.

□ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

19. Preliminary Off-Site Drainage Plan. The
preliminary plat shall also be accompanied by a
preliminary off-site drainage plan prepared in
accordance with the following standards.

a. The plan shall consist of an outline of the entire
drainage basin in which the property to be
subdivided is located. The terminus of the basin
and existing ground contours or other basis for
determining basin limits shall be shown.

□ □ 

b. Pertinent off-site existing drainage, which
receives or discharges runoff from or onto the
site, shall be shown with elevations of inverts,
pipe types, and sizes or other appropriate
physical data for open or non-pipe conduits.

□ □ 
c. To the extent that information is available and

may be obtained from the County or Township
Engineer(s), any existing plans for drainage
improvements, shall be shown.

□ □ 
d. In the event a temporary drainage system is

proposed, tentative plans of that system shall be
shown.

□ □ 
e. The off-site drainage plans shall be accompanied

by profiles of all proposed drainage, showing
existing and proposed finished grades, channel
section details, pipe sizes, type, inverts, crowns,
and slopes; all proposed structures and
connections and design hydraulic grade lines for
all conduits designed to carry forty (40) or more
cubic feet per second. Cross-sections at intervals
not exceeding one hundred (100') feet shall be
shown for all open channels.

□ □ 

20. Boring Logs. The preliminary plat shall be
accompanied by a set of boring logs and soil analyses
for borings made in accordance with the following
requirements:

a. Borings shall be spaced evenly throughout the
tract.

□ □ 
b. One (1) boring not less than fifteen (15') feet

below the proposed grade or twenty (20') feet
minimum depth shall be made for every ten (10) □ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

acres or portion thereof. 

c. One (1) additional boring shall be made per every
two (2) acres, or one (1) boring for every three
(3) proposed lots, whichever is greater. □ □ 

d. Boring logs shall show soil types and
characteristics encountered, groundwater depth,
date of testing, the methods and equipment used,
the name of the firm making the borings and the
name of the person in charge of the boring
operation. The boring logs shall also show surface
elevations to the nearest one-tenth (1/10') of a
foot.

□ □ 

21. Sectionalization and Staging Plans. The
preliminary sectionalization and staging plan showing
the following.
a. If the subdivision is proposed to be filed for final
approval in sections, the plan shall show each such
section and the anticipated date of filing for each
section. The staging of the various sections in the
subdivision shall be such that if development of the
subdivision were to be discontinued after the
completion of any section, the developed portion of the
subdivision would be provided with adequate street
drainage and utility systems. The size and staging of
the section in a subdivision shall be established to
promote orderly development and shall be subject to
the approval of the Board.

□ □ 

b. The sectionalization and staging plan shall identify
for each lot or group of lots in the subdivision those
improvements that will be completed prior to
application for Certificates of Occupancy. The plan
should demonstrate that the staging of construction will
minimize adverse affects upon occupied buildings in the
subdivision and adjoining properties.

□ □ 

22. If the Township Engineer, the Planning Board or
the Board of Adjustment determines that existing trees
located on the site may have an effect on the proper
layout of the subdivision, it may be required that the

TOWNSHIP OF MIDDLETOWN 
Planning & Development Regulations Application Checklist 

SAMPLE 540-410 PRELIMINARY MAJOR SUBDIVISION 

186



Checklist Item Applicant Reviewer Reviewer Comments 

location, diameter and type be shown on the plat for 
the following: 

a. Living deciduous trees having a trunk of six (6")
inches (diameter or more measured at four (4')
feet aboveground.

□ □ 

b. All living coniferous trees having a trunk of six
(6") inches or more diameter measured at four
(4') feet aboveground.

□ □ 
c. All living dogwood (Cornus florida) or American

Holly (Ilex opaca) trees having a trunk of one (1")
inch or greater diameter at four (4') feet
aboveground.

□ □ 
d. All native laurel (Kalmia latifolia) shrubs having a

root crown of three (3") inches measured at the
soil or surface level. □ □ 

23. The number, location, size and species (both
common and botanical names) of all proposed trees,
shrubs, and/or ground cover plant material and planting
details of same.

□ □ 
24. Such other information as the Board and/or
Township Engineer may require or request during the
review of the preliminary plat.

□ □ 
25. An Environmental Impact Report for any
application involving property in excess of ten (10)
acres per Section 540-615 of the this Chapter.

□ □ 
26. Certification. A signature block for Certification by
the Chairman and Secretary shall be placed on the
preliminary major subdivision plat in accordance with
Section 540-408D.

□ □ 
27. Distance from Naval Weapons Station (NWS) Earle
base, NWS Earle’s rail corridor (Normandy Rd.) and
NWS Earle’s pier. □ □ 

Notes: 

1. All applicants must be notified in writing within 45 days of application submission of any
deficiencies

2. If any completeness checklist waiver request that has been submitted in writing is denied, the
application shall be deemed incomplete.
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Application Submission Date: 

Review Dates: 

Date Complete Incomplete 

□ □ 
□ □ 
□ □ 
□ □ 

Decision Due Date: 

First Scheduled Hearing Date: 

Reviewed by:  
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540-412  Final Major Subdivision 

A. Required Documents.

Prior to the issuance of a Certificate of Completeness for scheduling of a final plat of a major subdivision 
for public hearing, the Planning Board Secretary or the Board of Adjustment Secretary shall determine 
that the following has been submitted in proper form. The Planning Board Secretary or the Board of 
Adjustment Secretary may schedule a public hearing upon submission of items 1 through 9. 

Checklist Item Applicant Reviewer Reviewer Comments 

1. Required application fees as set forth in
Section 540-314 of this Chapter. (The Township
will compute the fee and bill the applicant after
submission of the application and plan). Twenty
(20) sets of plans meeting the following
requirements as well as fifteen (15) copies of the
Final Major Subdivision Plat reduced to an 11" x
17" sheet of paper. (Ord. No. 97-2495)

□ □ 

2. Township Engineer's correspondence
stating the application be deemed complete for
engineering review.

□ □ 
3. Copy of the application for granting of
CAFRA Permit, where required and if submitted. □ □ 
4. Proof that no taxes or assessments for
local improvements are due or delinquent on the
property or if it is shown that taxes or
assessments are delinquent, then any approval
shall be conditioned upon the payment of such
outstanding taxes or assessments.

□ □ 
5. A Certificate of Title, which may be on the
plat (signed by the owner and notarized) or in
letter form, signed by a member of the New
Jersey Bar or by a Title Officer or authorized
agent of a title insurance company licensed to do
business in the State of New Jersey, which
certificate shall confirm that the owner of the
premises in question is the owner as shown on
the plat. If the applicant is not the property
owner, then affidavit from the owner permitting
contract/purchaser to apply for major subdivision
approval is required.

□ □ 

6. If the applicant seeks waiver(s) from any
checklist item, then submission of a written
request citing the specific requirement by section
number, and stating reasons for the waiver(s).

□ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

7. Where in the opinion of the Department of
Planning and Development a proposed project
would be substantially altered depending upon
the extent and configuration of freshwater
wetlands on or near the subject property. A
Letter of Interpretation from the New Jersey
Department of Environmental Protection and
Energy in order for an application to be deemed
complete. For the purposes of this provision
"substantially altered" shall be defined to include,
but not be limited to the following:
Where the actual extent and configuration of
freshwater wetlands would result in:

a. Change in the number of lots proposed
within a subdivision.

□ □ 
b. Change the size or location of any principal

structure, road or driveway, excluding
driveways accessing single-family dwellings
or duplexes.

□ □ 
c. Change the location and/or number of

parking spaces proposed excluding parking
for single family dwellings or duplexes. □ □ 

d. Change in any way the number and extent
of any bulk variances required. □ □ 

8. A detailed narrative description of the
proposed project including the proposed use of
the land or building, the type and extent of
construction activity proposed and the number of
parking spaces to be provided and/or added.
Said narrative shall also, where pertinent,
describe the operational aspects of the proposed
use including hours of operation, including peak
periods, and expected vehicular activity.

□ □ 

9. If the applicant is a corporation or
partnership, then the names and addresses of
each individual holding ten (10%) percent or
more interest in the corporation or partnership
shall be provided.

□ □ 
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B. Plat Requirements

Checklist Item Applicant Reviewer Reviewer Comments 

1. General Requirements. A final plat may, for
all or any portion of an approved preliminary plat,
be submitted to the Municipal Agency within three
(3) years of the date of approval of the preliminary
plat.
a. A final plat shall be drawn at a scale of not

less than one hundred (100') feet to the (1")
inch, shall conform to the provisions of
Chapter 141 of the Laws of 1960 of the State
of New Jersey, Map Filing Law, as amended
and supplemented, specified herein.

□ □ 
b. All dimensions, both linear and angular, of the

exterior boundaries of the subdivision and all
lots and all lands reserved or dedicated for
public use shall balance and their description
shall close within a limit of error of not more
than one (1) part in ten thousand (10,000)
identified by a note on the plan indicating the
error of closure.

□ □ 

c. Unless specifically waived by the Township
Engineer, the bearing system used on the
exterior boundaries of the final plat shall 
conform to the New Jersey State Plane 
Coordinate System or the plat shall show 
bearings based on said system in addition to 
any other bearings conforming to the New 
Jersey State Plane Coordinate System shall be 
enclosed in brackets. 

□ □ 

d. Unless specifically waived by the Township
Engineer, coordinates, based on the New
Jersey State Plane Coordinate System (X and
Y) shall be shown, individually or in tabular
form, for the monumented (existing or
proposed) corners of the exterior boundary of
the tract.

□ □ 
e. The source of New Jersey State Plane

Coordinate System information shown as
required above shall be noted on the final
plat.

□ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

2. Purpose of Final Plat. A final plat and
supporting drawings and documents for a
proposed subdivision constitute the complete and
fully detailed and documented development of the
subdivision proposal and becomes the basis for the
construction of the subdivision and inspection by
the Township Engineer, other officials and Planning
Board, or Board of Adjustment. The portion of the
plat intended for filing must be recorded at the
County Clerk's office to have legal status.
a. The final plat shall be based on a

monumented, current, certified boundary
survey prepared in accordance with N.J.A.C.
13:40-5.1, Preparation of Land Surveys. The
date of the survey and the name of the person
making the same shall be shown on the map.
If twelve (12) months or more have passed
since the date or date of last recertification of
the survey, it shall be recertified and, if
necessary, brought up-to-date. Any necessary
revisions from the survey used as a base for
the tentative plat shall be specifically noted.

□ □ 

b. All monuments in accordance with Chapter
141 of the Laws of 1960 of the State of New
Jersey, including all monuments found,
monuments set, and monuments to be set,
and an indication of monumentation found
and reset.

□ □ 
c. Tract boundary lines, right-of-way lines of

streets, easements and other rights-of-way;
land to be reserved or dedicated to public use, 
all lot lines and site easement lines, with 
accurate dimensions and bearings and radii, 
tangents, chords, arcs and central angles of 
all curves and all front, rear and side (or yard) 
setback lines. 

□ □ 

d. Lot and block numbers shown on the final plat
shall conform to the Township Tax Map (or
proposed revisions thereof) and shall be
obtained by the applicant's engineer from the
Township Engineer. Proposed house numbers
shall be obtained from the Township Building
Department and shall be shown encircled on
the final plat, or on one (1) of the
attachments thereto. The Township Engineer
shall not affix his signature to the final plat
unless the applicant has fully complied in this
regard.

□ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

e. Subdivision names and street names shown
on the final plat shall not be the same or
similar to any name of any existing
subdivision or street in the Township and shall
be approved by the Department of Planning
and Development.

□ □ 
3a. Utility layouts, specifications and cross- 

sections (sewers, water, gas, electric, 
telephone, etc.), showing feasible connections 
to any existing or proposed utility systems; 
provided, however, that detailed layouts of 
gas, electric, and telephone lines are not 
required. An indication of these on a typical 
road cross-section shall be sufficient. Layouts 
shall include proposed locations of street 
lights and fire hydrants. If private utilities are 
proposed, they shall comply with all local, 
County and State regulations. 

□ □ 

3b. Where required by the Township Engineer, 
cross-sections of proposed streets to at least 
ten (10') feet outside of any grading limit at 
intervals of at least one hundred (100') feet of 
all proposed street. 

□ □ 
3c. The tops of the banks and boundaries of the 

floodways and flood hazard areas of all 
existing watercourses, where such have been 
delineated and/or such other information as 
may assist the Board in the determination of 
floodway and flood hazard area limits. 

□ □ 
3d. Unless waived by the Board, a detailed plan 

setting forth the type and location of all traffic 
control and regulatory devices. This plan shall 
have been approved by, or in the opinion of 
the Township Engineer be likely to be 
approved by the New Jersey Department of 
Transportation. This plan shall be prepared by 
consultation with the Township Engineer and 
the Township Police Department and shall 
provide for all appropriate traffic control 
measures necessary for the health, safety, 
convenience, and well being of those 
occupying, or likely to occupy, the subdivision 
between final approval and final acceptance. 
This plan shall be accompanied by the formal 
request referred to in Section 540-410.A. 

□ □ 

3e. Sectionalization of final plats shall be in 
conformance with the sectionalization and 
staging plan, if any, approved with the 
preliminary plat. 

□ □ 
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Checklist Item Applicant Reviewer Reviewer Comments 

3f. A grading plan showing existing and proposed 
grading contours at one (1') foot intervals 
throughout the tract, except if slopes exceed 
five (5%) percent, a two (2') foot interval may 
be used, and if they exceed ten (10%) 
percent, a five (5') foot interval is permissible. 
Datum shall be North American Vertical 
Datum 1988 (NAVD 88). In addition to 
proposed grading contours, sufficient 
additional spot elevations shall be shown to 
clearly delineate proposed grading, including 
corner elevations of buildings and first floor 
and basement elevations. 

□ □ 

3g. The limits of all areas of proposed cuts and 
fills (exclusive of excavations for basements) 
shall be clearly designated. □ □ 

3h. The final subdivision plans shall include all 
data required for the preliminary plat of the 
major subdivision and shall be drawn to 
incorporate all changes required as a condition 
of preliminary major subdivision approval. 

□ □ 
4. Such other information as the Board and/or
Township Engineer may request during review. □ □ 
5. Certification. A signature block for Certification
by the Chairman and Secretary shall be placed on
the final major subdivision plat in accordance with
Section 540-410D.

□ □ 
6. Distance from Naval Weapons Station (NWS)
Earle base, NWS Earle’s rail corridor (Normandy
Rd.) and NWS Earle’s pier. □ □ 

Notes: 

1. All applicants must be notified in writing within 45 days of application submission of any
deficiencies

2. If any completeness checklist waiver request that has been submitted in writing is denied, the
application shall be deemed incomplete.
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Application Submission Date: 

Review Dates: 

Date Complete Incomplete 

□ □ 
□ □ 
□ □ 
□ □ 

Decision Due Date: 

First Scheduled Hearing Date: 

Reviewed by:  
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BOROUGH OF TINTON FALLS 
LAND DEVELOPMENT APPLICATION CHECKLIST 

Name of Application _ _ _ _ _ _ _ _ _ _ _ _ _  Application No. 
Block _ _ _ _ _ _ _ _  Lot _ _ _ _ _ _ _  Date Filed _ _ _ _ _ _ _ _  

An application shall not be considered complete until all the materials and information specified below 
have been submitted, unless upon receipt of a written waiver request from the applicant, a specified 
requirement is waived by the municipal agency. The waiver request shall be granted or denied within 
45 days of receipt of said request. If an item is considered by the applicant to be "Not Applicable", a 
waiver request should be made. 

Item Description Comments Status 

  
 

1 • • • • • • • • • • Calculation of the application fee and Complies 
the review escrow Waiver 
Individual checks made out to Tinton Falls Complies 

2 • • • • • • • • • • Borough in the amount calculated for 
the application fee, and the review Waiver escrow. 

• • A completed Checklist (latest revision) Complies 
3 • • • • • • • • with written explanations for all requested 

comoleteness waivers. Waiver 

4 • • • • • • • • • • Completed Tinton Fans Borough Complies 
aoolication forms. Waiver 

5 • • • • • • • • • • Completed Escrow Agreement signed by Complies 
owner and ooolicant. Waiver 

6 • • • • • • • • • • Ownership Disclosure Affidavit Complies 
Waiver 

7 • • • • • • • • • • Contribution statement pursuant to Complies 
Borouoh ordinance NO. 05-1153 Waiver 
Tax Collector Certification from the Tinton Complies 

8 • • • • • • • • • • Falls Borough Tax Collector that all taxes 
and assessments on the property are Waiver 
ooid in full. 
Certified list of property owners within Complies 9 • • • • • • • • • • 200" of the property as prepared by the 
Tinton Falls Borouah Tax Assessor. Waiver 
Completed Monmouth County Planning Complies 

10 • • • • • • • • • • Board application Copy of a check 
made oavoble to "Monmouth Countv". Waiver 
Completed Freehold Soil Conservation Complies 

11 • • • • • • • • • • District (FSCD) application. Copy of a 
check made oavable to 11FSCD". Waiver 

Complies 
Completed Monmouth County Health 

12 • • • • • • • • • • Department application. Copy of a 
check mode payable to "Monmouth Waiver County". 
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Item Description Status Comments 

Copies of all easements, covenants and 
13 • • • • • • • • • • deed restrictions including metes and Complies 

bounds descriptions, on or affecting the 
property in question. Waiver 

Twenty (20) black or blue line prints 
prepared by a New Jersey licensed Complies • • • • • • • • • engineers or a licensed Land Surveyor . 14 Each sheet must be signed and sealed
by the appropriate professional. (6 Waiver 
cooies full size, 14 cooies half sizedl 
A digital copy of the plan in a format • • • • • • • approved by the Borough Engineer. Plan Complies 

15 • to show lot lines, easements, buffers. Waiver existina and orooosed structures. 
16 • • • • • • Public utility "will serve" letters. Complies 

Waiver 
17 • • • • • Environmental Impact Assessment Complies 

Waiver 
Twenty (20) copies of the Surface Water 
Management Plans in accordance with Complies 
NJAC 7:8, including pre- and post-

18 • • • development calculation and drainage
area maps. Nine (9) more copies to be Waiver submitted upon determination of 
comoleteness. 
Certification from the Tinton Falls Borough Complies 

19 • • • • Tax Assessor approving the block and lot 
desianations Waiver 
Certification from the Borough of Tinton Complies 

20 • Falls approving the road names and
subdivision name. Waiver 

An affirmative statement in writing Complies 
21 • • • indication how all applicable conditional 

use standards are met. Waiver 
A conceptual development plan of the Complies property in accordance with the 

22 • "conventional lot" requirements of the 
Borough Land Use Ordinance (yield Waiver 
clan!
An engineer's estimate of all the Complies improvements identified on the 

23 • • approved preliminary plan, which 
remain to be completed at the time of Waiver 
final olat. 
An engineer's estimate of all the Complies improvements identified on the 

24 • • approved preliminary plan. whether 
completed or remaining to be Waiver 
comoleted.

Deed descriptions including metes and Complies 

25 • • bounds for all easements, buggers and
right of way dedications, as identified on Waiver the approved preliminary plan. 
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Item Description Status Comments 

26 A site plan/use variance application for any manufacturing or industrial use shall be accompanied by the following: 
A description of any proposed 

Complies machinery operation, products, by-
a • • products and processes to be contained

on the site, including a description of raw 
materials from which products are to be Waiver 
manufactured.
A statements containing estimated of
daily water consumption, volume and Complies 

b • • nature of sewage, waste and water to 
be disposed of descriptions of water Waiver suoolv and sewaae treatment facilities. 
A statement on the anticipated number Complies 

C • of shifts and number of employees per
shift. Waiver 
As-built drawing depicting all the Complies 
proposed site improvements approved

27 • during the preliminary site plan
application and any deviations noted in Waiver 
the actual constructed imorovements. 
Photograph(s) of the subject premises Complies 

28 • • • that may prove useful in helping the 
Board make a more informed decision Waiver on the aoolication.

 

29 • • • • • • • • Map scale not less than l inch = l 00 feet • showing the entire tract on one sheet Complies 
not exceeding 24" x 36". Waiver 
A Key Map showing the entire site, the 
surrounding area lat least 1,000 feet from Complies 30 • • • • • • • • • the property) and any and all zone
district boundary lines in the surrounding Waiver area. 

31 • • • • • • • • • Site or Subdivision name. Complies 
Waiver 

Scale and references meridian. The Complies 
32 • • • • • • • • • reference source (i.e deed, filed map,

etcl of the meridian shall be identified. Waiver 
Name, address, and phone number of Complies 

33 • • • • • • • • • the professional responsible for preparing
the olans. Waiver 

34 • • • • • • • • • • Nome address, and phone number of Complies 
the Owner of the property. Waiver 

35 • • • • • • • • • • Name, address, and phone number of Complies 
the Aoolicant. Waiver 

36 • • • • • • • • • Dote of the plans and revision block Complies 
identifying any and all revisions Waiver 

Approval signature block for Board Complies 
37 • • • • • • • • • Chairman, Secretary and Borough 

Engineer. Waiver 
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I I I Minor Maior 

Item Description Status Comments 

The name and address of the owner and Complies 
38 • • • • • • • • • the block and lot designation of any and

all property located within 200 feet of Waiver the tract. 
The tax map sheet. The block and lot Complies 

39 •• • • • • • • • numbers of the subject property and any
and all properties within 200 feet of the Waiver tract, 
All existing streets, roads, watercourses Complies 

40 • • • • • • • • • and water bodies on the property and
within 500 feet of the property. Waiver 

Lot line dimensions. Original boundary Complies 
41 • • • • • • • • • survey used to prepare the plan should 

be provided with the application. Waiver 
Location and use of all existing structures Complies 

42 • • • • • • • • • on the property, and within 100 feet of 
the tract. Property lines of adjacent Waiver orooerties shall be shown. 
Location of all proposed streets, property 
lines. lot lines and areas. All lot areas to Complies 

43 • • • • • • • • • be shown in acres and square feet. The 
area within the maximum depth of 
measurement should be identified if Waiver 
different from entire area. 
Dimensional ties from existing structures Complies 

44 • • • • • • • • • to property lines. Ties from proposed 
structures to property lines for site plans. Waiver A minimum of two ties oer structure. 
Building envelope of each proposed lot Complies 

45 • • • • • • • • • as defined by the minimum yard
setbacks required by the zoning Waiver ordinance. 

46 • • • • • • • • • Schedule of applicable zoning Complies 
reaulations Waiver 
Existing wells and septic system on the Complies • • • • •47 • • • • property and within 100 feet of the 
crooertv. Waiver 
Location of any critical environmental 
areas, wooded areas, stone rows, tree Complies 

48 • • • • • • • • • rows, rights of way, structures, isolated 
trees> 4" diameter and stream corridors 
on the property and within 500 feet of Waiver 
the orooertv. 

49 • • • • • • • • • • Show all easements dedications, metes Complies 
and bounds, and purpose on the plan. Waiver 

50 • • • • • • • Existing contours at 2 feet intervals within Complies 
the tract and within 200 feet of the tract. Waiver 

-

51 • • • • • • • Proposed contours at 2 feet intervals Complies 
within the tract. Waiver 

Plans, profiles, and cross sections of all Complies 

52 • • • • • streets, common driveways or private -

roads, provide a request for inspection Waiver by the Borough Engineer. 
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Minor 

Item Description Status Comments  0 

Plans and profiles of utility layouts (i.e. Complies 
53 • • • • • sanitary sewers, storm sewers, water 

mains, aas and electric) Waiver 

A soil Erosion and Sediment Control Plan Complies 

54 • • • • in accordance with the Standards for 
Soil Erosion and Sediment Control in New Waiver Jersey. 

55 • • • • • • Location, specifications and lighting for Complies 
all outdoor storage. Waiver 
A minimum of two (2) soil logs, together Complies 

56 • • • with the permeability test results for each 
proposed lot or use if on-site sewerage Waiver discosal svstem crocosed. 
Residential cluster details including 
amount (SF and acres) and location of Complies 
common open space to be provided, 

57 • • • • • location and description of the 
organization to be established for the Waiver ownership and maintenance of any 
common scace. 
Details for the construction of any on-site Complies 

58 • • improvements (i.e. curb, pavement, 
fences, sidewalk, liahtina, etc.I Waiver 

59 • • • A Landscaping Plan Complies 
Waiver 

60 • • • A Lighting Plan Complies 
Waiver 

61 • • • • Specific location and design of traffic Complies 
control devices, sians and traffic sianals. Waiver 

62 • • • • • Location and dimensions of all off street Complies 
loadina areas Waiver 
Location and treatment of proposed Complies entrances and gates to public rights of 

63 • • • way, including use of signals, 
channelization and all other traffic Waiver 
alterations. 
Use of existing and proposed buildings Complies 

64 • • • • • by floor area. Floor area and ground 
area of existing and proposed buildings Waiver in square feet. 
Parking requirement calculations and
the location of the parking area. The Complies 

65 • • • • actual spaces should be designated for 
existing parking areas. Show dimensions 
from parking spaces to the property Waiver 
lines, street and structures. 
Elevations at the corners of all proposed Complies 

66 • • • buildings, paved areas and property 
corners, if new buildings or paved areas Waiver are crocosed.
Location of any solid waste, and Complies 

67 • • • recyclable storage facilities. Waiver 
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appears on.
Indicate the distance from NWS Earle.

If located within 3,000 feet from NWS 
Earle, a statement should be included if the 
application proposes a “less compatible” 
use, as defined by Joint Land Use Study 
(JLUS) 2017.
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Application Incomplete with the following information to be submitted or written waiver 
requests provided: 

By: _ _ _ _ _ _ _ _ _ _ _ _  Date: _ _ _ _ _  

202



Schedule F - Borough of Tinton Falls 
Planning and Zoning Board Fee Schedule 

(Section 40-7) 

APPLICATION TYPE ADMINISTRATIVE FEE 
Informal Hearing/Concept Plan Review 

Minor Subdivision $250 
All Others $250 

Appeals & Interpretations $300 plus any other costs incurred 
by Board during review process 

Certificate of Non-Conforming Use 
From the Administrative Officer $SO 
From the Zoning Board of $250 
Adjustment 

Capital Review $150 

Architectural Review 
Residential $150 
Non-residential $300 

Subdivision 
Minor $500 
Preliminary $500 + $50 per lot 
Final $250 + $50 per lot 

Site Plan 
Minor $500 

Residential Preliminary $500 + $50 per dwelling unit 

Final 50% of Preliminary Fee 

Non-residential Preliminary $1,000 + $50 per acre of 
disturbance+ $0.05 per SF of 
proposed building area 

Final 50% of Preliminary Fee 
Conditional Use $300 plus fees as designated under 

site plan 
Waiver (Submittal Requirement or Design Waiver) N.F. 
Bulk "C" Variance $300 for 1 + $50 for each 

additional variance 

Use "D" Variance 
Single Family $300 
All other Residential & Non-residential $600 plus fees as designated under 

Site Plan 
General Development Plan 

Initial Submission $500 

ESCROW/PROFESSIONAL FEE 

$750 
$1,500 
$1,500 

N.F. 
$350 per review required by the 
Borough agency of legal, 
engineering, planning, etc. 
$350 per review required by the 
Borough agency of legal, 
engineering, planning, etc. 
$350 per review required by the 
Borough agency of legal, 
engineering, planning, etc. 

$3,500 
$4,000 + $115 per lot 
$2,500 + $75 per lot 

$3,500 

$1,000 per acre of disturbance 
(Minimum $5,000) 

N.F. 

$100 per 1,000 SF of disturbance 
(Minimum $5,000) 

N.F. 
$2,000 

$500 
$750 for single-family residential 
$1,000 for all other residential & 
non-residential 

$1,500 
$4,500 

$100 per 1,000 SF of disturbance 
(Minimum $5,000) 

203



Administrative Change Determined to $150 $350 
be Minor by Borough Engineer 

Plan Amendment $250 $100 per 1,000 SF of disturbance 
(Minimum $5,000) 

Timing Schedule Amendment $250 $350 per review required by the 
Borough agency of legal, 
engineering, planning, etc. 

Amendment of Approvals 
Administrative change, determined by $150 $750 
Borough Engineer to be minor 

Amendment of preliminary or final $250 $750 per review required by the 
plat or site plan previously approved, Borough agency of legal, 
determined to be minor by engineering, planning, etc. 
Borough Engineer or Agency 

Amendment of preliminary or final Full fees as required by this section 75% of the full fees as required by 
plat or site plan previously approved, this section 
determined to be substantial by 
Borough Engineer or Agency 

Application for extension of time of $500 plus any other costs incurred $350 per review required by the 
site plan or subdivision approval by the Board during review process Borough agency of legal, 
pursuant to MLUL engineering, planning, etc. 

Application for signs requiring Board $150 plus any other costs incurred $750 
approval by the Board during review process 

Tax Map Revision Fee N.F. 
Single Family Lots 1-2 lots $200 

3-10 lots $500 Note: Tax Map Revision Fee to be 
11-25 lots $1,000 submitted as a separate check. 
26-100 lots $2,000 
101 lots plus $2,500 

Condominiums and/or Singly Family $2,500 per sheet 
New Sheet (Up to 200 Units) 

Condominiums only $3,500 per sheet 
New Sheet (Over 200 Units) 

Commercial 
Revision to Existing Sheet $250 
New Tax Map Sheet $1,500 

G.I.S. Fees 
Zoning Board Variance, non- $13 per variance N.F. 
development application 
Planning or Zoning Board, N.F. 
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development application $56 per application plus $13 per 
variance 

Publication Fee 
Single Family $20 per decision rendered N. F. 
All other Residential & Non-residential $30 per decision rendered N. F. 

Certified Ust of Property Owners $10 or $0.25 per name, whichever N. F. 
is greater 

Special Meetings $1,750 per special meeting N. F. 
Tree Removal $150 (no fee with subdivision or N. F. 

site plan approval) 
Fire Prevention (Site Plan or Major $100 N. F. 

Subdivision) 
Zoning Permit 

Residential New Home $125 N. F. 
Grading New Home $125 N. F. 
Revised Grading New Home $75 N. F. 
Residential Property Addition $75 N. F. 
Non-residential New Building Use $350 N. F. 
Site Plan $500 N. F. 
Non-residential Minor Addition $100 N. F. 
Pool Grading $100 N. F. 
cco $75 N. F. 
Sign (commercial) $50 per sign N. F. 

Adopted per Ordinance No. 2017-1422 on December 19, 2017 

Please Note: Administrative Fees and Escrow Fees must be posted as two separate checks 
(made payable to The Borough of Tinton Falls) 
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LAND USE AND DEVELOPMENT REGULATIONS 

140 Attachment 4 

Township of Wall 

Sample Development Application and Checklists 

A. Development Application.

Application No.: 

Complete all items listed below. 
Do not write above this line. 

Filing Date: 

TOWNSHIP OF WALL, NJ, 
PLANNING BOARD/BOARD OF ADJUSTMENT 

DEVELOPMENT APPLICATION 

1) Applicant's Name:

Mailing Address:

Fax: Email: 

Phone: 

2) Present Owner: Phone: 

Mailing Address:

3) Attorney Representing Applicant:

Firm Name:

Mailing Address:

Phone: Fax: Email: 

4) Licensed NJ Surveyor/Architect/Planner/Engineer:

Firm Name:

Mailing Address:

Phone: Fax: Email: 

5) Interest of Applicant if other than Owner:
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6) Application for (check appropriate):

Bulk variance (circle appropriate) C-1/C-2 Yes No 
Use variance Yes No 
Interpretation/appeal Yes No 
Conditional use Yes No 
Site Plan: 

Minor Yes No 
Major preliminary and final Yes No 

Subdivision: 
Minor Yes No 
Major preliminary and final Yes No 

Tree removal Yes No 
Certified list Yes No 

7) Address of premises affected by application:

8) Known as; Block(s):

Tax Map Sheet(s):

Ownership of adjacent property? (y/n):

If yes, identify block(s) and lot(s):

9) Existing Use:

Proposed Use:

Lot(s): 

Zones(s): 

North American Classification Number(s)-Nonresidential Only:

10) Approval requested as follows (check all that apply):

Erect: Alter: 
Other (explain): 

Convey: Move: Use: Demo: Subdivide: 

11) Descriptive explanation of development:

12) Variance/interpretation/appeal request (include ordinance section and brief description):
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13) Waiver request (include checklist/ordinance numbers and brief description):

14) For Subdivisions and Site Plans, provide the date that the required informal hearing was
held:

15) Subdivisions; No. of Lots:

No. of Nonresidential Buildings:

Site Plans; No. of Nonresidential Units: 

SF of each Nonresidential Building: 

16) DISCLOSURE STATEMENT (Pursuant to N.J.S.A. 40:55D-48.l and 40:55D-48.2)

Applicant(s) check appropriate: Corporation_ Partnership_  Individual_  LLC_

Any entity other than an individual must be represented by legal counsel before the
Planning or Zoning Board of Adjustment.

ATTACH SEPARATE DISCLOSURE STATEMENT IDENTIFYING NAME,
ADDRESS AND PERCENT INTEREST FOR EACH NON-INDIVIDUAL WITH
STOCK OR OTHER INTEREST OF AT LEAST 10%.

17) Are there any restrictions, covenants, association bylaws existing or proposed for the
property (check one and, if yes, attach copies): Yes: No:

CERTIFICATIONS 

If the applicant is not the property owner, complete both items 18, 19 and 20. 
If the applicant the property owner, complete items 19 and 20 only. 

18) I certify that the statements and materials submitted herein are true. I further certify that I
am the individual APPLICANT or that I am an officer of the corporate applicant or
partnership and that I am authorized to sign the application for the corporation or
partnership.

Signature

Sworn to and subscribed before me this day of _
20
NOTARY AND SEAL
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19) I, the OWNER of the subject property, hereby give permission to the Township of Wall
and its Boards, Commissions, agents, representatives, consultants and employees
permission to enter and inspect the property in question for purposes relating to the
review and reporting on this application.

Signature Date

20) I certify that I am the OWNER of the property which is the subject of this application,
that I have authorized the applicant to make this application and that I agree to be bound
by the application and representations made herein, and the decisions made hereof in the
same manner as if I were the applicant.

Signature

Sworn to and subscribed before me this day of _
20
NOTARY AND SEAL

B. 

application from being certified as complete. 

C-1 Essential Documents
C-2 Uniform Drawings
C-3 Basic Information
C-4 Plat and Plan Details
C-5 Special Requirements
C-6 General Development Plan

Checklist compliance is required for the following application types as shown below. Not 
all checklist requirements apply to every application, and additional information may be 
requested in unique circumstances. 

Bulk variance: C-1, C-2 and C-3. 
Interpretation/appeal: C-1, C-2 and C-3. 
Use Variance (bifurcated): C-1, C-2, C-3 and C-5C. 
Use Variance & Site Plan: C-1, C-2, C-3, C-4 and C-5. 

1 Editor's Note: See now§ 140-74, Filing of applications. 

Development Application Checklists. 

209



Site Plan: C-1, C-2, C-3, C-4 and C-5. 
Minor subdivision: C-1, C-2, C-3 and C-4. 
Major subdivision: C-1, C-2, C-3, C-4 and C-5. 
Planned development: C-1, C-2, C-3, C-4, C-5 and C-6. 

The following documents and document items must be included as a part of a complete 
development application. Any items missing or incomplete will prevent the application from 
being certified as complete, and it will not be considered by the approving authority. 

(Note: The items listed above are considered jurisdictional items and they will not be waived by 
the Planning Board or Board of Adjustment.) 

C-1, Essential Documents.

1) Original with 17 copies of the Development Application with all items completed.

2) Eighteen copies of all drawings, diagrams, attachments and supportive documents
packaged as a group or rolled if in map form. (Note: Submittals for completeness review
may initially include one set of site plans or subdivision plans for review.)

3) Five copies of all ancillary reports, including but not limited to engineering, planning,
traffic, and environmental.

4) Eighteen copies of site plans or subdivisions reduced to an 8.5-inch by 11-inch print; for
site plans, colored building elevations and floor plans shall be included.

5) Eighteen copies of the Tax Map sheet identifying the property in question reduced to an
8.5-inch by 11-inch print.

6) 

7) 

8) 

9) 

10) Map depicting property owners within 200 feet of the subject property with a listing by
block and lot of the owners ' names and addresses.

11) A tax status certificate prepared and signed by the Township Tax Collector.

12) All applications requiring sewer access shall submit proof that a copy of the application
and development plan has been forwarded to the applicable sewer authority  with a
request for comment to be sent to the approving authority.

2 Editor's Note: The Fee Schedule is available in the Township offices. 
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C-2, Uniform Drawings.

1) All plan sheets submitted shall be of the same standard size and no larger than 30 inches
by 42 inches.

2) All plan sheets submitted shall contain a graphic scale. Site plans and subdivision plans
shall be at one of the following standard engineering scales: 1" = 10', 20', 30', 40', 50' 100'
200', 500', or 1,000'. All architectural plans shall be at one of the following standard
architectural scales: l' = 1/16", 3/32", 1/8", 3/16", 1/4", 3/8", 1/2", 3/4", or 1".

3) All map sets consisting of more than one sheet shall be of the same size and drawn at the
same scale. All sheets shall be identified by title, consecutively numbered and bound
together on the left edge, including surveys, renderings, architectural plans, etc. Required
architectural plans shall be attached at the end of any applicable site plan set. All map sets
shall be rolled together, not folded or rolled separately.

4) Where an entire tract cannot be shown on one sheet, match-lines and references to
adjoining sheets shall be provided. A project key sheet shall be provided on each sheet at
a smaller scale. The key shall show the overall project with a subsheet and map-line
delineation.

5) All drawings shall have a title containing reference to the Township of Wall, Monmouth
County, the name of the development and the type of the development.

6) A table of revisions showing the original issue date, all revision dates, and a summary of
each revision shall be shown on each sheet. Each table shall be updated when a revision
is made and the plan is reissued. The title sheet of each plan shall contain a table showing
the original issue date and last revision date for each sheet of the plan.

7) The first sheet of each plan set shall provide an appropriate approval certification section
for the Board Chairman, Board Secretary, Township Clerk and any Board professionals
as may be required. Minor subdivisions (plat or deed) shall contain an undated County
Clerk filing deadline statement for completion by the Board Secretary.

8) No drawing or other supporting document shall be accepted for consideration unless it
bears the signature, seal, license or certification number, address and telephone number of
the person or entity responsible for its preparation.

9) Surveys submitted for bulk and use variance applications shall not be more than three
years old.

10) All development plans shall provide a reference meridian and a key map identifying the
property in question in relation to all streets, major water bodies, and water courses
within 10,000 feet of the perimeter of the property. The names of all major geographical
features shall be provided.
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C-3, Basic Information.

1) All plans and plan sets shall provide a schedule showing the following: existing and
proposed parcels, Tax Map sheet number, block and lot numbers, metes and bounds
descriptions of the tract and all lots therein, streets with names, rights-of-way and
easements, all bodies of water, public facilities and utilities, and natural features.

2) All plan and plan sets shall provide a zoning table/schedule identifying the zoning district
for the tract, all applicable bulk zoning requirements for the zone district and those
provided for the proposed development tract and all parcels therein. All items noted in the
submittal checklists shall be provided unless a waiver request has been requested. All
items noted on the Zoning Compliance Checklist shall be addressed and, if noncompliant,
a variance requested. Waiver and zoning variance requests shall be listed on the
application form and on the plans submitted.

3) All plans shall depict the street system and a mapping and schedule showing the
following: All existing and proposed roadways, curbs, and sidewalks within the site and
within 200 feet along with the widths of all rights-of-way, roadways and sidewalks.
Details shall be provided for the curb, gutter, sidewalks, driveways, and grading within
the rights-of-way.

4) All plans shall show the location, shape and layout of all existing buildings, structures,
and paved areas on site and within 200 feet. The plans shall also show all existing on-site
roadways, parking areas, loading areas, landscaping, fire zones, and refuse/recycling
areas. The height in feet and stories of all existing buildings shall be identified.

5) All plans shall show the location, shape, and layout of all proposed buildings, structures,
building renovations and building additions. The plans shall also identify the location,

6) 

7) 

3 Editor's Note: A copy of said sample is on file in the Township offices. 
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8) All plans shall provide a generalized land use plan for the entire tract and include the
specific existing and proposed uses for the development by written description, NAICS
1997 edition subsector number, and Township ordinance designation. 

C-4, Plat and Plan Details.

A. General plan requirements (all site and subdivision plans):

1) The required tract description shall include a certification that all linear and angular
dimensions of the exterior boundaries of the tract balance and their descriptions
close within a limit of error of not more than one part in 10,000.

2) Street information shall include center-line profiles, cross sections and final design
grades of all proposed improvements, abutting streets and intersection curb radii.

3) Utility plans and profiles for all underground lines, controls and other structures
showing elevations and slopes between structures and connections to existing
facilities.

4) Grading and drainage plans pursuant to C-5D shall be provided. A licensed
engineer's certification of compliance with N.J.A.C. 7:8 et seq. shall be provided.

5) An environmental impact statement, a landscaping plan and a tree removal plan
shall be provided pursuant to C-SA-C shall be provided.

6) A timing schedule for all sections of a development project shall be provided or, in
the alternative, a statement indicating that it will be constructed in one phase.

7) Construction specifications prepared by a licensed engineer identifying methods
and materials for all site improvements shall be provided.

B. Site plan/architectural plan requirements.

1) Plans, details, intensities and dimensions shall be provide for all buildings,
structures and improvements, including but not limited to buildings, floor plans,
roadways, driveways, parking areas, ADA facilities, loading areas, refuse/recycling
areas, landscaping, buffering, utilities, lighting, and ornamental features.

2) All plans shall provide the dated signature and seal of the preparer. Site plan not
signed or sealed.

C. Subdivision plat requirements.
1) Plat shall be drawn and sealed in accordance with the Map Filing Act (N.J.S.A.

46:23).4
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2) All residential plats shall provide a certification by the preparer stating compliance

C-5 Special Requirements (all site plans and major subdivisions)

A.

1) 

2) A narrative describing the general development limitations and environmental
impacts generally associated with the environmental conditions, including any
protective covenants, easements or deed restrictions, copies of which shall also be
provided.

3) A narrative describing any special mitigating measures to be used in consideration
of site conditions and inventories shall be provided.

4) An assessment narrative comparing the consequences of the proposed development
with other development alternatives and design concepts shall be provided. It shall
include the probable impacts of the development on the environment, on
surrounding development (existing and planned), and the impacts of the
environment on the occupants of the development assuming mitigation measures
have been employed.

B. Landscape and tree removal plans.

1) A tree removal plan pursuant to Township ordinance § 140-122 shall be included
for site plans and major subdivisions.

2) A landscape plan pursuant to § 140-253 which shall be prepared by a licensed
engineer, landscape architect or planner as permitted by law.

C. Naval Weapons Station (NWS) Earle.
1) All subdivision plats and site plans must indicate the distance from NWS Earle.
2) If the application is located within 3,000 feet from NWS Earle, a statement should

be included if the application proposes a “less compatible” use, as defined by Joint
Land Use Study (JLUS) 2017.

5 Editor's Note: See now§ 140-74, Filing of applications. 
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D. Traffic impact overview.

1) A traffic impact overview report describing the impact of traffic that will be
generated from the proposed development, including but not limited to estimated
traffic generation, impact on the traffic patterns of the immediate area, including
surrounding intersection within 200 feet, and any traffic mitigation proposed.

2) The overview shall be prepared by a traffic engineer or planner or other suitable
professionals as permitted by the approving authority.

E. Grading and drainage.

1) A grading and drainage plan shall be provided that illustrates existing and proposed
conditions to a distance of 100 feet beyond the subject tract. It shall identify the
slope and natural flow of surface drainage and the final disposal of surface waters
pursuant to N.J.A.C. 7:8.

2) The plan must provide adequate information addressing the following: existing and
proposed watercourses and water bodies, existing and proposed storm sewer lines,
existing and proposed recharge basins, detention basins or other water conservation
devices. It shall also provide for contours as needed, cross sections, profiles and
elevations of sewer system components, stream cross sections and profiles, and
steep slopes. Stormwater calculations for two-, ten-, twenty-five- and one-hundred- 
year storm events for project structures and downstream structures are required,
including stormwater management, maintenance, water quality and soil log reports.

C-6, General Development Plan.

1) A general development plan shall contain the required documentation pursuant to
N.J.S.A. 40:55D-39c et seq. as well as the items noted herein.

2) Tract mapping shall include the location and names of all streets, bodies of water, public
facilities, and other landmarks along with existing and proposed uses within 5,000 feet of
the tract perimeter.

3) A general land use plan delineating proposed residential, office, commercial, industrial,
recreational, open space and other land use areas for the entire tract. A separate
delineation shall be made for each type of structure, density, and coverage ratio and shall
be supplemented by schematic footprints of buildings with dimensions and distances to
other buildings, parking areas, and tract boundaries. The plan shall include the general
layout and location of parking areas, number of parking spaces, and estimates of building
coverage, impervious coverage, parking, streets, driveways, and sidewalks.

4) A general circulation plan indicating all existing and proposed streets, driveways and
pedestrian ways, and access to public transportation.
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5) An open space plan delineating areas to be set aside for parks, conservation  and
recreation purposes.

6) A general utility plan identifying and locating facilities for all required and proposed
utilities.

7) A stormwater management plan pursuant to N.J.A.C. 7:8 and checklist item C-5D.

8) An environmental impact statement pursuant to checklist item C-5A.

9) A community facilities plan illustrating the scope, type and location for, but not limited
to, educational, cultural, historic, emergency services, and other services of a community
nature.

10) A general housing plan identifying the number of housing units as well as any the
provision of affordable units on or off site pursuant to N.J.A.C. 5:94 et seq.

11) A local services plan providing the scope, type and location of, but not limited to, water,
sewer, cable, solid waste disposal and recycling. The plan shall indicate whether the
service will be privately or publically provided.

12) A fiscal report shall be submitted describing the anticipated demand on municipal
services to be generated by the development and any other financial impacts to be faced
by the Township. It shall include a projection of tax revenues which will accrue to the
Township, county and school district in total and broken down by phasing if applicable.

13) A timing or phasing plan which identifies the phasing of the project related to the land
use, circulation, drainage, and utilities to ensure functional development.

14) A municipal development agreement addressing the development issues, including
affordable housing.
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APPENDIX E– MUNICIPAL ZONING MAPS 
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RA Residential Agricultural
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Airport Hazard Zones

Runway Hazard Zone

Clear Zone

West Belmar Gateway
Redevelopment Zone

Zoning Category

AI

CR-10

CR-40

GI-10
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GI-5

HB-120

HB-20

HB-200

HB-40

HB-80

HD-12

HD-8
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ML-7

ML-8A

ML-8B

MLC-3

MLC-3.4

MLC-7

MLC-8

MLC-8A

MLC-9

MLC-HB-200

MLC-RAC

MLC-RAC-2

MLCC

NB

OB-120

OB-20

OB-40

OP-10

OP-2

OR-10

OR-2

OR-5

POS

R-10

R-15

R-20

R-25

R-30

R-40

R-60

R-7.5

RR

RR-5

RR-6

RR-6/R-60

RR-6/RR

Zone Class Descripton� Density
AI Airport Industrial Airport Industrial 10 Acres
GI-2 General Industrial General Industrial 2 Acres
GI-5 General Industrial General Industrial 5 Acres
GI-10 General Industrial General Industrial 10 Acres
NB Business Neighborhood Business 20,000 Sq. Ft.
HB-120 Business Highway Business 120,000 Sq. Ft.
HB-20 Business Highway Business 20,000 Sq. Ft.
HB-40 Business Highway Business 40,000 Sq. Ft.
HB-80 Business Highway Business 80,000 Sq. Ft.
HB-200 Business Highway Business 200,000 Sq. Ft.
OB-20 Office Bus i nes s ˜˜ Office Bus i nes s ˜˜ 20,000 Sq. Ft.
OB-40 Office Bus i nes s ˜˜ Office Bus i nes s ˜˜ 40,000 Sq. Ft.
OB-120 Office Bus i nes s ˜˜ Office Bus i nes s ˜˜ 120,000 Sq. Ft.
OP-2 Office Par k˜̃ Office Par k˜̃ 2 Acres
OP-10 Office Par k˜̃ Office Par k˜̃ 10 Acres
OR-2 Office Res ear ch̃ ˜ Office Res ear ch̃ ˜ 2 Acres
OR-5 Office Res ear ch̃ ˜ Office Res ear ch̃ ˜ 5 Acres
OR-10 Office Res ear ch̃ ˜ Office Res ear ch̃ ˜ 10 Acres
CR-10 Commercial Recreaton˜ Commercial Recreaton˜ 10 Acres
CR-40 Commercial Recreaton˜ Commercial Recreaton˜ 40 Acres
POS Public Open Space Public Open Space N/A
HD-8 Residental ˜ High Density Residental ˜ 8 DU/Acre
HD-12 Residental ˜ High Density Residental ˜ 12 DU/Acre
MHP Residental ˜ Mobile Home Park 7 DU/Acre
MH Mount Laurel Residental ˜ Manufactured Housing 7 DU/Acre
ML-25 Mount Laurel Residental ˜ Mount Laurel 25 - Single Family 25,000 Sq. Ft.
ML-3 Mount Laurel Residental ˜ Mult-Fami lỹ 3 DU/Acre
ML-7 Mount Laurel Residental ˜ Mult-Fami lỹ 6 DU/Acre
ML-8A Mount Laurel Residental ˜ Mult-Fami lỹ 8 DU/Acre
ML-8B Mount Laurel Residental ˜ Senior Citzen & Town hous ẽ 8 DU/Acre
ML-12 Mount Laurel Residental ˜ Mult-Fami lỹ 12 DU/Acre
MLC-3 Mount Laurel Residental ˜ Mult-Fami lỹ 3 DU/Acre
MLC-3.4 Mount Laurel Residental ˜ Mount Laurel Compliance 3.4 DU/Acre
MLC-7 Mount Laurel Residental ˜ Mult-Fami lỹ 7 DU/Acre
MLC-8 Mount Laurel Residental ˜ Mult-Fami lỹ 8 DU/Acre
MLC-8A Mount Laurel Residental ˜ Mult-Fami lỹ 8 DU/Acre
MLC-9 Mount Laurel Residental ˜ Mult-Fami lỹ 9 DU/Acre
MLCC Mount Laurel Residental ˜ Congregate Care 14 DU/Acre
MLC-HB-200 Mount Laurel Residental ˜ Highway Business 200,000 Sq. Ft.
MLC-RAC Mount Laurel Residental ˜ Mount Laurel Compliance 2.2 DU/Acre
MLC-RAC2 Mount Laurel Residental ˜ Mount Laurel Compliance 3.6 DU/Acre
R-7.5 Residental ˜ Single Family Residental ˜ 7,500 Sq. Ft.
R-10 Residental ˜ Single Family Residental ˜ 10,000 Sq. Ft.
R-15 Residental ˜ Single Family Residental ˜ 15,000 Sq. Ft.
R-20 Residental ˜ Single Family Residental ˜ 20,000 Sq. Ft.
R-25 Residental ˜ Single Family Residental ˜ 25,000 Sq. Ft.
R-30 Residental ˜ Single Family Residental ˜ 30,000 Sq. Ft.
R-40 Residental ˜ Single Family Residental ˜ 40,000 Sq. Ft.
R-60 Residental ˜ Single Family Residental ˜ 60,000 Sq. Ft.
RR Residental ˜ Rural Residental ˜ 2 Acres
RR-5 Residental ˜ Rural Residental ˜ 5 Acres
RR-6 Residental ˜ Rural Residental ˜ 6 Acres

Date Ordinance # Notes

1/9/2013 20-2012 Rezoned Block 72 Lots 28 & 29 from HB-200 to HB-80.

1/9/2013 N/A Labeled zone district (CR-10) for Block 810 Lot 7, which was missing zone label.

12/10/2013 19-2013 Rezoned Block 804 Lots 24 & 27 from RR-6 to R-60.

Amendments
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APPENDIX F – MEETING MATERIALS 

Appendix F – Meeting Materials include the following documents for each meeting: 
• Agenda
• Electronic Slide Show Presentation
• Meeting Minutes

The stakeholder outreach conducted during the development of this study included the following meetings. 

Stakeholder Coordination Meetings #1: 
• 3/26/21: NWS Earle (non-municipal meeting)
• 5/18/21: Howell Township (municipal meeting)
• 5/21/21: Colts Neck Township (municipal meeting)
• 6/9/21: Middletown Township (municipal meeting)
• 6/15/21: Wall Township (municipal meeting)
• 7/28/21: Tinton Falls Borough (municipal meeting)
• 9/30/21: FMERA (non-municipal meeting)

Stakeholder Coordination Meetings #2: 
• 12/6/21: Colts Neck Township (municipal meeting)
• 12/8/21: Middletown Township (municipal meeting)
• 12/9/21: Howell Township (municipal meeting)
• 12/9/21: Tinton Falls Borough (municipal meeting)
• 1/4/22: Wall Township (municipal meeting)
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Meeting Agenda NWS Earle Coordination 

Meeting Location: Virtual Meeting 
Date: March 26, 2021 
Time: 3:00 pm 

Attendees: 
• Michael Baker Intl. Team

o Michael Yaffe, PP, AICP, GISP, ENV SP, Consultant Team Manager
o Brittany Ashman, AICP, LEED GA, Existing Conditions Assessment Task Lead
o Rachel Wiggins, PE, Military Encroachment Planning Task Lead
o Carrie Martin, AICP Candidate, Data Collection & Previous Studies

• Monmouth County Division of Planning
o Harriet Honigfeld, AICP, PP, CPM
o Joe Barris, AICP, PP, CFM

• Naval Weapons Station Earle
o Dennis Blazak
o Kristina Gullo, GISP

Agenda Items: 

1. Introductions

2. Project Overview

3. Review Project Timeline and Schedule

4. Where Are We Now?

5. Where Are We Going?

6. Next Steps

• Targeting Meetings with Municipalities in April

Stakeholder Meetings #1 
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4/1/2022

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

NWS EARLE
COORDINATION MEETING

Next Steps to Compatibility Planning Study,
Monmouth County, New Jersey

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Introductions

• Project Overview

• Review Project Timeline and Schedule

• Where Are We Now?

• Where Are We Going?

• Next Steps

• Targeting Meetings with Municipalities in April

Agenda

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Update and expand 2017 JLUS
analysis of existing land use
and zoning in Earle
municipalities

• Assemble and present a
toolbox of land use and zoning
options for (re)developable
parcels and strategies for
already developed properties
to limit civilian encroachment
within MIA

Project Overview

2017 Joint Land Use Study (JLUS)

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Three land use categories based on compatibility: 
More Compatible, Conditionally Compatible, and Less Compatible

• Less Compatible Land Uses Within 3,000 FT of NWS Earle: 
• Affordable Housing Zones (Mount Laurel Districts)
• Multifamily Residential Zones (Townhouses, Garden Apartments, etc.)
• Planned Retirement Community Zones (Adult Community, Age-

Restricted)
• Conditionally Compatible Land Uses Within 3,000 FT of NWS 

Earle: 
• Commercial and Business Zones
• Highway Development Zones
• Industrial and Manufacturing Zones

• Another primary concern is the Wildfire-Urban Interface

Land Use Compatibility-JLUS 

1 2

3 4
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Timeline DRAFT PLAN - 9/21, FINAL PLAN -10/21

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Style Guide for Branding and Communication
• Under review with County

• Data Collection and Review
• Adopted Ordinances & Local Planning Studies

• e.g., Zoning Ordinances and Maps, Master Plan Reexamination 
Reports, Land Use Plans, Open Space Plans, Housing Element and 
Fair Share Plans, Redevelopment Plans

• County and Regional Plans
• e.g., Monmouth County Master Plan, Monmouth County Profile 

Report,  Monmouth County Profile At-A-Glance, Raritan/Sandy Hook 
Bay Coastal Resilience Planning Study, NJ FRAMES 

• NWS Earle Plans
• e.g., 2017 Joint Land Use Study (JLUS)

Where Are We Now?

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Where Are We Going?
• Municipal and Stakeholder Meetings

• Colts Neck Township, Howell Township , Middletown Township, Tinton 
Falls Borough, Wall Township

• Federal and State agencies, nonprofits, and academic
organizations involved in JLUS

• Regional Framework/Opportunities and Constraints Mapping
• Analysis of projected economic and demographic growth

• Evaluate Options 
• Develop toolbox of options for developable and re-developable parcels 
• Determine strategies for already developed parcels
• Revise options based on municipal and stakeholder feedback

• Present Recommendations & Draft Final Plan

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Affordable Housing in the MIA
• Settlement Agreements and 

Updated Fair Share Plans in 
Colts Neck, Howell, and Wall 
established new affordable 
housing zones and 
developments 

• Port Belford Redevelopment 
Plan recommends multifamily 
housing 

Initial Findings

2017 Port Belford Redevelopment Plan

5 6

7 8
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Healthcare Facilities in the MIA
• Fort Monmouth Redevelopment Plan 

may replace Myer Center with 
medical campus in Tinton Falls

• Tinton Falls now permits Assisted 
Living/Skilled Nursing Facilities in an 
additional five zones 

• Healthcare facilities and medical 
centers are permitted in new SED-
Light zone in Howell

Initial Findings

2018 Amendment #12 to
Fort Monmouth Reuse and Redevelopment Plan

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Google Earth

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

9 10

11
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 Meeting Minutes NWS Earle Coordination 

Meeting Location: Virtual Meeting 
Date: March 26, 2021 
Time: 3:00 pm 

Attendees: 
• Michael Baker Intl. Team

o Michael Yaffe, PP, AICP, GISP, ENV SP, Consultant Team Manager
o Brittany Ashman, AICP, LEED GA, Existing Conditions Assessment Task Lead
o Rachel Wiggins, PE, Military Encroachment Planning Task Lead
o Carrie Martin, AICP Candidate, Data Collection & Previous Studies

• Monmouth County Division of Planning
o Harriet Honigfeld, AICP, PP, CPM
o Joe Barris, AICP, PP, CFM
o Amber Mallan

• Naval Weapons Station Earle
o Dennis Blazak
o Christina Gullo, GISP-Absent

Agenda Items: 

1. Introductions
2. Project Overview
3. Review Project Timeline and Schedule
4. Where Are We Now?

• Style Guide
o Monmouth County requested a Sharepoint site, and will get back to Baker

on the chosen branding materials
• NWS Earle Plans

o NWS Earle has an active encroachment action plan
o REPI Challenge

▪ Current wildfire project in Roosevelt City to provide a fire break
▪ 5 other hazard-related projects- wildfire, stormwater and storm

surge in the works
5. Where Are We Going?

• NWS Earle wishes to consider sea-level rise in final recommendations
o Include DEP proposed inundation zone
o Sea-level rise estimates from STAP report similar to Navy policy

6. Google Earth
• Colts Neck Township: MU-1 Mixed Use Overlay District (Zoning Change)
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o NWS Earle has received a request from Colts Neck Township to connect to
their wastewater treatment plant

▪ If they are able to connect, it would allow a Town Center project to
go forward at this location so Colts Neck can meet their affordable
housing obligation and avoid a Builder’s Remedy lawsuit

▪ Colts Neck currently in discussions with NWS Earle
• Wall Township

o Navy has the strategic highway network link on which they carry high
explosive shipments

▪ This network should be shown in future regional maps
o Navy has expressed concerns with Wall Township over development near

the strategic highway network link
• Fort Monmouth

o Townhouse developments recently built in Fort Monmouth

• Monmouth County rarely makes recommendations on zoning
o As part of recommendations, can come up with a way for the County to

track less compatible and conditionally compatible zoning in the MIA when
the County receives applications for zone changes

• Note recent adult retirement communities in Howell township by the base

7. Next Steps
• Targeting Meetings with Municipalities in April

o Monmouth County wants at least half of the meetings done this month
o NWS Earle particularly interested in Colts Neck and Middletown

▪ Navy and these towns are currently negotiating issues related to
the installation

o In future discussions with municipalities, should stress that the focus is
protecting public health, safety, and welfare

▪ Should bring more awareness to strategic highway network that
the Navy uses and its potential risks being close to dense
development

• Monmouth County to provide Baker with data on recent approvals GIS layer,
updated NearMap aerials
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Monmouth County Land Use Compatibility Study 
Municipal Coordination  - Colts Neck Twp.

 Agenda 

Meeting Location: Virtual Meeting (MS Teams) 
Date: Friday, May 21, 2021 
Time: 10:00 – 11:00 am 

1. Introductions

• Monmouth County Team

• Michael Baker International Team

2. Project Overview

3. Project Timeline

4. Initial Findings

• Regional framework/opportunities and constraints mapping

• Identify data gaps/needs

5. Open Discussion

6. Next Steps

• Schedule follow up meeting to review potential land use recommendations

• Coordinate with Project Team on any data needs
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COLTS NECK TOWNSHIP
COORDINATION MEETING

Next Steps to Compatibility Planning Study
Monmouth County, New Jersey

May 21, 2021
10:00 – 11:00 AM

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Agenda

1. Introductions

2. Project Overview

3. Project Timeline

4. Initial Findings

5. Open Discussion

6. Next Steps

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Project Overview

• The purpose of the study is to encourage 
compatible development within the NWS 
Earle’s Military Influence Area. 

• The final plan will assemble a toolbox of 
local land use and zoning options for 
developable and re-developable land. 

STUDY AREA 
INCLUDES: 

• Colts Neck
• Howell
• Middletown
• Tinton Falls
• Wall

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Project Goals

1. To encourage the NWS Earle 
municipalities to further the reach of 
the 2017 JLUS I through the 
implementation of measures that 
will guide new civilian land use 
decisions to be compatible with the 
continued operational utility of the 
military installation. 

2. To preserve and protect the public 
health, safety, and welfare of those 
working and living near this active 
military installation.

Multi-family Development 
along Colts Neck Blvd.

1 2

3 4
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Potential Toolbox of Solutions
• Scorecard/living document to track progress of 

JLUS recommendations

• Amendments to master plan land use element
• Adoption of overlay zones to encourage 

compatible development
• Adoption of design standards and guidelines

• Modification to development review process for 
less compatible uses 

• Policies to incentive acquisition and preservation 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

NWS 
EARLELEGEND

HOWELL 
TOWNSHIP

WALL 
TOWNSHIP

MIDDLETOWN
TOWNSHIP

TINTON FALLS
BOROUGH

COLTS NECK 
TOWNSHIP

Municipal 
Boundary

NWS EARLE 
Boundary

Military 
Influence Area

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Three land use categories based on compatibility: 

• Less Compatible

• Conditionally Compatible*

• More Compatible

2017 JLUS Land Use Compatibility 
Categories

Wildfires and flooding hazards 
are also a concern within each 

category.

* Zones may allow uses that are less compatible; permits applications should be reviewed on a case-by-case basis to 
determine compatibility 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Less Compatible Land Uses Within 
NWS Earle’s Military Influence Area:

• Affordable Housing Zones 
• Multifamily Residential Zones 
• Planned Retirement Community Zones 

• Conditionally Compatible Land Uses 
NWS Earle’s Military Influence Area: 

• Commercial & Business Zones
• Highway Development Zones
• Industrial & Manufacturing Zones

Less & Conditionally Compatible Zones

Less Compatible 
Development

Conditionally Compatible 
Development

5 6

7 8
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NWS 
EARLE

LEGEND

HOWELL 
TOWNSHIP

WALL 
TOWNSHIP

MIDDLETOWN
TOWNSHIP

TINTON FALLS
BOROUGH

COLTS NECK 
TOWNSHIP

Municipal 
Boundary

NWS EARLE 
Boundary

Military 
Influence Area

Conditionally 
Compatible Zone

Less Compatible 
Zone

Work with Municipal Partners
Through October 2021

Data Collection
Through June 2021

Draft Land Use Solutions
Through Aug. 2021

Evaluate Potential Land Use Solutions 
September 2021

Draft Plan for Comment
September 2021

Final Plan 
October 2021

Project Timeline

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

State Policy & Legislative Updates That 
May Inform Future Land Use Decisions

• Changes to Municipal Land Use Law
• Senate Bill No. 2607 - requires local master plans to 

include climate vulnerability assessments
• As directed by the Governor, DEP is producing a Local

Resilience Guide to meet requirements of new law.
• Changes to Plan Endorsement Process

• SPC approved plan endorsement guidelines requiring 
municipalities to plan for the changing climate

• Release of State’s Climate Change Resilience 
Strategy

• Based on New Jersey Scientific Report on Climate 
Change

• Changes to DEP regulations through a rulemaking 
process

• Branding as New Jersey Protection Against Climate 
Change Threats (NJPACT)

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Data Collection and Planning Studies
• Data Collection

• State, county, and local mapping related to land use, transportation, 
housing, economic development, environmental constraints, and cultural 
resources

• Planning Studies
• Master Plans and Re-examination Reports
• Redevelopment Plans
• Fair Share Plans (affordable housing) 
• Other plans that may impact land use

• Existing Land Use Regulations
• Zoning Map
• Land Use and Development Ordinances 

9 10

11 12
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Colts Neck Township Planning Studies

• Stormwater Pollution Prevention Plan (2021)
• Master Plan Reexamination and Addendum No. 1 (2020)
• Third Round Housing Element and Fair Share Plan (2020)
• Stormwater Management Plan & Stormwater Pollution Prevention 

Plan (2007)
• Development Regulations (1997)

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Colts Neck’s Zoning Compatibility from 
JLUS
• Less Compatible Municipal Zoning Districts within Military 

Influence Area:
• A-4 Mixed Housing

• Conditionally Compatible Municipal Zoning Districts within 
Military Influence Area:

• B-1 Commercial
• B-1A Commercial
• B-2 Commercial
• B-3 Commercial

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Colts Neck Building Assoc. (Fair Share Plan)
• 260 residential units, A-6 Residential District (Township has already 

amended its regulations for higher density to allow this development)

• Countryside Developers (Fair Share Plan)
• 67-unit MF complex, A-4 District

• MU-1 Mixed Use Overlay District (Zoning Change)
• Newly created affordable housing zone

• A-7 Zone/Toll Brothers (Zoning Change)
• Newly created affordable housing zone to allow up to 25 single family

residential dwellings

Zoning and Planning Development 
Since JLUS

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Feiler Major Subdivision
• 88 Montrose Road
• 4 lots

• Colts Neck Community Church
• 249 Route 537 
• 22,557 SF

New Development 
Applications Within 
the MIA 

Development Along Colts Neck Blvd.Conditionally Compatible Zone,
The Orchards at Colts Neck 

13 14

15 16
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A Closer Look with Google Earth 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Next Steps

• Coordinate with Project Team on any data needs and gaps

• Schedule follow up meeting to review and discuss potential 
land use recommendations

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

17 18

19
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Monmouth County Land Use Compatibility Study 
Municipal Coordination with Colts Neck Twp. 

Meeting Minutes 

Meeting Location: Virtual Meeting (MS Teams) 
Date: May 21, 2021 
Time: 10:30 – 11:30 am 

Attendees: 
• Michael Baker Intl. Team (MBI)

o Michael Yaffe
o Brittany Ashman
o Carrie Martin

• Monmouth County
o Harriet Honigfeld

• Colts Neck Township
o Glenn Gerken, Township Engineer
o Timothy Anfuso, Township Planner

• NWS Earle
o Dennis Blazak

1. Introductions
• Monmouth County Team
• Michael Baker International Team

2. Project Overview
• What is the MIA?

• 2-mile buffer identified in land use study
• Regulatory 3,000 ft buffer that triggers notification in N.J.A.C.

• NWS Earle particularly interested in Normandy Road
• Original JLUS noted individual zones, showed broad classification of uses

3. Project Timeline
4. Initial Findings

• Regional framework/opportunities and constraints mapping
• Identify data gaps/needs

5. Open Discussion
• Colts Neck Township to identify if there are any new development

applications not reflected in the initial findings
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• New Development – Colts Neck Building Assoc.
• County looking to preserve part of Feiler property with Colts Neck
• Less compatible uses on Colts Neck Road
• MBI may need to alter the boundary of MU-1 Zone in KMZ
• One active development within the MU-1 Overlay Zone (east side)
• On Hockhockson Rd, A-1 Zone changed to A-7 to allow for 25 houses
• Affordable Housing Agreement

o Colts Neck looking to enter intergovernmental agreement to obtain
access to the Naval sewer system services

o Navy is inclined to have another entity take over its public works and
simply pay for water utilities

o Could have an enhanced use lease
o There has not been any solicitation/RFPs, just preliminary

discussions
• Some developments have been in the works for a long time – development

on Colts Neck Rd is from 1995/1996
o Can revisit less compatible uses when redevelopment occurs
o 88 units
o 30 yr. deed restrictions expire soon (2025/2026)
o Township will likely approach owners, pay them to sign up for

another 30 years
o 1:1 obligation for it
o Extend controls rather than build another site
o No short-term goal for them to go away through redevelopment
o Town interested in funding source

• Colts Neck potentially interested in adding a goal to their Master Plan
noting the JLUS exists and identifying areas as less compatible, redevelop
these areas so that they would be more compatible

• Can flag less compatible uses during infill/development review
• Less compatible uses identified as such due to higher density, NAICS code

o Previous consultant looked at uses from NAICS and went through
zoning code to see where they are

o When there are different levels of sensitivity analysis, understand the
threshold of less compatible uses within that area

o At NWS Earle, none of explosive arcs extend beyond base
o Certainly possible that frag or blast effects can extend for a

considerable distance, and while there are different thresholds for
analysis, none of it a guarantee for safety

o Threshold of people that at any given time raises concern
▪ Low-density commercial OK (warehouse)
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▪ High-density not
▪ At a church, temple, school, it’s much more likely to have

injury/fatality
• Because its NWS Earle’s mission to move equipment they are particularly

concerned about Normandy Rd.
• On Rt. 34, Brandywine Assisted Living facilities in B-1A zone

o Less compatible uses in conditionally compatible zone
o Maybe it would be good to ID uses that are less desirable in

conditionally compatible zone
• Base understands that Twp. is under pressure from the courts to build

affordable housing
o NWS doesn't mind development in the corridor closest to the

administrative area of naval base
o Along Normandy Rd is where ammunition is
o Navy prefers planned growth rather than unplanned

• Questions: Navy has money for acquisition of development rights for
incompatible uses

o 300 acre farm for farmland preservation within MIA
o Will be expensive
o Want to partner to make farmland preservation more feasible
o Looking to preserve some areas along the perimeter of the town,

purchasing development rights and easements
o Looking to make uses more compatible
o In the toolbox, need to have section on the REPI program

▪ Discussion of REPI projects in Monmouth County
▪ Colts Neck may be interested in a REPI project about wildfire

risk
6. Next Steps

• Schedule follow up meeting to review potential land use recommendations
• Coordinate with Project Team on any data needs

i. Colts Neck Township to provide Michael Baker with recent approvals
in the MIA

ii. MBI to supply Colts Neck Township with HMP
• Colts Neck hopes to have multiple meetings on this topic; Colts Neck open

to public on June 1st
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Monmouth County Land Use Compatibility Study 
Municipal Coordination  - Howell Twp.

 Agenda 

Meeting Location: Virtual Meeting (MS Teams) 
Date: May 18, 2021 
Time: 10:30 – 11:30 am 

1. Introductions

• Monmouth County Team

• Michael Baker International Team

2. Project Overview

3. Project Timeline

4. Initial Findings

• Regional framework/opportunities and constraints mapping

• Identify data gaps/needs

5. Open Discussion

6. Next Steps

• Schedule follow up meeting to review potential land use recommendations

• Coordinate with Project Team on any data needs
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HOWELL TOWNSHIP
COORDINATION MEETING

Next Steps to Compatibility Planning Study
Monmouth County, New Jersey

May 18, 2021
10:30 – 11:30 AM

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Agenda

1. Introductions

2. Project Overview

3. Project Timeline

4. Initial Findings

5. Open Discussion

6. Next Steps

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Project Overview

• The purpose of the study is to limit the 
encroachment of the civilian community 
within the NWS Earle’s Military Influence 
Area. 

• The final plan will assemble a toolbox of 
local land use and zoning options for 
developable and re-developable land. 

STUDY AREA 
INCLUDES: 

• Colts Neck
• Howell
• Middletown
• Tinton Falls
• Wall

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Project Goals

1. To encourage the NWS Earle 
municipalities to further the reach of 
the 2017 JLUS I through the 
implementation of measures that 
will guide new civilian land use 
decisions to be compatible with the 
continued operational utility of the 
military installation. 

2. To preserve and protect the public 
health, safety, and welfare of those 
working and living near this active 
military installation.

Regency at Allaire

1 2

3 4
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Potential Toolbox of Solutions
• Scorecard/living document to track progress of 

JLUS recommendations

• Amendments to master plan land use element
• Adoption of overlay zones to encourage 

compatible development
• Adoption of design standards and guidelines

• Modification to development review process for 
less compatible uses 

• Policies to incentive acquisition and preservation 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

NWS 
EARLELEGEND

HOWELL 
TOWNSHIP

WALL 
TOWNSHIP

MIDDLETOWN
TOWNSHIP

TINTON FALLS
BOROUGH

COLTS NECK 
TOWNSHIP

Municipal 
Boundary

NWS EARLE 
Boundary

Military 
Influence Area

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Three land use categories based on compatibility: 

• Less Compatible

• Conditionally Compatible

• More Compatible

2017 JLUS Land Use Compatibility 
Categories

Wildfires and flooding hazards 
are also a concern within each 

category.

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Less Compatible Land Uses Within 
NWS Earle’s Military Influence Area:

• Affordable Housing Zones 
• Multifamily Residential Zones 
• Planned Retirement Community Zones 

• Conditionally Compatible Land Uses 
NWS Earle’s Military Influence Area: 

• Commercial & Business Zones
• Highway Development Zones
• Industrial & Manufacturing Zones

Less & Conditionally Compatible Zones

Less Compatible 
Development

Conditionally Compatible 
Development

5 6

7 8
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

NWS 
EARLE

LEGEND

HOWELL 
TOWNSHIP

WALL 
TOWNSHIP

MIDDLETOWN
TOWNSHIP

TINTON FALLS
BOROUGH

COLTS NECK 
TOWNSHIP

Municipal 
Boundary

NWS EARLE 
Boundary

Military 
Influence Area

Conditionally 
Compatible Zone

Less Compatible 
Zone

Work with Municipal Partners
Through October 2021

Data Collection
Through June 2021

Draft Land Use Solutions
Through Aug. 2021

Evaluate Potential Land Use Solutions 
September 2021

Draft Plan for Comment
September 2021

Final Plan 
October 2021

Project Timeline

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

State Policy & Legislative Updates That 
May Inform Future Land Use Decisions

• Changes to Municipal Land Use Law
• Senate Bill No. 2607 - requires local master plans to 

include climate vulnerability assessments
• As directed by the Governor, DEP is producing a Local 

Resilience Guide to meet requirements of new law.
• Changes to Plan Endorsement Process

• SPC approved plan endorsement guidelines requiring 
municipalities to plan for the changing climate

• Release of State’s Climate Change Resilience 
Strategy

• Based on New Jersey Scientific Report on Climate 
Change

• Changes to DEP regulations through a rulemaking 
process, 

• Branding as New Jersey Protection Against Climate 
Change Threats (NJPACT)

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Data Collection and Planning Studies
• Data Collection

• State, county, and local mapping related to land use, transportation, 
housing, economic development, environmental constraints, and 
cultural resources

• Planning Studies
• Master Plans and Re-examination Reports
• Redevelopment Plans
• Fair Share Plans (affordable housing) 
• Other plans that may impact land use

• Existing Land Use Regulations
• Zoning Map
• Land Use and Development Ordinances 

9 10

11 12
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Howell Township Planning Studies
• Master Plan Reexamination Report (2019)
• Land Use Plan Element Amendment (2019)
• Housing Plan Element and Fair Share Plan (2019)
• Parks, Recreation, and Open Space Master Plan Element (2017)
• Utility Element Amendment (2015)
• Master Plan Amendment, Land Use Plan Element, Harwood Property (2013)
• Master Plan for the Bear Swamp Natural Area (2012) 
• Bear Swamp Natural Area-Natural Resource Inventory (2012)
• Comprehensive Farmland Preservation Plan (2011)
• Land Use Plan Element - Solar Farms (2010)
• DVRPC Environmental Resource Inventory (2009)
• Municipal Stormwater Management Plan (2007)
• Conservation Plan Element (2006)

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Howell’s Zoning Compatibility from JLUS

• Less Compatible Municipal Zoning Districts within Military 
Influence Area:

• Planned Retirement Community (PRC)
• Reserved Mount Laurel District (RMLD)

• Conditionally Compatible Municipal Zoning Districts within 
Military Influence Area:

• Highway Development Zone 2 (HD-2)
• Highway Development Zone 3 (HD-3)

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

The 2019 Land Use Plan Element and Master Plan Re-examination 
Report recommends making the following land use and zoning 
map changes within the Military Influence Area:

Howell’s Zoning Changes Since JLUS

Zone Change Current Zone Current Zone 
Compatibility Proposed Zone Proposed Zone 

Compatibility
Tinton Falls Road –

SED to R-50
SED More Compatible R-50 Less Compatible

Tinton Falls Road –
SED to HD-3

SED More Compatible HD-3 Conditionally Compatible

Route 33 –
SED to HD-3 District

SED More Compatible HD-3 Conditionally Compatible

Route 33 –
ARE-2 to HD-3

ARE-2 More Compatible HD-3 Conditionally Compatible

Route 33 –
ARE-6 to HD-3

ARE-6 More Compatible HD-3 Conditionally Compatible

Yellowbrook Road –
ARE-6 to SED Light

ARE-6 More Compatible SED-Light New zone but permits healthcare 
facilities and medical centers by right

Squankum-Yellowbrook Road –
Add SED Light Overlay

ARE-2 More Compatible SED Light (OL) New zone but permits healthcare 
facilities and medical centers by right

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Recent Development Within Conditionally 
Compatible Zone

• Age Restricted Developments

• Four Seasons at Colts Farm: 111 units
• Regency at Allaire: 155 units

Regency at AllaireFour Seasons at Colts Farm 

13 14

15 16

243



4/1/2022

A Closer Look with Google Earth 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Next Steps

• Coordinate with Project Team on any data needs and gaps

• Schedule follow up meeting to review and discuss potential 
land use recommendations

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

17 18

19
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Monmouth County Land Use Compatibility Study 
Municipal Coordination with Howell Twp. 

Meeting Minutes 

Meeting Location: Virtual Meeting (MS Teams) 
Date: May 18, 2021 
Time: 10:30 – 11:30 am 

Attendees: 
• Michael Baker Intl. Team

o Michael Yaffe
o Brittany Ashman
o Carrie Martin

• Monmouth County
o Harriet Honigfeld
o Joe Barris
o Sean Pizzio

• Howell Township
o Jennifer Beahm, Township Planner
o Matthew Howard, Director, Community Development

1. Introductions
• Monmouth County Team
• Michael Baker International Team

2. Project Overview
• Some Howell Township representatives participated in the 2017 JLUS
• Jennifer Beahm asked about the definition of “More Compatible” land uses

i. Explained that land use compatibility was defined in the 2017 JLUS
3. Project Timeline

• Discussion on how the Project Team will update elements of the Next Step
to Compatibility Study to align with Howell Township’s Master Plan update
timeline

4. Initial Findings
• Regional framework/opportunities and constraints mapping
• Identify data gaps/needs

5. Open Discussion
• NWS Earle base comes up to Rt 33
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• Not a lot of land left as you head east for development
• Affordable housing uses within the MIA due to legal action
• Not sure if there is anything more to develop in current Conditionally

Compatible Zone
i. Howell Township to take the stretch of Rt. 33 and identify existing

land use or approvals
• Regency at Allaire has been approved for a while (10 yrs.)
• County is aware of some applications
• Additional Applications

i. Hungry Puppy site
ii. Number of newer approvals, a few under-developed properties, esp.

on Colts Neck Rd. east
• ARE-4 was deemed more compatible in 2017 JLUS

i. North on Colts Neck Rd.
ii. Can expand that one in the future
iii. A significant amount of land in Howell is residential, and putting low-

density residential on 33 may not be in the town's best interests
• Not necessarily that development is the issue, but the number of

permanent residences is the issue; high density housing is least compatible
of all the uses

• Planned Affordable Housing
i. Rt. 33 – Equestra
ii. Elon Assoc. Site

1. Has been planned since Second Round Housing and Fair
Share Plan

2. Legal action involved with this site
iii. Town has settlement with FSHC and court has granted judgement of

repose
iv. Balance of affordable housing sites are further south of MIA
v. Town may want to consider missing middle housing

1. May not be interested in this option
6. Next Steps

• Schedule follow up meeting to review potential land use recommendations
• Coordinate with Project Team on any data needs

i. Michael Baker team to send Howell the Land Use Compatibility list
from the 2017 JLUS

ii. Howell Township to provide Michael Baker with recent approvals in
the MIA
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Monmouth County Land Use Compatibility Study 
Coordination with Middletown Twp. 

 Agenda  

Meeting Location: Virtual Meeting (MS Teams) 
Date:  June 9, 2021 
Time: 11:00 am – 12:00 pm 

1. Introductions

• Monmouth County Team

• Michael Baker International Team

2. Project Overview

3. Project Timeline

4. Initial Findings

• Regional framework

• Identify data gaps/needs

5. Open Discussion

6. Next Steps

• Schedule follow up meeting to review potential land use recommendations

• Coordinate with Project Team on any data needs

247
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MIDDLETOWN TOWNSHIP
COORDINATION MEETING

Next Steps to Compatibility Planning Study
Monmouth County, New Jersey

June 9, 2021
11:00 AM – 12:00 PM

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Agenda

1. Introductions

2. Project Overview

3. Project Timeline

4. Initial Findings

5. Open Discussion

6. Next Steps

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Project Overview

• The purpose of the study is to encourage 
compatible development within the NWS 
Earle’s Military Influence Area. 

• The final plan will assemble a toolbox of 
local land use and zoning options for 
developable and re-developable land. 

STUDY AREA 
INCLUDES: 

• Colts Neck
• Howell
• Middletown
• Tinton Falls
• Wall

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Project Goals

1. To encourage the NWS Earle 
municipalities to further the reach of 
the 2017 JLUS I through the 
implementation of measures that will 
guide new civilian land use decisions 
to be compatible with the continued 
operational utility of the military 
installation. 

2. To preserve and protect the public 
health, safety, and welfare of those 
working and living near this active 
military installation.

Multi-family/Townhouse Development 
off Route 35

1 2

3 4

248



4/1/2022

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Potential Toolbox of Solutions
• Scorecard/living document to track progress of 

JLUS recommendations

• Amendments to master plan land use element
• Adoption of overlay zones to encourage 

compatible development
• Adoption of design standards and guidelines

• Modification to development review process for 
less compatible uses 

• Policies to incentivize acquisition and 
preservation 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

NWS 
EARLELEGEND

HOWELL 
TOWNSHIP

WALL 
TOWNSHIP

MIDDLETOWN
TOWNSHIP

TINTON FALLS
BOROUGH

COLTS NECK 
TOWNSHIP

Municipal 
Boundary

NWS EARLE 
Boundary

Military 
Influence Area

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Three land use categories based on compatibility: 

• Less Compatible

• Conditionally Compatible*

• More Compatible

2017 JLUS Land Use Compatibility 
Categories

Wildfires, storm surge, and 
flooding hazards are also a 

concern within each category.

* Zones may allow uses that are less compatible; permits applications should be reviewed on a case-by-case basis to 
determine compatibility 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Less Compatible Land Uses Within 
NWS Earle’s Military Influence Area:

• Affordable Housing Zones 
• Multifamily Residential Zones 
• Planned Retirement Community Zones 

• Conditionally Compatible Land Uses 
NWS Earle’s Military Influence Area: 

• Commercial & Business Zones
• Highway Development Zones
• Industrial & Manufacturing Zones

Less & Conditionally 
Compatible Zones

Affordable Housing 
in Port Belford

5 6

7 8
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

NWS 
EARLE

LEGEND

HOWELL 
TOWNSHIP

WALL 
TOWNSHIP

MIDDLETOWN
TOWNSHIP

TINTON FALLS
BOROUGH

COLTS NECK 
TOWNSHIP

Municipal 
Boundary

NWS EARLE 
Boundary

Military 
Influence Area

Conditionally 
Compatible Zone

Less Compatible 
Zone

Work with Municipal Partners
Through October 2021

Data Collection
Through June 2021

Draft Land Use Solutions
Through Aug. 2021

Evaluate Potential Land Use Solutions 
September 2021

Draft Plan for Comment
September 2021

Final Plan 
October 2021

Project Timeline

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

State Policy & Legislative Updates That 
May Inform Future Land Use Decisions

• Changes to Municipal Land Use Law
• Senate Bill No. 2607 - requires local master plans to 

include climate vulnerability assessments
• As directed by the Governor, DEP is producing a Local

Resilience Guide to meet requirements of new law.
• Changes to Plan Endorsement Process

• SPC approved plan endorsement guidelines requiring 
municipalities to plan for the changing climate

• Release of State’s Climate Change Resilience 
Strategy

• Based on New Jersey Scientific Report on Climate 
Change

• Changes to DEP regulations through a rulemaking 
process

• Branding as New Jersey Protection Against Climate 
Change Threats (NJPACT)

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Data Collection and Planning Studies
• Data Collection

• State, county, and local mapping related to land use, transportation, 
housing, economic development, environmental constraints, and cultural 
resources

• Planning Studies
• Master Plans and Re-examination Reports
• Redevelopment Plans
• Fair Share Plans (affordable housing) 
• Other plans that may impact land use

• Existing Land Use Regulations
• Zoning Map
• Land Use and Development Ordinances 

9 10

11 12
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Municipal Stormwater Management Plan Master Plan Element (2005, updated 2021)
• Half Mile Road Redevelopment Plan (2018)
• Circus Liquors Redevelopment Plan (2018)
• Microgrid Feasibility Study (2018)
• Municipal Complex Redevelopment Plan (2017)
• Port Belford Redevelopment Plan (2017)
• Redevelopment Study & Preliminary Investigation Report, Port of Belford (2016)
• Middletown Land Development Forum Presentation (2016) 
• Getting to Resilience (2015)
• North Middletown Redevelopment Plan (2014)
• Master Plan Reexamination Report (2014)
• North Middletown Neighborhood Preservation Program (2009)
• Port of Belford Economy Feasibility Study and Conceptual Development Plan (2009)
• Middletown Village Historic District (2008)
• Master Plan (2004)

Middletown Twp. Planning Studies

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Less Compatible Municipal Zoning Districts within Military 
Influence Area:

• R-1 Planned Adult Community Zone
• R-2 Planned Adult Community Zone
• RTH Multifamily Townhouse Residential Zone
• RGA Multifamily Garden Apartment
• Residential Zone
• RGA-1 Multifamily Garden Apartment Residential Zone
• RHA-1 Multifamily Mid-Rise Apartment Residential Zone

Middletown’s Zoning Compatibility 
from JLUS

RTH Zone along Kings Landing Rd.

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Middletown’s Zoning Compatibility from 
JLUS
• Conditionally Compatible Municipal Zoning Districts within 

Military Influence Area:
• R-O Residence and Office Zone
• B-1 Business Zone
• B-1A Business Zone
• B-2 Business Zone
• B-3 Business Zone
• B/P Business/Park Zone
• M-1 Light Industrial Zone
• PD Planned Development Zone

* Zones may allow uses that are less compatible; permits applications should be reviewed on a case-by-case basis to 
determine compatibility 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Half Mile Road 
• Middletown Half Mile Road Redevelopment Plan Final Report (2018) 

establishes sports, fitness, and wellness center and related uses as 
principal uses 

• 120,423-square-foot, three-story Lifetime club, a luxury sport, fitness, and 
wellness center with 4-story parking garage

• Expected to open late 2021

• Circus Liquors 
• Circus Liquors Redevelopment Plan (2018) includes zoning for 

Residential Tract and Commercial Tract
• Shoppes at Middletown will include a 342,000-square-foot shopping 

complex, 280 townhomes, and 70 affordable apartments
• Received approval in 2020

Middletown’s Redevelopment Since JLUS

13 14

15 16
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Port Belford Redevelopment Area 
• Residential multi-family housing is permitted in Sub-District 2a and Sub-

District 3 (Port Belford Redevelopment Plan, 2017)

• North Middletown Redevelopment Area 
• Planned permitted uses include a mixed use of eating and drinking 

establishments; office; retail sales and services; financial institutions 
(first floor only), and townhouse and apartment residential on all floors 
(North Middletown Redevelopment Plan, 2014)

Additional Redevelopment in MIA A Closer Look with Google Earth 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Next Steps

• Coordinate with Project Team on any data needs and gaps

• Schedule follow up meeting to review and discuss potential 
land use recommendations

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

17 18

19 20

252



Monmouth County Land Use Compatibility Study 
Coordination with Middletown Twp. 

Meeting Minutes 

Meeting Location: Virtual Meeting (MS Teams) 
Date:  June 9, 2021 
Time: 11:00 am – 12:00 pm 

Attendees: 
• Michael Baker Intl. Team

o Michael Yaffe
o Brittany Ashman
o Rachel Wiggins

• Monmouth County
o Harriet Honigfeld
o Bridget Neary
o Amber Mallm
o Sean Pizzo

• Middletown Township
o Amy Sarrinikolaou
o Tony Mercantante

• Dennis Blazak, NWS Earle

1. Introductions
• Monmouth County Team
• Michael Baker International Team

2. Project Overview
• Dennis Blazak covers an overview of the project and how it applies to

Middletown
o Three foci are addressing stormwater, storm surge, and wildfire
o Going to get a shared services agreement in place this summer with

Monmouth County with a small project, probably something to
reduce flooding

o Expecting more Federal support next year; interested in projects that
would apply in Middletown

o Dennis talked with the Mayor of Middletown
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▪ Mayor mentioned the Fairview Cemetery and triangular parcel
contiguous with Normandy Road (more compatible use)

• Harriet provided a brief overview of the grant
• Brittany reviewed project goals, potential toolbox of solutions, 2017 JLUS

land use compatibility categories, less and conditionally compatible zones
• Mike reviewed state policy & legislative updates that may inform future land

use decisions

3. Project Timeline

4. Initial Findings
• Brittany discussed planning studies, conditionally compatible and less

compatible zones in Middletown Township
• Reviewed Redevelopment Plans

i. Circus Liquors
1. Commercial developer pulled out so that is no longer

proceeding, but residential portion just started site clearing in
the past week

2. Targeted for a mix of townhouses and affordable apartments
3. Units haven’t changed

ii. Half Mile Road
1. Got caught in building code change, had to redo construction

drawings, but do plan to proceed
2. Lifetime project replaced a building just as big as is proposed

iii. Port Belford
iv. North Middletown

• Doing a redevelopment investigation for the entire Rt 36 corridor
i. Not officially designating it yet
ii. Should designate it by the end of the year

• Brittany showed 3ft and 5ft sea-level rise mapping from NJFloodMapper
i. Mike offered background on why we are looking at 3ft and 5ft of rise

(State recommended numbers)
5. Open Discussion

• It would be helpful for Middletown Planning to have the MIA boundary
i. Amy asked for the MIA in a GIS layer so Middletown Planning can

start coordinating reviews while looking at the MIA
• Have to note that these are recommendations and not statutory
• Fairview Cemetery

i. A few years ago, they wanted to put a crematorium there

254



ii. Cemetery has a large area for burials, huge wooded area, and an
open tract with 5 soccer fields leased by the Township across from
Normandy Road

iii. Crematorium was controversial, now in court
iv. Lease on soccer fields expires in October this year
v. $18m to buy the property
vi. Zoned residential and not an ideal location for residential

development
• Middletown withdrew from the affordable housing process and the courts

consented to it
• Middletown starting to do a comprehensive Master Plan update this year

6. Next Steps
• Schedule follow up meeting to review potential land use recommendations
• Coordinate with Project Team on any data needs

i. Middletown requested MIA boundary
• Dennis Blazak interested in learning about possible REPI projects in

Middletown
i. Harriet explained that REPI grant funds available through Monmouth

County and Monmouth Conservation Foundation
1. Land Preservation and Environmental Restoration projects

eligible
2. Have potential to do easement acquisitions in the vicinity of

NWS Earle, Normandy Road, and three watersheds
(Swimming River, Manasquan, and Glendola)

3. County almost has a model easement, hoping to have a
project in Howell

4. A few parcels in Middletown identified through owner interest
5. Should integrate REPI into this study

• Baker can adjust portions of the process for Middletown
• Tony asked if there will be public meetings

i. Harriet would appreciate an opportunity for public input; should
revisit that now that COVID pandemic has waned

• Important to coordinate with Port Belford Redevelopment Plan
i. Have a designated redeveloper for this development
ii. Township still in communication with Woodmont
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Monmouth County Land Use Compatibility Study 
Tinton Falls Coordination 

 Agenda  

Meeting Location: Virtual Meeting (MS Teams) 
Date: Wednesday, July 28, 2021 
Time: 3:00 – 4:00 pm 

1. Introductions

• Monmouth County Team

• Michael Baker International Team

2. Project Overview

3. Project Timeline

4. Initial Findings

• Regional framework/opportunities and constraints mapping

• Identify data gaps/needs

5. Open Discussion

6. Next Steps

• Schedule follow up meeting to review potential land use recommendations

• Coordinate with Project Team on any data needs
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4/1/2022

TINTON FALLS
COORDINATION MEETING

Next Steps to Compatibility Planning Study
Monmouth County, New Jersey

July 28, 2021
3:00– 4:00 PM

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Agenda

1. Introductions

2. Project Overview

3. Project Timeline

4. Initial Findings

5. Open Discussion

6. Next Steps

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Project Overview

• The purpose of the study is to encourage 
compatible development within the NWS 
Earle’s Military Influence Area. 

• The final plan will assemble a toolbox of 
local land use and zoning options for 
developable and re-developable land. 

STUDY AREA 
INCLUDES: 

• Colts Neck
• Howell
• Middletown
• Tinton Falls
• Wall

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Project Goals

1. To encourage the NWS Earle 
municipalities to further the reach of the 
2017 JLUS I through the implementation 
of measures that will guide new civilian 
land use decisions to be compatible with 
the continued operational utility of the 
military installation. 

2. To preserve and protect the public health, 
safety, and welfare of those working and 
living near this active military installation.

Less Compatible Municipal Zoning 
Districts Within MIA

Conditionally Compatible Municipal 
Zoning Districts Within MIA

1 2

3 4
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Potential Toolbox of Solutions
• Scorecard/living document to track progress of 

JLUS recommendations

• Amendments to master plan land use element
• Adoption of overlay zones to encourage 

compatible development
• Adoption of design standards and guidelines

• Modification to development review process for 
less compatible uses 

• Policies to incentivize acquisition and 
preservation 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

NWS 
EARLELEGEND

HOWELL 
TOWNSHIP

WALL 
TOWNSHIP

MIDDLETOWN
TOWNSHIP

TINTON FALLS
BOROUGH

COLTS NECK 
TOWNSHIP

Municipal 
Boundary

NWS EARLE 
Boundary

Military 
Influence Area

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Three land use categories based on compatibility: 

• Less Compatible

• Conditionally Compatible*

• More Compatible

2017 JLUS Land Use Compatibility 
Categories

Wildfires, storm surge, and 
flooding hazards are also a 

concern within each category.

* Zones may allow uses that are less compatible; permits applications should be reviewed on a case-by-case basis to 
determine compatibility 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Conditionally Compatible Land 
Uses NWS Earle’s Military 
Influence Area: 

• Commercial & Business Zones
• Highway Development Zones
• Industrial & Manufacturing 

Zones

Less & Conditionally Compatible Zones

New Multi-family/Townhouse Development in 
Fort Monmouth: Lennar at Patriots Square

• Less Compatible Land Uses 
Within  NWS Earle’s Military 
Influence Area: 

• Affordable Housing Zones 
• Multifamily Residential Zones 
• Planned Retirement Community 

Zones 

5 6

7 8
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

NWS 
EARLE

LEGEND

HOWELL 
TOWNSHIP

WALL 
TOWNSHIP

MIDDLETOWN
TOWNSHIP

TINTON FALLS
BOROUGH

COLTS NECK 
TOWNSHIP

Municipal 
Boundary

NWS EARLE 
Boundary

Military 
Influence Area

Conditionally 
Compatible Zone

Less Compatible 
Zone

Work with Municipal Partners
Through October 2021

Data Collection
Through June 2021

Draft Land Use Solutions
Through Aug. 2021

Evaluate Potential Land Use Solutions 
September 2021

Draft Plan for Comment
September 2021

Final Plan 
October 2021

Project Timeline

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

State Policy & Legislative Updates That 
May Inform Future Land Use Decisions

• Changes to Municipal Land Use Law
• Senate Bill No. 2607 - requires local master plans to 

include climate vulnerability assessments
• As directed by the Governor, DEP is producing a Local

Resilience Guide to meet requirements of new law.
• Changes to Plan Endorsement Process

• SPC approved plan endorsement guidelines requiring 
municipalities to plan for the changing climate

• Release of State’s Climate Change Resilience 
Strategy

• Based on New Jersey Scientific Report on Climate 
Change

• Changes to DEP regulations through a rulemaking 
process

• Branding as New Jersey Protection Against Climate 
Change Threats (NJPACT)

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Data Collection and Planning Studies
• Data Collection

• State, county, and local mapping related to land use, transportation, 
housing, economic development, environmental constraints, and cultural 
resources

• Planning Studies
• Master Plans and Re-examination Reports
• Redevelopment Plans
• Fair Share Plans (affordable housing) 
• Other plans that may impact land use

• Existing Land Use Regulations
• Zoning Map
• Land Use and Development Ordinances 

9 10

11 12

259



4/1/2022

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Tinton Falls Planning Studies
• Master Plan Reexamination Report (2019)

• Housing Plan Element and Fair Share Plan (2019)

• Stormwater Pollution Prevention Plan (2018)

• Overall Road Map (2016)

• Land Use Ordinance (2009)

• Fort Monmouth Reuse and Redevelopment Plan (2008) and
Amendments 

• Master Plan (2007)

• Stormwater Management Plan (2005)

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Tinton Fall’s Zoning 
Compatibility from JLUS
• Less Compatible Municipal Zoning 

Districts within Military Influence 
Area:

• AR: Age Restricted
• CCRC: Continuing Care Retirements 

Community
• AH: Affordable Housing
• AARZ: Active Adult Redevelopment 

Zone

* Zones may allow uses that are less compatible; permits applications 
should be reviewed on a case-by-case basis to determine compatibility 

Zone AH along Route 33

N ext Steps to Com patibility Planning Study
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• Conditionally Compatible Municipal Zoning Districts within 
Military Influence Area:

• NC: Neighborhood Commercial
• HC: Highway /Community Commercial
• IOP: Industrial Office Park
• MFG: Manufacturing
• MFG2: Manufacturing 2
• RET: Large Scale Planned Retail

Tinton Falls ’s Zoning Compatibility from 
JLUS

HC Zone along Rt. 33

* Zones may allow uses that are less compatible; permits applications should be reviewed on a case-by-case basis to 
determine compatibility 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Changes in Use in Established Zones 
Since JLUS

Note: Ordinance 2019-1452  implemented recommendations from 2019 Master Plan Re-examination Report 

Current  Zone
Current  Zone 
Compatibi l i ty

N ew Com patib i l i ty Change of Use in  Estab l ished Zone

AR : Age Restricted Housing Less Compatible More Compatible
Removed "duplexes or other plex units” as Permitted 
Conditional Uses

CCRC: Continuing Care Retirement Community Less Compatible More Compatible
Removed “Affordable Housing” and “duplexes or 
other plex units” as Permitted Principal Use

R-3-I: R-3 Residential Inclusionary More Compatible Conditionally Compatible

R-4-I (now R4A): R-4 Residential Inclusionary More Compatible Conditionally Compatible

N C: Neighborhood Commercial Conditionally Compatible Less Compatible

HCC: Highway/Community Commercial Conditionally Compatible Less Compatible

IOP: Industrial Office Park Conditionally Compatible Less Compatible

MFG: Manufacturing Conditionally Compatible Less Compatible

MFG 2: Manufacturing 2 Conditionally Compatible Less Compatible

Added “Townhouses” added as Permitted Principal 
Use 

Added “Assisted Living/Skilled Nursing Facilities” as 
Permitted Principal Use

13 14

15 16
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Tinton Falls Middle School 
• All American Assisted Living at Tinton Falls

• 58, 000 sq ft assisted living facility
• Massaro Realty

• 78, 900 sq ft flex space
o Patriot’s Square 

 Formerly wooded 40-acre site under development 
 243 townhomes and 58,000 sq. ft. of commercial space 
 Anthem Place – 45 SF detached homes 
 Latest of Fort Monmouth redevelopment

o Veterans’ Home 
 Comprehensive residential community for homeless veterans 
 To be constructed on Essex Road, adj. to Fort Monmouth 
 Anticipated to open in 2021

Recent Development within MIA Since 
JLUS

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Fair Share Plan for Third Round 
Obligation 
• As the majority of Tinton Falls 

Borough is in the MIA, all Third 
Round affordable housing 
projects are in the MIA expect for 
the Hovtown development

Affordable Housing in Tinton Falls 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Fort Monmouth Redevelopment Area
• Resolution R-12-089, adopted 5/2/2012 (NJDCA)
• Zoned OS/GU Open Space/Government Use (Tinton Falls 2019 

Zoning)
• OS/GU Open Space/Government Use is listed as More Compatible in the 

JLUS. 
• Amendment 12, adopted 10/17/18. provides an alternative 

development scenario for the Myer Center Parcel on the former Fort 
Monmouth Property in Tinton Falls
• Contemplates demolishing Building 2700 (Myer Center) and Building 

2705 and replacing it with a new state of the art medical campus with 
health care and campus space for future medical and university health 
facilities

• This amendment would permit Health Care and Social Assistance, a 
conditionally compatible land use by NAICS code, in the MIA

Areas in Need of Redevelopment within 
MIA

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Route 66 Redevelopment Area
• Redeveloped with a retail outlet mall and several residential 

developments such as Greenbriar Falls, Rose Glen, Avalon, and Enclave 
at Shark River

• Greenbriar Falls and Enclave at Shark River are both 55+ communities

• CECOM Redevelopment Area 
• Redeveloped with the Regency at Trotter’s Pointe 
• 55+ community

Older Adult Living 
Within the MIA
Adult Communities in the MIA

Enclave at Shark River

17 18

19 20
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A Closer Look with Google Earth 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Next Steps

• Coordinate with Project Team on any data needs and gaps

• Schedule follow up meeting to review and discuss potential 
land use recommendations

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey
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23
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Monmouth County Land Use Compatibility Study 
Tinton Falls Coordination 

 Meeting Minutes 

Meeting Location: Virtual Meeting (MS Teams) 
Date: Wednesday, July 28, 2021 
Time: 3:00 – 4:00 pm 

Attendees: 
• Michael Baker Intl. Team (MBI)

o Brittany Ashman
o Rachel Wiggins
o Carrie Martin

• Monmouth County
o Harriet Honigfeld
o Bridget Neary
o David Schmetterer

• Tinton Falls Borough
o Jennifer Beahm
o Tom Neff

1. Introductions
• Monmouth County Team
• Michael Baker International Team

2. Project Overview
3. Project Timeline
4. Initial Findings

• Regional framework/opportunities and constraints mapping
• Identify data gaps/needs
• Changes in Use in Established Zones Since JLUS

i. Added Townhouses as permitted use to accommodate townhouses
already there; Borough does not desire additional townhouse
development.

• Recent Development in MIA Since JLUS
i. Tinton Falls Middle School-just site improvements
ii. Massaro Realty-hasn’t been approved by the Board yet

• Areas in Need of Redevelopment in MIA
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i. Fort Monmouth area under FMERA jurisdiction; Tinton Falls doesn’t
have control over land use on those parcels.

ii. MBI team may want to set up an appointment with FMERA
(redevelopment agency near the base).

iii. Myer Center – have submitted some concept plans to the Board
iv. FMERA has very specific regulations on how they manage these

parcels.
v. Developers have to do MCR review with FMERA and then they

submit to Borough for Planning Board approval-Tinton Falls second
step in process.

• Adult Communities in MIA
i. Pending application in Neptune at the Rt. 66/Jumping Brook Road

intersection.
5. Open Discussion

• Hovnanian got an approval in the late 1980s for a townhouse development
in Borough; all utilities and curb in already but want to finish construction
and put in units.

• While Tinton Falls is already mostly developed, the purpose of this Study is
to identify solutions for future development as well as existing parcels. DoD
is looking for if there is opportunity to limit high density redevelopment
potential in the future

• Borough has control of 40+ acres and a conservation easement in the AH
Zone (Wardell Road).

• Monmouth County has grant money available for potential land
preservation.

• Tinton Falls has information on future development for most of their
parcels and anticipate mostly commercial development (warehouses).

i. Borough Council may want to review parcels in the MIA for which
future development is not already planned.

• Harriet received an inquiry for a farm off of Wayside Road, zoned for
housing. Town has tried to buy the property, but it was unsuccessful within
the last year.

i. Property is a potential candidate for the REPI program.
ii. Working with military to allow for conservation and/or agricultural

uses in the future.
iii. Town is in support of that.

• Possible Solutions: What can the Borough do?
i. One of the recommendations could be in next Master Plan Re-

examination to include a goal that the land use follows the mission
of NWS Earle.

ii. MBI to come up with solutions to achieve both the Borough and
Earle’s interests.

iii. Potential for an advocacy recommendation for affordable housing
rules to reflect the issues related to NWS Earle.
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iv. A conversation on affordable housing should take place because if
large tracts of open space exist around the base currently count as
vacant developable parcels available for affordable housing units.

v. Further funding from DoD may be available to support what’s going
on in the county.

6. Next Steps
• Schedule follow up meeting to review potential land use recommendations
• Coordinate with Project Team on any data needs

i. MBI to provide Tinton Falls with GIS and KMZ files of initial findings
ii. Tinton Falls to respond back with planned future development at

known parcels
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Monmouth County Land Use Compatibility Study 
Coordination with Wall Twp. 

 Agenda  

Meeting Location: Virtual Meeting (MS Teams) 
Date:  Tuesday, June 15, 2021 
Time: 11:00 am – 12:00 pm 

1. Introductions

• Monmouth County Team

• Michael Baker International Team

2. Project Overview

3. Project Timeline

4. Initial Findings

• Regional framework

• Identify data gaps/needs

5. Open Discussion

6. Next Steps

• Schedule follow up meeting to review potential land use recommendations

• Coordinate with Project Team on any data needs
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4/1/2022

WALL TOWNSHIP
COORDINATION MEETING

Next Steps to Compatibility Planning Study
Monmouth County, New Jersey

June 15, 2021
11:00 AM – 12:00 PM

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Agenda

1. Introductions

2. Project Overview

3. Project Timeline

4. Initial Findings

5. Open Discussion

6. Next Steps

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Project Overview

• The purpose of the study is to encourage 
compatible development within the NWS 
Earle’s Military Influence Area (MIA). 

• The final plan will assemble a toolbox of 
local land use and zoning options for 
developable and re-developable land. 

STUDY AREA 
INCLUDES: 

• Colts Neck
• Howell
• Middletown
• Tinton Falls
• Wall

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Project Goals

1. To encourage the NWS Earle 
municipalities to further the reach of the 
2017 JLUS I through the implementation 
of measures that will guide new civilian 
land use decisions to be compatible with 
the continued operational utility of the 
military installation. 

2. To preserve and protect the public 
health, safety, and welfare of those 
working and living near this active 
military installation.

1 2

3 4
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Potential Toolbox of Solutions
• Scorecard/living document to track progress of 

JLUS recommendations

• Amendments to master plan land use element
• Adoption of overlay zones to encourage 

compatible development
• Adoption of design standards and guidelines

• Modification to development review process for 
less compatible uses 

• Policies to incentivize acquisition and 
preservation 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

NWS 
EARLELEGEND

HOWELL 
TOWNSHIP

WALL 
TOWNSHIP

MIDDLETOWN
TOWNSHIP

TINTON FALLS
BOROUGH

COLTS NECK 
TOWNSHIP

Municipal 
Boundary

NWS EARLE 
Boundary

Military 
Influence Area

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Three land use categories based on compatibility: 

• Less Compatible

• Conditionally Compatible*

• More Compatible

2017 JLUS Land Use Compatibility 
Categories

Wildfires, storm surge, and 
flooding hazards are also a 

concern within each category.

* Zones may allow uses that are less compatible; permits applications should be reviewed on a case-by-case basis to 
determine compatibility 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Less Compatible Land Uses Within  NWS 
Earle’s Military Influence Area: 

• Affordable Housing Zones 
• Multifamily Residential Zones 
• Planned Retirement Community Zones 

• Conditionally Compatible Land Uses NWS 
Earle’s Military Influence Area: 

• Commercial & Business Zones
• Highway Development Zones
• Industrial & Manufacturing Zones

Less & Conditionally Compatible Zones

Less Compatible 
Development

Conditionally Compatible 
Development

5 6
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

NWS 
EARLE

LEGEND

HOWELL 
TOWNSHIP

WALL 
TOWNSHIP

MIDDLETOWN
TOWNSHIP

TINTON FALLS
BOROUGH

COLTS NECK 
TOWNSHIP

Municipal 
Boundary

NWS EARLE 
Boundary

Military 
Influence Area

Conditionally 
Compatible Zone

Less Compatible 
Zone

Work with Municipal Partners
Through October 2021

Data Collection
Through June 2021

Draft Land Use Solutions
Through Aug. 2021

Evaluate Potential Land Use Solutions 
September 2021

Draft Plan for Comment
September 2021

Final Plan 
October 2021

Project Timeline

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

State Policy & Legislative Updates That 
May Inform Future Land Use Decisions

• Changes to Municipal Land Use Law
• Senate Bill No. 2607 - requires local master plans to 

include climate vulnerability assessments
• As directed by the Governor, DEP is producing a Local

Resilience Guide to meet requirements of new law.
• Changes to Plan Endorsement Process

• SPC approved plan endorsement guidelines requiring 
municipalities to plan for the changing climate

• Release of State’s Climate Change Resilience 
Strategy

• Based on New Jersey Scientific Report on Climate 
Change

• Changes to DEP regulations through a rulemaking 
process

• Branding as New Jersey Protection Against Climate 
Change Threats (NJPACT)

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Data Collection and Planning Studies
• Data Collection

• State, county, and local mapping related to land use, transportation, 
housing, economic development, environmental constraints, and cultural 
resources

• Planning Studies
• Master Plans and Re-examination Reports
• Redevelopment Plans
• Fair Share Plans (affordable housing) 
• Other plans that may impact land use

• Existing Land Use Regulations
• Zoning Map
• Land Use and Development Ordinances 
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Third Round Housing Element and Fair Share Plan (March 2021)
• West Belmar Gateway Redevelopment Amendment (2020) - located outside 

the MIA
• Amended Fair Share Agreement (2019)
• Stormwater Pollution Prevention Plan (2019)
• Old Mill Road Redevelopment Area (2019) - located outside the MIA
• Peddlers Village Redevelopment Study (2019) - located outside the MIA
• Master Plan Reexamination Report (2015)
• Fair Housing Plan (2009)
• Stormwater Management Plan (2009)
• Open Space and Recreation Plan (2008)
• Route 34 Land Use and Traffic Study (2005) - located adjacent to the MIA
• Land Use and Development Regulations (1998)

Wall Twp. Planning Studies

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Less Compatible Municipal Zoning Districts within Military 
Influence Area:

• ML-7 Moderate/Low Income, Multifamily

Wall’s Zoning Compatibility from JLUS
Less Compatible Zone ML-7 (The Willows at Collingwood Park)

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Conditionally Compatible 
Municipal Zoning Districts 
within Military Influence Area:

• HB-40 Highway Business
• HB-120 Highway Business
• OR-10 Office Research
• GI-10 General Industrial
• POS Public Open Space

Wall’s Zoning 
Compatibility from JLUS

Conditionally Compatible Zones within Wall 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• 1303-1309 Highway 34
• Industrial site plan approval

Wall’s Redevelopment within the MIA 
Since JLUS

13 14
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N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

The following land use and zoning changes within the MIA have 
been codified following the Township’s 2019 Fair Share Agreement 
to provide for affordable housing:

Zoning Changes within the MIA Since 
JLUS

Zone Change Previous 
Zone

Previous Zone 
Compatibility New Zone New Zone 

Compatibility Number of Units

AH3-Asbury Road Zone
(Schwartz Site) OR-10 Conditionally 

Compatible AH3 Less Compatible 300

AH2-Route 34 Zone 
(American Properties Project) HB-200 Conditionally 

Compatible AH2 Less Compatible 157

AH6 for 5008 Plainview Road 
and 5006 Marshall Road Zone*

(Fr. Hope Chapel Site)
R-30 More 

Compatible AH6 Less Compatible N/A

AH7-4898 Megill Road and 1452 
Highway 34 Zone 

(Mack-Cali Project)
OR-10 Conditionally 

Compatible AH7 Less Compatible 340

*Note: In the First Amendment to the 2019 Settlement Agreement with FSHC, the location for the former Hope Chapel site, now 
called the Woodlands Development, was changed to a site outside the MIA. Since the AH6 zone was created to accommodate
this site, and the ordinance would take effect upon an executed Developer’s Agreement, the implications of this zone are
uncertain. 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

• Motel Affordable Housing Zone 
• Proposed redevelopment zone for sites with outdated motels at various 

locations throughout the Township 
• Proposed site in MIA: Express Inn

• Route 33/34-Asbury Road Redevelopment Zone 
• Proposed redevelopment zone to produce 650 total units, of which 130 

will be family affordable units

Wall’s Proposed Redevelopment Areas 

A Closer Look with Google Earth 

N ext Steps to Com patibility Planning Study
M onm outh County, N ew  Jersey

Next Steps

• Coordinate with Project Team on any data needs and gaps

• Schedule follow up meeting to review and discuss potential 
land use recommendations

17 18
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Monmouth County Land Use Compatibility Study 
Coordination with Wall Twp. 

Meeting Minutes 

Meeting Location: Virtual Meeting (MS Teams) 
Date:  Tuesday, June 15, 2021 
Time: 11:00 am – 12:00 pm 

Attendees: 
• Michael Baker Intl. Team (MBI)

o Michael Yaffe
o Brittany Ashman

• Monmouth County
o Harriet Honigfeld
o Sean Pizzo

• Wall Township
o Jeff Bertrand, Township Administrator
o Kate Kohri, Asst. Administrator
o Matt Zahorsky, Township Engineer
o Christine Winter, P.P., AICP, Asst. Planner

1. Introductions
• Monmouth County Team
• Michael Baker International Team
• Representatives from Wall Township recently participated in 2017 JLUS

Planning Process
2. Project Overview
3. Project Timeline
4. Initial Findings

• Regional framework
• Identify data gaps/needs

5. Open Discussion
• Discussion of compatibility – want to ensure mission sustainment and

protect health, safety, and welfare of individuals in the area
i. Recognize that this is a forward-looking study, some developments

cannot be reversed.
• MBI interested in seeing development applications that may not be

reflected in our initial findings
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• Explanation of the Google Earth layers
• Wall Township asked if Wall could have a letter from the Federal

government saying there could not be housing in the area so they could
adjust their affordable housing requirements. Federal government could not
fulfill this request and so the Township had to site affordable housing.

• To fulfill affordable housing obligations and revitalize Rt 33/34 corridor,
Wall Township sited housing there.

• Special needs housing project (Hope Chapel) no longer moving forward.
Zone will be erased; no developer’s agreement.

• Judges rely on 3,000 ft. buffer but JLUS relies on larger MIA buffer
• Township not interested in greenfield development. Developers have

already purchased properties they are looking to develop.
i. Township strategy for affordable housing is meant to prevent this

• Not looking for no development in the MIA, simply looking to avoid the
concentration of people, especially vulnerable populations

• Harriet sees a similar theme across municipalities with affordable housing
constraints

• Harriet foresees some policy and advocacy tools as a result of this study as
well as integration of REPI projects/land preservation

• Township working with County Engineer for the re-alignment of the
roundabout on Rt. 33/34

i. Wants to eliminate one of the intersections (Asbury Rd).
ii. Westward of circle, want to build a road. Township wants to move

the site even more west
iii. Road part of the DoD Strategic Highway Network and is one of the

most dangerous intersections
iv. Lots of accidents – rear-ending of cars on the eastern side of the

roundabout
v. MBI doesn’t have the NJDOT study on the list of planning studies
vi. Auto dealership near the roundabout has purchased a nearby

property and is renovating it
• Motel Redevelopment Zone throughout the Township
• Using affordable housing funding to address community needs

i. i.e., building a water tower at Mack-Cali site
• May want to engage Dennis Blazak on the Rt 33/34 roundabout
• Broader public outreach on this plan

i. Does the Township have any other individuals who may be
interested in this study? Township is not sure

ii. Will present more broadly when there is a draft
• Projects are inclusionary, not 100% affordable

273



• Marshall Rd.-North of Rt. 33/34
i. Very large houses built there
ii. Built by one builder, not in the most desirable area
iii. Rt. 33/34 in need of revitalization, need redevelopment in that area

• Township interested in mixed-use housing
i. May help the base to have economic activity there
ii. Highway system issues with the round-about
iii. Township wants to have a symbiotic relationship with base
iv. Township interested in open space opportunities
v. Affordable housing compliance hearing in September

• Updates on planning studies
i. Rt 33/34 Redevelopment Study underway
ii. Waiting to update Master Plan until after affordable housing

settlement

6. Next Steps
• Schedule follow up meeting to review potential land use recommendations
• Coordinate with Project Team on any data needs
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Monmouth County Land Use Compatibility Study 
FMERA Coordination 

 Agenda  

Meeting Location: Virtual Meeting (MS Teams) 
Date: Thursday, September 30, 2021 
Time: 1:00 – 1:30 pm 

1. Introductions

• Monmouth County Team

• Michael Baker International Team

2. Project Overview

3. Open Discussion

4. Next Steps

• Coordinate with Project Team on any data needs
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Monmouth County Land Use Compatibility Study 
FMERA Coordination 

 Meeting Minutes 

Meeting Location: Virtual Meeting (MS Teams) 
Date: Thursday, September 30, 2021 
Time: 1:00 – 1:30 pm 

Attendees: 
• Michael Baker Intl. Team (MBI)

o Michael Yaffe
o Brittany Ashman
o Carrie Martin

• FMERA
o Kara Kopach
o Sarah Giberson
o Upendra Sapkota

1. Introductions
• Michael Baker International Team
• FMERA Team

2. Project Overview
• The Project Team has reviewed land uses in the MIA
• The purpose of study is to come up with a toolbox of solutions for local

municipalities to foster compatible land uses in the MIA
• Set metrics for land use compatibility developed in the 2017 JLUS

i. Used NAICS code to determine land use compatibility
ii. Classified zoning compatibility based on as-of-right and conditional

land uses
• Purpose of this meeting to make FMERA aware of the study
• We reviewed land use changes, next step is developing toolkit

i. Potential solutions include tracking land use compatibility in
technical reviews, making applicants aware of naval base, plan
integration of JLUS, Hazard Mitigation Plan, Master Plan

1. Short Term – add goal of compatibility to master plan
2. Long Term – how can future development better align with

the mission of the base
3. Strong interest in the region for land preservation using REPI

funding
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4. Funding also available for resilience to wildfire, storm surge,
flooding

3. Initial Findings
• Myer Center Parcel
• Affordable Housing

4. Open Discussion
• Myer Center Parcel

i. FMERA has an agreement with RWJ for a health campus
ii. FMERA has committed to a 20,000 sq ft Cancer Center
iii. Potential Phase II would include a 600,000 sq ft., 250 bed acute care

hospital
• Affordable Housing

i. 243 residential units with 20% set-aside already constructed as well
as 50,000 sq. ft. retail space near Myer Center Parcel

ii. FMERA has to have 20% set-aside for affordable housing for all
residential development in the redevelopment area (committed no
matter what)

iii. Concern from FMERA that affordable housing being deemed less
compatible would have broader planning implications

1. Not a blanket recommendation of no affordable housing in
the MIA

2. No recommendations will interfere with legal requirements of
municipalities or FMERA

3. Recommendations will defer to local municipalities for what
works for them

• Open Space
i. FMERA team would need to review open space available in

redevelopment area– not in a position to commit to any open space
projects at this time

5. Next Steps
• Coordinate with Project Team on any data needs

i. Michael Baker Team to supply FMERA with 2017 JLUS, Google Earth
files

ii. Michael Baker Team to notify FMERA when draft study is available
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Monmouth County Next Steps to 
Compatibility Planning Study 

Land Use Compatibility Tools & Solutions 

 Agenda 

1. Project Status & Timeline

2. Land Use Compatibility Analysis

3. Potential Land Use Tools & Solutions

4. Open Discussion & Next Steps

Agenda for All Stakeholder Meetings #2 
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LAND USE COMPATIBILITY

TOOLS & SOLUTIONS

Next Steps to Compatibility Planning Study

Monmouth County, New Jersey

December 6, 2021
2:00 PM – 3:00 PM

Next Steps to Compatibility Planning Study
Monmouth County, New Jersey

Agenda

1. Project Status & Timeline

2. Land Use Compatibility

Analysis

3. Potential Land Use Tools &

Solutions

4. Open Discussion & Next

Steps

Work with Municipal Partners
Through December 2021

Data Collection
Through June 2021

Draft Land Use Solutions
Through Nov. 2021

Evaluate Potential Land Use Solutions 
December 2021

Draft Plan for Comment
December 2021

Final Plan 
January 2022

Project Status & Timeline

• Reviewed recent planning studies, land use regulations, and
development reports

• Presented initial findings on zoning compatibility
• Recent zoning changes
• New and planned development within the study area

The Project Team used Google Earth
to present initial findings on zoning
compatibility.

Previous Meeting Recap

1 2

3 4

PowerPoint Presentation for All 
Stakeholder Meetings #2
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• Conducted a regional scale site
analysis on land use compatibility

• Updated and refined initial findings
based on municipal outreach

• Analysis guided the creation of the
draft land use tools and solutions

Draft Land Use 
Compatibility Analysis 

Land Use Compatibility Analysis
Solutions

Draft Land Use 
Compatibility Analysis 

Land Use Compatibility Analysis
Solutions

Organized into the following themes:
• Zoning

• Existing Zoning
• Zoning Compatibility & Changes in Zoning

since JLUS 2017
• Land Use
• Housing & Redevelopment 
• Environmental Constraints

• Wildfire
• Sea‐level Rise
• FEMA Flood Hazards & Wetlands
• Open Space & Farmland Preservation

• Mobility & Connectivity
• Economic Corridors & Nodes
• Cultural Resources

Next Steps to Compatibility Planning Study
Monmouth County, New Jersey

Potential Land Use Tools & 
Solutions

Planning and Policy

• Master Plan integration

• Wildfire and resilience integration

• Open space preservation integration

• Adopt policies that support sound
attenuation

• Develop a corridor safety plan

MLUL Land Use Plan Element 
Requirements (§ 40:55D‐28) 

(e) showing the existing and proposed
location of military facilities and
incorporating strategies to 
minimize undue encroachment 
upon, and conflicts with, military 
facilities…

Planning and Policy – Master Plan Integration

Potential Objectives: 

1. Reference the MIA in zoning maps.

2. Review and update development
ordinances to ensure they do not
conflict with the continued viability of
NWS Earle and adopted land use
compatibility studies.

3. Incorporate land use compatibility
considerations into development
review checklists.

Mitigate or avoid encroachment associated with land uses and 
development with the MIA to demonstrate commitment and 
support of current and future missions at NWS Earle.

Potential Goal

2030 General Plan
City of Oxnard, CA 

Includes a California state 
recommended element 
focused on the 
relationship to a local 
naval base and 

adopts goals and 
objectives to advance 
land use compatibility.

Case Study

5 6

7 8
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Next Steps to Compatibility Planning Study
Monmouth County, New Jersey

Increase coordination and communication regarding the mission 
and the impacts associated with military operations within the MIA.

Potential Goal

Potential Objectives: 

1. Coordinate with NWS Earle and other agencies and
organizations of preservation and protection efforts of natural
systems surrounding NWS Earle.

2. Update local subdivision regulations to enhance disclosure.

3. Participate in public education programs regarding NWS 
Earle’s missions.

Planning and Policy – Master Plan Integration

Wildfire and resilience integration

Open space preservation integration

Adopt policies that support sound attenuation

Develop a corridor safety plan

Consider incorporating the wildfire vulnerability study from 
the county Hazard Mitigation Plan (HMP) or the NJ State HMP.

Consider adopting goals & objections to advance protection and 
preservation efforts within the MIA.

Consider adopting policies supporting sound attenuation in all 
development in proximity to areas of impact to NWS Earle’s EOD range.

Consider partnering with NWS Earle and other regional agencies to 
develop a Corridor Safety Plan related to munition transportation via 
rail and highway networks.

Planning and Policy

Next Steps to Compatibility Planning Study
Monmouth County, New Jersey

Potential Land Use 
Tools & Solutions

Regulatory

• Update municipal zoning to 
ensure compatibility with NWS 
Earle’s mission and JLUS 2017

• Update local subdivision
regulations to enhance disclosure

• Update site plan review checklist
Municipalities may consider updating 
municipal zoning within the MIA to 
remove uses that are “less compatible.” 

Consider updating municipal zoning within the MIA to remove 
uses that are “less compatible” (as identified in JLUS 2017) from 
being permitted as of right. Zoning updates may be done 
through the creation of new overlay zones or amending existing 
zoning.

Update Municipal Zoning

Regional Joint Land Use Study: Model Military Overlay Zone Ordinance 
North Central Texas Council of Governments

Case Study

MILITARY OVERLAY ZONE 1
The following uses are prohibited:
• All residential uses
• Any non‐residential uses that concentrate, within a structure

on a regular basis, more than 25 people per acre.
• This limitation applies to: sports stadiums, 

amphitheaters, auditoriums, clubhouses, churches, 
schools, hospitals, assisted living and other medical 
facilities, hotels and motels, restaurants and other 
eating and drinking establishments and strip 
commercial centers built to such a scale that gatherings 
of more than 25 people per acre would be expected on 
a regular basis.

MILITARY OVERLAY ZONE 2
The following uses are prohibited:
• Allmulti‐family residentialuses
• Manufactured home parks

• Any non‐residential uses that concentrate, within a structure on
a regular basis, more than 50 people per acre.

• This limitation applies to: sports stadiums, amphitheaters,
auditoriums, clubhouses, churches, schools, hospitals, 
assisted living and other medical facilities, hotels and
motels, restaurants and other eating and drinking 
establishments and strip commercial centers built to such
a scale that gatherings of more than 50 people per acre
would be expected on a regular basis.

Regulatory – Update Development Standards 

9 10

11 12
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Regional Joint Land Use Study: Model Military Overlay Zone Ordinance 
North Central Texas Council of Governments

MILITARY OVERLAY ZONE 2
The following uses are permitted:
• Any non‐residential use permitted in the underlying zoning district.

All permitted uses must comply with the following development
standards:

• Maximum building footprint shall be 15,000 square feet

• Maximum gross acreage lot coverage shall be 35%

• Minimum side yard setback shall be 10 feet

• The maximum density of single‐family residential uses shall not 
exceed one (1) unit per acre.

Case Study

MILITARY OVERLAY ZONE 1
The following uses are permitted:
• Any non‐residential use permitted in the underlying zoning

district. All permitted uses must comply with the following
development standards:

• Maximum building footprint shall be 8,000 square feet

• Maximum gross acreage lot coverage shall be 20%

• Minimum side yard setback shall be 15 feet

Consider updating municipal zoning within the MIA to remove 
uses that are “less compatible” (as identified in JLUS 2017) from 
being permitted as of right. Zoning updates may be done 
through the creation of new overlay zones or amending existing 
zoning.

Update Municipal Zoning

Regulatory – Update Development Standards 

Consider requiring that major subdivision applications indicate distance 
to NWS Earle, its rail corridor, and its pier on plats and site plans.

Update site plan review checklist 

Municipalities may consider updating their site plan review checklist to 
note if “less compatible” uses as defined by JLUS 2017 are being 
proposed in the application for sites within the MIA.

Update local subdivision regulations to enhance disclosure

Regulatory

Next Steps to Compatibility Planning Study
Monmouth County, New Jersey

Outreach, Coordination, & Technical Assistance 

• Develop an implementation tracking tool of land use
compatibility solutions and recommendations

• Establish a voluntary committee and/or working group to 
advance land use compatibility and military encroachment 
challenges

Potential Land Use Tools & Solutions

Next Steps to Compatibility Planning Study
Monmouth County, New Jersey

Outreach, Coordination, & Technical Assistance 

• Strengthen open lines of 
communication with NWS Earle

• Increase public awareness of land 
use compatibility through providing 
information on municipal websites

• Strengthen partnerships with NWS 
EARLE

Municipalities may consider providing information on their
municipal websites on land use compatibility with NWS

Earle

Potential Land Use Tools & Solutions

13 14
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Next Steps to Compatibility Planning Study
Monmouth County, New Jersey

• Readiness and Environmental Protection Integration (REPI) Program

• In partnership with Monmouth County, Monmouth Conservation Fund, and the DoD 
NWS Earle has initiated a REPI project to purchase easements to preserve farmland
and wetlands.

• Intergovernmental Support Agreements (IGSAs)

• Monmouth County is responsible for plowing and pre‐treating Normandy Road
through an IGSA.

• Mutual Aid and Shared Service Agreements

• Howell Township Fire Department has a Mutual Aid Agreement with NWS Earle.
• Colts Neck Fire Department has a Mutual Aid Agreement with NWS Earle. 
• Monmouth County has a Shared Service Agreement with NWS Earle for military 

installation resilience services.
• Memorandums of Understanding (MOUs)

• NWS Earle and Colts Neck Township signed an MOU regarding the Township’s use of 
the Navy Wastewater Treatment Plant.

Examples of Local Community 
Partnerships with NWS Earle

Next Steps to Compatibility Planning Study
Monmouth County, New Jersey

Thank  You!
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Monmouth County Next Steps to 
Compatibility Planning Study 

Land Use Compatibility Tools & Solutions 
Colts Neck Twp. 

 Meeting Minutes 

Meeting Location: Virtual Meeting (MS Teams) 
Date: December 6, 2021 
Time: 2:00 – 3:00 pm 

Attendees: 
• Michael Baker Intl. Team (MBI)

o Michael Yaffe
o Brittany Ashman

• Monmouth County
o Harriet Honigfeld
o David Schmetterer

• Colts Neck Township
o Timothy Anfuso, Township Planner

• NWS Earle
o Merissa Zuzulock

1. Project Status & Timeline

• Evaluating potential land use solutions
• Next step – submit draft plan for comment
• Previous Meeting Recap

2. Land Use Compatibility Analysis

• Regional-scale site analysis on land use compatibility
• Themes: Zoning, Land Use, Housing & Redevelopment, Environmental Constraints,

Mobility & Connectivity, Economic Corridors & Nodes, Cultural Resources

Stakeholder Meetings #2 Meeting Minutes
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3. Potential Land Use Tools & Solutions

• Planning and Policy
o Master Plan Integration – discussion of potential goals and

objectives that the municipality can integrate into their master plan
that would increase compatibility with the NWS Earle mission as
detailed in PowerPoint slides

o Sound Attenuation - Has there been any impact for Colts Neck in
terms of sound being an issue?

▪ Explosive detonation has been heard occasionally, but is a
minor issue

▪ More concerned with initial recommendation – Colts Neck is
supportive of the recommended goal to “Mitigate or avoid
encroachment associated with land uses and development
with the MIA” with the exception of affordable housing
designated along Rt 34 corridor.

• Not looking for heavy density in SW corner of town, but
the town need to provide for affordable housing and
the township council is in support of affordable
housing within Rt 34 area

▪ Monmouth County recognizes the affordable housing is
driving development in the towns and needs to be addressed
within the plan

▪ Colts Neck is the only town in the MIA that already discusses
NWS Earle in their Master Plan

• Regulatory
o Updating municipal zoning – remove less compatible uses from

being permitted as of right
▪ Case study that used building sf as a metric for reducing

density may not work in Monmouth County due to prevalence
of warehouses

▪ For the REPI program, Monmouth County crafted a model
easement. Spent time with NWS Earle to identify what
numbers they were comfortable with for human assembly.
Did not limit use – during special events, if there are to be
100+ people assembled on the property, the location should
coordinate with the base

▪ NWS Earle likes the definitions. Not sure that people/acre
metric would work in Monmouth County, but in support of
clearly defining limitations on uses

▪ Regulatory boundaries for Earle are 3,000 ft buffer and the
study area of 2 miles from original JLUS 2017 study

• We are flexible as to the tiered system of overlay
boundaries
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▪ Discussion of Feiler property – preservation may not be 
possible at this property  

o Update local subdivision regulations to enhance disclosure  
o Update site plan review checklist 

▪ Colts Neck would recommend that applicants identify “less 
compatible” uses on their subdivision and site plan 
applications 

▪ Monmouth County added language about proximity to Earle 
on wastewater amendment applications. Can be mentioned 
there too.  

• Outreach, Coordination and Technical Assistance  
o Developing an implementation tracking tool of land use compatibility 

solutions and recommendations 
o Est. a voluntary committee and/or working group to advance land 

use compatibility and military encroachment challenges  
o Strengthen open lines of communication with NWS Earle  
o Strengthen partnership with NWS Earle  

▪ Colts Neck Fire Department has a Mutual Aid Agreement with 
NWS Earle  

▪ NWS Earle and Colts Neck Township signed an MOU 
regarding the Township’s use of the Navy Wastewater 
Treatment Plant  

▪ REPI program 
 

4. Open Discussion & Next Steps  
• Overlay Zoning and Densities  

o Case Study: Within Zone 1, prohibiting all residential development.  
o Colts Neck Township asks if the report will come up with a standard 

for overlay zoning that will apply to all the NWS Earle Municipalities 
▪ Colts Neck Township is supportive of overlay zoning  

• Looking to minimize density  
• Hoping to pull standards from report and update their 

zoning accordingly  
▪ Report will provide a model ordinance for the municipalities 

but as for the specific requirements, the Planning Team is 
looking for input from the NWS Earle municipalities 

o For Colts Neck Township, the majority of “Zone 1” (the 3,000 ft 
regulatory buffer area), majority is in AG Zone and some in the A-1 
Zone  

▪ More concerned about the A-1 Zone – must remain 
residential, but can change the density standard  

o Colts Neck Township probably the least densely zoned about of the 
5 NWS Earle municipalities 

286



▪ Middletown probably has around 10 du/acres in and around
the Chapel Hill area, by Woodland Farm

▪ Have a variety of densities near NWS Earle
• Monmouth County asked if Colts Neck Township could email their checklist

and site plan/subdivision application so that the Planning Team can review
the applications of the 5 NWS Earle municipalities and identify gaps

o Colts Neck Township doesn’t have a checklist, but can provide them
with the applications – can provide sections in the ordinance that
identify requirements

• NWS Earle looking to address Normandy Road encroachment issues,
especially by the waterfront at the Middletown Township meeting. Believes
that the Case Study example may be too restrictive.

o NWS Earle looking for enforcement actions to encroachment issues
but also pre-emptive solutions

o May be some ability to add regulations to building permit language,
requirements to prevent encroachment to NWS Earle

o Particularly interested in decks, high-rises, balconies, elevated
structures and especially at the waterfront

• Colts Neck Township requested a copy of the draft plan
• Planning Board, Governing Body would be interested in a presentation, but

its not critical
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Monmouth County Next Steps to 
Compatibility Planning Study 

Land Use Compatibility Tools & Solutions 
Howell Twp. 

 Meeting Minutes 

Meeting Location: Virtual Meeting (MS Teams) 
Date: December 9, 2021 
Time: 2:00 – 3:00 pm 

Attendees: 
• Michael Baker Intl. Team (MBI)

o Michael Yaffe
o Brittany Ashman

• Monmouth County
o Harriet Honigfeld
o David Schmetterer

• Howell Township
o Jennifer Beahm, Township Planner
o Matthew Howard, Director, Community Development
o Justin Yost, Deputy Director of Community Development

• NWS Earle
o Merissa Zuzulock

1. Project Status & Timeline

• Evaluating potential land use solutions
• Next step – submit draft plan for comment
• Previous Meeting Recap

2. Land Use Compatibility Analysis

• Regional-scale site analysis on land use compatibility
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• Themes: Zoning, Land Use, Housing & Redevelopment, Environmental Constraints, 
Mobility & Connectivity, Economic Corridors & Nodes, Cultural Resources 
 

3. Potential Land Use Tools & Solutions  

• Planning and Policy  
o Master Plan Integration – discussion of potential goals and 

objectives that the municipality can integrate into their master plan 
that would increase compatibility with the NWS Earle mission as 
detailed in PowerPoint slides 

o Sound Attenuation 
• Regulatory  

o Updating municipal zoning – remove less compatible uses from 
being permitted as of right 

▪ Discussion  
• Project Team:  

o This is meant to be a suite of tools for 
municipalities to consider. One thing this does 
not consider is the regional demand for 
warehousing. We also recognize this need. 

• Municipality:  
o Common warehouses will draw more than 25 

people to it.  
o Howell not sure if there are proposed or are 

going to be proposed warehouses in the buffer 
zone due to zoning.  

o Municipality understands the goal, but the 
Texas case study may not be most applicable 
to New Jersey. 

o Needs to be “takings” consideration due to 
private property. 

o Howell would consider but cannot guarantee 
implementation of a military overlay zone; may 
be less restrictive than sample ordinances. 

• Project Team:  
o To clarify, there are military overlay zones 

around the country. Closer to home, REPI 
program in Monmouth have adopted clauses 
related to notifying NWS Earle when a certain 
number of people are gathered in one place. 

o For the REPI program, Monmouth County 
created a model easement particular to NJ 
context. 
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o Special events are allowed, but NWS Earle
would like notice so that activities could be
scheduled accordingly.

o Certain threshold at which the Navy wants to
pay more attention.

o Update local subdivision regulations to enhance disclosure
o Update site plan review checklist

• Outreach, Coordination and Technical Assistance
o Developing an implementation tracking tool of land use compatibility

solutions and recommendations
o Est. a voluntary committee and/or working group to advance land

use compatibility and military encroachment challenges
o Strengthen open lines of communication with NWS Earle
o Increase public awareness of land use compatibility through

providing information on municipal websites
o Strengthen partnership with NWS Earle

▪ REPI Program
▪ Howell Township Fire Department already has a Mutual Aid

Agreement with NWS Earle

4. Open Discussion & Next Steps
• Project Team: We are happy to share the draft report with you for review

and comment.
• Muni:

o We would like to see the report
o We may already be participating in the REPI program with one

property in Howell where we acquire the development rights
o The exclusion zone would need some tailoring for Howell

▪ We are trying to encourage warehousing
▪ With Rt. 33 right there, it might be a suitable place for it
▪ Can’t ensure that the number of employees at a certain

location would not exceed the threshold, but it is an open
dialogue

o We would be happy to work with the County and NWS Earle to see
what would work in a more tailored manner for Howell

• Project team: as part of this report, we were hoping to produce model
ordinances. We would be happy to provide them to you

• Muni: Yeah, we would like that
o A lot of the exclusion zone is ARE-6, which is very low density, but

further west it gets into more developed areas, with potential
warehousing sites

o From the Township’s perspective, they are looking at their Land Use
Element now, and its something that we are pushing to get adopted
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by the end of January, so the sooner you can get us information, the 
better  

o Some of the large picture items are going to need backing from the
County and the base, in terms of Fair Share housing

• Project team: If you are in the Master Plan process, what are your thoughts
on adding some of those goals to the Master Plan?

• Muni: I think we can add some. For some more detailed recommendations,
it would require some coordination.

o Can include that there is  jlus recommending a 3,000ft buffer around
Earle and Howell respects that

o I don’t think we would have a problem putting that line on our zoning
maps either

o But beyond the 3,000ft and going to 2 mi., that may become an
issue; secondary area may be a bit more difficult

o Nothing is insurmountable, it doesn’t mean that we are not willing to
work with you to come up with something for the governing body to
consider

• Project team: We are trying to get a more formal answer on the 3,000ft or
200ft notification boundaries

• Muni: Can you send me a copy of the PPT with some recommendations so
that I can see what you are thinking?

o We have periodic meetings on master plan, need to bring in
additional people

o Bottom line, it’s a good idea, we are in agreement, but we are happy
to make it work for Howell

• Project team: If you wanted one of us to be present at one of those
meetings

• Muni: right now may be a little early, maybe when you have the draft plan
ready to go, can present to some strategic planners in town

• Project team: I will send both the first PPT and the second PPT
• Muni: happy to get something in place that would fit for everybody.
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Monmouth County Next Steps to 
Compatibility Planning Study 

Land Use Compatibility Tools & Solutions 
Middletown Twp. 

 Meeting Minutes 

Meeting Location: Virtual Meeting (MS Teams) 
Date: December 8, 2021 
Time: 2:00 – 3:00 pm 

Attendees: 
• Michael Baker Intl. Team (MBI)

o Michael Yaffe
o Brittany Ashman

• Monmouth County
o Harriet Honigfeld
o Amber Malm
o David Schmetterer

• Middletown Twp
o Tony Mercantante
o Amy Citrano

• NWS Earle
o Merissa Zuzulock

1. Project Status & Timeline

• Evaluating potential land use solutions
• Next step – submit draft plan for comment
• Previous Meeting Recap

2. Land Use Compatibility Analysis

• Regional-scale site analysis on land use compatibility
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• Themes: Zoning, Land Use, Housing & Redevelopment, Environmental Constraints,
Mobility & Connectivity, Economic Corridors & Nodes, Cultural Resources

3. Potential Land Use Tools & Solutions

• Planning and Policy
o Master Plan Integration – discussion of potential goals and

objectives that the municipality can integrate into their master plan
that would increase compatibility with the NWS Earle mission as
detailed in PowerPoint slides

o Increase coordination and communication – coordinate on
preservation and protection, enhance disclosure requirements as
detailed in PowerPoint Slides

o Consider integrating wildlife and resilience, creating policy for sound
attenuation, and developing safety corridor study

• Regulatory
o Updating municipal zoning – remove less compatible uses from

being permitted as of right
▪ Middletown Twp will need to conduct an assessment on how

much development already existing would violate the buffer
zone

▪ Within the MIA, Circle Liquors is already being redeveloped,
Port of Belford cannot be moved and is being redeveloped,
affordable housing and the high school are within the
boundary

▪ Monmouth County created a model agricultural easement
including a clause saying if there will be assembly of more
than 100 people, the military wants notification

▪ Warehousing is limited in Middletown because Parkway is not
an option for trucks

o Update local subdivision regulations to enhance disclosure
o Update site plan review checklist

▪ Single family homes encroaching on NWS Earle property line,
working with towns and NWS Earle to notify residents
encroaching

▪ Middletown Twp asked about how to get ahead of
encroachment issues, can draft language to increase
awareness of MIA

▪ Monmouth County requested development permit application
and checklist from Middletown Twp – all available on the
township website

• Outreach, Coordination and Technical Assistance
o Developing an implementation tracking tool of land use compatibility

solutions and recommendations
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o Est. a voluntary committee and/or working group to advance land
use compatibility and military encroachment challenges

o Strengthen open lines of communication with NWS Earle
o Strengthen partnership with NWS Earle

4. Open Discussion & Next Steps
• Adding MIA to development permit checklist for applicants to consider

proximity to NWS Earle
• Will be circulating draft plan to the towns
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Monmouth County Next Steps to 
Compatibility Planning Study 

Land Use Compatibility Tools & Solutions 
Tinton Falls 

 Meeting Minutes 

Meeting Location: Virtual Meeting (MS Teams) 
Date: December 9, 2022 
Time: 9:00 – 10:00 am 

Attendees: 
• Michael Baker Intl. Team (MBI)

o Michael Yaffe
o Brittany Ashman

• Monmouth County
o Harriet Honigfeld

• Tinton Falls
o Jennifer Beahm, Township Planner
o Thomas Neff, Township Engineer

1. Project Status & Timeline

• Evaluating potential land use solutions
• Next step – submit draft plan for comment
• Previous Meeting Recap

2. Land Use Compatibility Analysis

• Regional-scale site analysis on land use compatibility
• Themes: Zoning, Land Use, Housing & Redevelopment, Environmental Constraints,

Mobility & Connectivity, Economic Corridors & Nodes, Cultural Resources

3. Potential Land Use Tools & Solutions
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• Planning and Policy  
o Master Plan Integration – discussion of potential goals and 

objectives that the municipality can integrate into their master plan 
that would increase compatibility with the NWS Earle mission as 
detailed in PowerPoint slides 

o Increase coordination and communication – coordinate on 
preservation and protection, enhance disclosure requirements as 
detailed in PowerPoint Slides 

o Consider creating policy for sound attenuation – Has there been any 
impact for Tinton Falls in terms of sound being an issue?  

▪ Not typically, only when doing munitions testing. There is a 
schedule for testing, often people see it on Facebook. 

o Consider developing safety corridor study 
▪  

• Regulatory  
o Updating municipal zoning – remove less compatible uses from 

being permitted as of right 
▪ Tinton Falls is already built out so an overlay limiting 

development will not be effective 
▪ Shafto Road will be built out in the next 2 years – most of the 

development is warehousing 
▪ Base is required to get notice of development within 200 ft, 

but they have never commented on the development 
▪ Tinton Falls asked what is compatible within the overlay zone 

if it’s not residential and not a place for people to gather. Low 
density development and open space and conservation are 
compatible. 

o Update local subdivision regulations to enhance disclosure  
▪ Towns have tried to increase required disclosure for 

development and lost lawsuits 
o Update site plan review checklist 

• Outreach, Coordination and Technical Assistance  
o Developing an implementation tracking tool of land use compatibility 

solutions and recommendations 
o Est. a voluntary committee and/or working group to advance land 

use compatibility and military encroachment challenges  
o Strengthen open lines of communication with NWS Earle  
o Strengthen partnership with NWS Earle  

 
4. Open Discussion & Next Steps  

• Tinton Falls has a good relationship with NWS Earle, but given the 
developed nature these recommendations may not make much change in 
Tinton Falls 

• Will be circulating draft plan to the towns 
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Monmouth County Next Steps to 
Compatibility Planning Study 

Land Use Compatibility Tools & Solutions 
Wall Twp. 

 Meeting Minutes 

Meeting Location: Virtual Meeting (MS Teams) 
Date: January 4, 2022 
Time: 2:00 – 3:00 pm 

Attendees: 
• Michael Baker Intl. Team (MBI)

o Michael Yaffe
o Brittany Ashman

• Monmouth County
o Harriet Honigfeld

• Wall Township
o Jeffrey Bertrand, Township Administrator
o Matt Zahorsky, Township Engineer
o Christine Winter, Assistant Planner
o 

• NWS Earle
o Merissa Zuzulock

1. Project Status & Timeline

• Evaluating potential land use solutions
• Next step – submit draft plan for comment
• Previous Meeting Recap

2. Land Use Compatibility Analysis

• Regional-scale site analysis on land use compatibility
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• For example, there has been development within the study area since the
2017 JLUS

• Themes: Zoning, Land Use, Housing & Redevelopment, Environmental Constraints,
Mobility & Connectivity, Economic Corridors & Nodes, Cultural Resources

3. Potential Land Use Tools & Solutions

• Planning and Policy
o Master Plan Integration – discussion of potential goals and

objectives that the municipality can integrate into their master plan
that would increase compatibility with the NWS Earle mission as
detailed in PowerPoint slides

o Increase coordination and communication – coordinate on
preservation and protection, enhance disclosure requirements as
detailed in PowerPoint Slides

o Consider creating policy for sound attenuation – Has there been any
impact for Wall in terms of sound being an issue? No, town officials
have not heard complaints

o Consider developing safety corridor study
▪ Route 33/34 circle has been discussed in previous meetings

as having a lot of vehicle crashes
• NJDOT is studying – recommends removing Asbury

Ave from circle and creating a new T-intersection
▪ Allenwood Circle (524 and 34) is also being studied for safety
▪ Developer wants to create 2-4 million sf of warehouse space

at a 275-acre property north of 195 which is on the route for
munitions delivery

• Increase traffic 7,700+ trips per day to the site
▪ Question about if munitions transport is coordinated with the

police – NWS Earle thinks no, Merissa will follow up on
procedure

• Regulatory
o Updating municipal zoning – remove less compatible uses from

being permitted as of right
▪ Area close to the base is the worst area visually in Wall Twp,

conducting a redevelopment study
• Add affordable housing there – targeting 600 total

housing units, but configuration is not determined yet
• Overall, the area is low density, but certain sites are not

low density
• Developer discussing buying a section, County also

discussing buying it for open space
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▪ NWS Earle is not asking for no development, but asking to not
concentrate vulnerable populations near the base that may
not be able to evacuate

• Wall Twp is considering mixed use development near
the base with 80% market rate and 20% affordable
housing

• Bus lines in that area – buses are not available
everywhere in Wall Twp

o Update local subdivision regulations to enhance disclosure
o Update site plan review checklist

• Outreach, Coordination and Technical Assistance
o Developing an implementation tracking tool of land use compatibility

solutions and recommendations
o Est. a voluntary committee and/or working group to advance land

use compatibility and military encroachment challenges
o Strengthen open lines of communication with NWS Earle
o Strengthen partnership with NWS Earle

4. Open Discussion & Next Steps
• Monmouth County discussing future affordable housing calculations taking

into account military bases and boundaries for health and safety
• Wall Twp asks if there have been housing and economic impacts of

adopting development limits
o There will be some examples in the study of the overlay strategy

• Will be circulating draft plan to the towns
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APPENDIX G - REFERENCES AND DATA SOURCES 

REFERENCE DOCUMENTS 
1.0 Introduction 

Title  URL 
2017 Naval Weapons Station (NWS) Earle Joint 
Land Use Study, Monmouth County, New Jersey 
(2017) 

https://www.co.monmouth.nj.us/page.aspx?ID=4782 

Center for Disease Control (CDC) Social 
Vulnerability Index https://www.atsdr.cdc.gov/placeandhealth/svi/index.html 

2020 Monmouth County Profile Report (2020) https://www.co.monmouth.nj.us/documents/24/2020_Profile_Report_Final.pdf 
Plan 2050: Transportation. People. 
Opportunity., NJTPA Regional Transportation 
Plan (2021) 

https://www.njtpa.org/Planning/Plans-Guidance/Plan-2050.aspx 

Monmouth County Division of Economic 
Development https://www.visitmonmouth.com/page.aspx?ID=1540 

NJ Senate Bill 2607 (2021) https://legiscan.com/NJ/text/S2607/id/2323367 
New Jersey Protection Against Climate 
Threats (NJPACT) https://www.nj.gov/dep/njpact/ 

Sea Level Rise Guidance for New Jersey https://www.nj.gov/dep/bcrp/resilientnj/docs/dep-guidance-on-sea-level-rise-2021.pdf 
Executive Order No. 89 https://nj.gov/infobank/eo/056murphy/pdf/EO-89.pdf 
State of New Jersey Climate Change Resilience 
Strategy (2021) https://www.nj.gov/dep/climatechange/docs/nj-climate-resilience-strategy-2021.pdf 

2020 New Jersey Scientific Report on Climate 
Change (2020) https://www.nj.gov/dep/climatechange/data.html 

Resilient NJ: Local Planning for Climate 
Change Toolkit https://experience.arcgis.com/experience/9daab51c2f5542969d50437522e012c4 

Monmouth County  
Development Activity Report: 1st Quarter 2020 
(2020) 

https://www.co.monmouth.nj.us/documents/24/2020_1st_Quarter_Report3.pdf 

Monmouth County  
Development Activity Report: 2nd Quarter 2020 
(2020) 

https://www.co.monmouth.nj.us/documents/24/2020_2nd_Quarter_Report3.pdf 

Monmouth County  
Development Activity Report: 3rd Quarter 2020 
(2020) 

https://www.co.monmouth.nj.us/documents/24/2020_3rd_Quarter_Report3.pdf 

Monmouth County  
Development Activity Report: 4th Quarter 2020 
(2020) 

https://www.co.monmouth.nj.us/documents/24/2020_4th_Quarter_Report3.pdf 

2021 Monmouth County At-A-Glance (2021) https://www.co.monmouth.nj.us/documents/24/2021_AAG_Final.pdf 
Operational Naval Instruction (OPNAVINST) 
11010.40A (2020) https://standards.globalspec.com/std/14272161/OPNAV%2011010.40A 

2.0 Planning Process 
Title URL 

Fort Monmouth Reuse and Redevelopment Plan 
(2008) and Amendments https://www.fortmonmouthnj.com/wp-content/uploads/2014/12/reuse1.pdf 

New Jersey Department of Transportation’s 
Strategic Highway Network (STRAHNET) https://www.nj.gov/transportation/refdata/roadway/pdf/strahnet.pdf 

2020 Monmouth County At-A-Glance (2020) https://www.co.monmouth.nj.us/documents/24/2020_AAG_Final_(Revised)_(2)_July_21_2020.pdf 
2021 Monmouth County At-A-Glance (2021) https://www.co.monmouth.nj.us/documents/24/2021_AAG_Final.pdf 
2020 Monmouth County Profile Report (2020) https://www.co.monmouth.nj.us/documents/24/2020_Profile_Report_Final.pdf 
2021 Monmouth County Profile Report (2021) https://www.co.monmouth.nj.us/documents/24/2021_Profile_Report_Final_0921.pdf 
Monmouth County Development Activity Report: 
1st Quarter 2020 (2020) https://www.co.monmouth.nj.us/documents/24/2020_1st_Quarter_Report3.pdf 

Monmouth County Development Activity Report: 
2nd Quarter 2020 (2020) https://www.co.monmouth.nj.us/documents/24/2020_2nd_Quarter_Report3.pdf 
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2.0 Planning Process 
Title URL 

Monmouth County  
Development Activity Report: 3rd Quarter 2020 
(2020) 

https://www.co.monmouth.nj.us/documents/24/2020_3rd_Quarter_Report3.pdf 

Monmouth County  
Development Activity Report: 4th Quarter 2020 
(2020) 

https://www.co.monmouth.nj.us/documents/24/2020_4th_Quarter_Report3.pdf 

Monmouth County, NJ Multi-Jurisdictional 
Natural Hazard Mitigation Plan (2020) 

https://www.mcsonj.org/wp-content/uploads/2015/06/Hazmat%20Mitigation%20Plan%20-
%201%20-%20REDACTED.pdf 

Monmouth County Open Space Plan (2019) https://www.monmouthcountyparks.com/documents/132/open_space_draft_web_2019.pdf 
Raritan/Sandy Hook Bay Coastal Resilience 
Planning Study (2019) https://www.co.monmouth.nj.us/documents/24/JLUS_Bayshore_Coastal_Resilience_Plan.pdf 

Monmouth County 2018 Master Plan 
Reexamination (2018) https://www.visitmonmouth.com/Page.aspx?Id=5134 

2017 Naval Weapons Station (NWS) Earle Joint 
Land Use Study, Monmouth County, New Jersey 
(2017) 

https://www.co.monmouth.nj.us/page.aspx?ID=4782 

Monmouth County Aging Population Study 
(2017) https://www.co.monmouth.nj.us/documents/24/Aging%20Population%20Study.pdf 

Monmouth County Master Plan (2016) https://www.visitmonmouth.com/Page.aspx?Id=4197 
Monmouth County, NJ Comprehensive 
Economic Development Strategy (2014) 

https://www.fortmonmouthnj.com/wp-content/uploads/2014/12/FULL-CEDS-REPORT-WITH-
COVER-2014.pdf 

Monmouth County Future Wastewater Service 
Area Map (2013) 

https://www.visitmonmouth.com/Documents/24/WMP_MonCo_PostAdopt041113_Amendments.p
df 

Monmouth County Road Plan (2012) https://www.co.monmouth.nj.us/documents/24/MC%20Road%20Plan%20Text%20Oct%2015%202
012.pdf 

Monmouth County Farmland Preservation Plan: 
The Comprehensive Plan (2008) https://www.co.monmouth.nj.us/documents/24/2008%20Farmland%20Preservation%20Plan.pdf 

Colts Neck Township Ordinances related to land 
use and zoning (2019, 2020, 2021) https://coltsneck.org/ordinances-resolutions/ 

Colts Neck Township Stormwater Pollution 
Prevention Plan (2021) https://coltsneck.org/wp-content/uploads/2021/08/Stormwater-Pollution-Pervent-Plan-2021.pdf 

Colts Neck Township Master Plan 
Reexamination and Addendum No. 1 (2020) https://coltsneck.org/wp-content/uploads/2021/08/Draft-Master-Plan-Reexamination-Report-1.pdf 

Colts Neck Township Stormwater Management 
Plan & Stormwater Pollution Prevention Plan 
(2007) 

https://coltsneck.org/wp-content/uploads/2021/08/Stormwater-Pollution-Prevention-Plan.pdf 

Colts Neck Township Development Regulations 
(1997) https://ecode360.com/8737401 

Howell Township Ordinances related to land 
use and zoning (2019, 2020, 2021) https://ecode360.com/HO2064 

Howell Township 2019 Zone Change Map 
(2019) http://www.twp.howell.nj.us/DocumentCenter/View/2420/Zoning-Map-2016-11-01?bidId= 

Howell Township Master Plan Reexamination 
Report (2019) https://www.twp.howell.nj.us/ArchiveCenter/ViewFile/Item/486 

Howell Township Land Use Plan Element 
Amendment (2019) https://www.twp.howell.nj.us/ArchiveCenter/ViewFile/Item/485 

Howell Township Housing Plan Element and 
Fair Share Plan (2019) https://www.twp.howell.nj.us/ArchiveCenter/ViewFile/Item/370 

Howell Township Parks, Recreation, and Open 
Space Master Plan Element (2017) https://www.twp.howell.nj.us/ArchiveCenter/ViewFile/Item/401 

Howell Township Potential Affordable Housing 
Sites – Version 3 (2017) 

http://www.howelltv.org/Planning/COAH/Coah%20Map%20Version%203/COAH%20Site%20Map_W
ebsite%20Version%203_2017-09-25.pdf 

Howell Township Stormwater Pollution 
Prevention Plan (2016) 

https://nj-howelltownship2.civicplus.com/DocumentCenter/View/3661/SPPP-Combined-
2016?bidId= 

Howell Township Environmental Data Map 
(2016) 

http://www.twp.howell.nj.us/DocumentCenter/View/2413/Environmental-Data-Map-2016-11-
01?bidId= 

Howell Township Utility Element Amendment 
(2015) https://www.twp.howell.nj.us/ArchiveCenter/ViewFile/Item/397 
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2.0 Planning Process 
Title URL 

Howell Township Master Plan Amendment, 
Land Use Plan Element, Harwood Property 
(2013) 

https://www.twp.howell.nj.us/ArchiveCenter/ViewFile/Item/393 

Howell Township Master Plan for the Bear 
Swamp Natural Area (2012) https://www.twp.howell.nj.us/ArchiveCenter/ViewFile/Item/392 

Howell Township Bear Swamp Natural Area-
Natural Resource Inventory (2012) https://www.twp.howell.nj.us/ArchiveCenter/ViewFile/Item/391 

Howell Township Comprehensive Farmland 
Preservation Plan (2011) 

https://www.nj.gov/agriculture/sadc/documents/home/genpub/Howell_Farmland_Preservation%2
0Plan%202011%20Final.pdf 

Howell Township Land Use Plan Element - Solar 
Farms (2010) https://www.twp.howell.nj.us/ArchiveCenter/ViewFile/Item/388 

Howell Township DVRPC Environmental 
Resource Inventory (2009) https://www.twp.howell.nj.us/ArchiveCenter/ViewFile/Item/386 

Howell Township Conservation Plan Element 
Environmental Resource Inventory (2008) https://www.dvrpc.org/reports/08072.pdf 

Howell Township Municipal Stormwater 
Management Plan (2007) 

http://www.twp.howell.nj.us/DocumentCenter/View/3054/Howell-Township-Municipal-
Stormwater-Management-Plan?bidId= 

Howell Township Conservation Plan Element 
(2006) https://www.twp.howell.nj.us/ArchiveCenter/ViewFile/Item/379 

Middletown Township Ordinances related to 
land use and zoning (2020, 2021) https://www.middletownnj.org/302/Township-Ordinances 

Middletown Township Municipal Stormwater 
Management Plan Master Plan Element (2005, 
updated 2021) 

https://www.middletownnj.org/DocumentCenter/View/2859/Stormwater-Management-Plan 

Middletown Township Half Mile Road 
Redevelopment Plan (2018) 

https://www.middletownnj.org/DocumentCenter/View/3891/Middletown-Half-Mile-Road-
Redevelopment-Plan-Final-Report-11-16-18?bidId= 

Middletown Township Circus Liquors 
Redevelopment Plan (2018) 

https://www.middletownnj.org/DocumentCenter/View/3116/Middletown-Redevelopment-Plan-07-
16-18-Slideshow 

Middletown Township Microgrid Feasibility 
Study (2018) 

https://www.middletownnj.org/DocumentCenter/View/3996/Middletown-Microgrid-Feasibility-
Study-Final- 

Middletown Township Port Belford 
Redevelopment Plan (2017) 

https://www.middletownnj.org/DocumentCenter/View/4237/Port-Belford-Redevelopment-Plan-
PDF?bidId= 

Middletown Township Redevelopment Study & 
Preliminary Investigation Report, Port of Belford 
(2016) 

https://middletownnj.org/DocumentCenter/View/803/Belford-Preliminary-Investigation-Report-
and-Redevelopment-Study_1716 

The Township of Middletown’s Brief in Support 
of Its Motion for Temporary Immunity (2015) 

https://www.middletownnj.org/DocumentCenter/View/466/Brief-in-Support-of-the-Middletown-
Motion-for-Temporary-Immunity 

Middletown Township Report of Special Master 
Bolan (2015) 

https://www.middletownnj.org/DocumentCenter/View/710/December-31-2015-Report-of-Special-
Master-Bolan 

Middletown Township Getting to Resilience 
(2015) 

http://sj-site-persistent-
prod.s3.amazonaws.com/fileadmin/cicbase/documents/2016/5/13/14631645464544.pdf 

North Middletown Redevelopment Plan (2014) https://www.middletownnj.org/DocumentCenter/View/7716/north-middletown_redevelopment-
plan_final-012215?bidId= 

Middletown Township Master Plan 
Reexamination Report (2014) 

https://www.middletownnj.org/DocumentCenter/View/99/2014-Middletown-Mater-Plan-
Reexamination-Report-PDF 

Middletown Township Zoning Map (2010) 
https://www.middletownnj.org/DocumentCenter/View/8024/ZONING-MAP-4-12-2010-
signed?bidId= 

North Middletown Neighborhood Preservation 
Program (2009) 

https://www.middletownnj.org/DocumentCenter/View/102/North-Middletown-Neighborhood-
Preservation-Program-Workplan-2009-PDF 

Middletown Township Port of Belford Economy 
Feasibility Study and Conceptual Development 
Plan (2009) 

https://www.middletownnj.org/DocumentCenter/View/103/Port-of-Belford-Pages-1-11-PDF 

Middletown Village Historic District (2008) https://www.middletownnj.org/DocumentCenter/View/5522/Middletown-Village-Historic-District-
Study 

Middletown Township Municipal Stormwater 
Management Plan (2005) 

https://www.middletownnj.org/DocumentCenter/View/101/Municipal-Stormwater-Management-
Plan-2005-PDF 

Middletown Township Master Plan (2004) https://www.middletownnj.org/DocumentCenter/View/75/Master-Plan-includes-2009-amendment-
PDF 
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2.0 Planning Process 
Title URL 

Tinton Falls Zoning Map – 2021 (2021) https://www.tintonfalls.com/government/documents/department-documents/zoning/551-zoning-
map/file 

Tinton Falls Ordinances related to land use and 
zoning (2019, 2020, 2021) https://ecode360.com/35780567 

Tinton Falls Master Plan Reexamination Report 
(2019) 

https://www.tintonfalls.com/government/forms/planning-board/the-master-plan/651-2019-
master-plan-reexamination-report/file 

Tinton Falls Housing Plan Element and Fair 
Share Plan (2019) 

https://www.tintonfalls.com/government/forms/planning-board/418-affordable-housing-element-
and-fair-share-plan/file 

Tinton Falls Stormwater Pollution Prevention 
Plan (2018) 

https://tintonfalls.com/government/forms/engineering/storm-management/49-stormwater-
management-updated/file 

Tinton Falls Overall Road Map (2016) https://www.tintonfalls.com/government/forms/engineering/maps/695-tinton-falls-overall-road-
map-march-2022/file 

Tinton Falls Land Use Ordinance (2009) 
Tinton Falls Master Plan (2007) https://www.tintonfalls.com/government/forms/planning-board/the-master-plan 
Tinton Falls Stormwater Management Plan 
(2005) 

https://tintonfalls.com/government/forms/engineering/storm-management/48-stormwater-
management-plan/file 

Wall Township Ordinances related to land use 
and zoning (2020, 2021) https://www.wallnj.com/246/Ordinances 

Wall Township Third Round Housing Element 
and Fair Share Plan (March 2021) https://www.wallnj.com/DocumentCenter/View/8061/Final-HEFSP-1 

Wall Township Affordable Housing Notice of 
Final Compliance Hearing Date Change (2021) https://www.wallnj.com/635/Affordable-Housing-Information 

Wall Township Resolution No. 20-0707 (2020) http://wallnj.com/DocumentCenter/View/6920/20-0707-Kyle-McManus-for-Planning-Services-33--
34-Corridor

Wall Township West Belmar Gateway 
Redevelopment Amendment (2020) - located 
outside the Primary Study Area 

https://www.wallnj.com/DocumentCenter/View/5588/Ordinance-1-2020-Amending-the-Gateway-
Redevelopment-Plan-PDF 

Wall Township Amended Fair Share Agreement 
(2019) https://wallnj.com/DocumentCenter/View/5741/Ammended-Fair-Share-Agreement-121719 

Wall Township Stormwater Pollution Prevention 
Plan (2019) https://www.co.monmouth.nj.us/documents/28/HWY_FINAL_July_2019_SPPP_V2.pdf 

Wall Township Old Mill Road Redevelopment 
Area (2019) - located outside the Primary Study 
Area 

https://www.wallnj.com/DocumentCenter/View/5625/2019-Old-Mill-Redevelopment-Study- 

Wall Township Peddlers Village Redevelopment 
Study (2019) - located outside the Primary 
Study Area 

https://www.wallnj.com/DocumentCenter/View/5624/2018-Peddlers-Redevelopment-Study- 

Wall Township Master Plan Reexamination 
Report (2015) http://wallnj.com/DocumentCenter/View/2633/2015-ReExamination-Report?bidId= 

Wall Township Fair Housing Plan (2009) https://www.wallnj.com/DocumentCenter/View/666/Fair-Housing-Plan--Amended-12-2009-
PDF?bidId= 

Wall Township Stormwater Management Plan 
(2009) 

https://www.wallnj.com/DocumentCenter/View/301/Ordinance-No-9-2009----Amending-
Stormwater-Management-Ordinance-PDF?bidId= 

Wall Township Open Space and Recreation Plan 
(2008) 

https://www.wallnj.com/DocumentCenter/View/665/2008-Open-Space-and-Recreation-Plan-
PDF?bidId= 

Wall Township Route 34 Land Use and Traffic 
Study (2005) 

http://wallnj.com/DocumentCenter/View/634/2005-Route-34-Belmar-Boulevard-to-Garden-State-
Parkway-Land-Use-and-Traffic-Study-PDF?bidId= 

Wall Township Land Use and Development 
Regulations (1998) http://wallnj.com/DocumentCenter/View/635/1998-Amendment-to-the-Land-Use-Plan-PDF?bidId= 

Maryland Military & Civilian Compatible Use 
Project (2019) https://commerce.maryland.gov/compatibleuse 

Statewide Joint Land Use Response 
Implementation Strategy (2019) 

https://commerce.maryland.gov/Documents/ResearchDocument/JLUS-maryland-statewide-joint-
land-use-study-implementation-strategy-2019.pdf 
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3.0 Land Use Compatibility Analysis 
Title URL 

See Data Sources 

4.0 Toolbox of Land Use Solutions 
Title URL 

The New Jersey Municipal Land Use Law 
(MLUL) Land Use Plan Element Requirements 
(§ 40:55D-28) 

https://law.justia.com/codes/new-jersey/2013/title-40/section-40-55d-28 

2017 Naval Weapons Station (NWS) Earle Joint 
Land Use Study, Monmouth County, New Jersey 
(2017) 

https://www.co.monmouth.nj.us/page.aspx?ID=4782 

City of Oxnard, California 2030 General Plan: 
Goals and Policies (2011) 

https://www.oxnard.org/wp-content/uploads/2017/06/Oxnard-2030-General-Plan-Amend-
06.2017-SM.pdf 

Monmouth County, NJ Multi-Jurisdictional 
Natural Hazard Mitigation Plan (2020) 

https://www.mcsonj.org/wp-content/uploads/2015/06/Hazmat%20Mitigation%20Plan%20-
%201%20-%20REDACTED.pdf 

New Jersey State Hazard Mitigation Plan (2019) https://nj.gov/njoem/mitigation/pdf/2019/mit2019_section5-12_Wildfire.pdf 

Warren Grove Range https://www.repi.mil/Portals/44/Documents/Buffer_Fact_Sheets/Air%20Force/WarrenGroveRange.
pdf 

Department of Defense Climate Adaptation Plan 
(2021) https://www.sustainability.gov/pdfs/dod-2021-cap.pdf 

10 U.S.C. § 2684a https://www.govinfo.gov/content/pkg/USCODE-2011-title10/pdf/USCODE-2011-title10-subtitleA-
partIV-chap159-sec2684a.pdf 

REPI Readiness and Environmental Protection 
Integration Program: State Profile New Jersey https://www.repi.mil/Portals/44/Documents/State_Fact_Sheets/NewJersey_StateFacts.pdf 

City of Colorado Springs Ordinance http://www.dora.state.co.us/taskforce/FieldTrip/WUI%20Mitigation%20Ordinance.pdf 
Two Rivers, One Future Regional Resilience 
Adaptation Action Plan (2019) https://www.nj.gov/dep/bcrp/docs/njframes-rraap-final.pdf 

Raritan/Sandy Hook Bay Coastal Resilience 
Planning Study (2019) https://www.co.monmouth.nj.us/documents/24/JLUS_Bayshore_Coastal_Resilience_Plan.pdf 

Resilient NJ: Local Planning for Climate Change 
Toolkit https://experience.arcgis.com/experience/9daab51c2f5542969d50437522e012c4 

Local Resilience Actions Matrix https://experience.arcgis.com/experience/9daab51c2f5542969d50437522e012c4/page/page_5
1/?views=view_123%2Cview_122 

US Department of Defense Readiness and 
Environmental Protection Integration https://www.repi.mil/ 

NJDEP Green Acres https://www.state.nj.us/dep/greenacres/ 
NJ Farmland Preservation Program https://www.nj.gov/agriculture/sadc/farmpreserve/ 
Monmouth Conservation Foundation https://www.monmouthconservation.org/ 
Monmouth County Farmland Preservation 
Program https://www.co.monmouth.nj.us/page.aspx?Id=2982 

Military Ocean Terminal Sunny Point (MOTSU) 
Joint Land Use Study (2019) https://capefearcog.org/sunnypoint/ 

NWS Seal Beach Joint Land Use Study (2019) https://oldcc.gov/sites/default/files/mis-
studies/Naval%20Weapon%20Station%20Seal%20Beach.pdf 

Joint Base San Antonio-Lackland Air 
Installations Compatible Use Zones Study 
(2019) 

https://www.jbsa.mil/Portals/102/Documents/Environmental%20PA/JBSA_Lackland_AICUZ_100
_FINAL_Oct%202019.pdf 

US Department of Defense Community Noise 
Mitigation https://oldcc.gov/our-programs/community-noise-mitigation#block0 

Appropriations Committee Releases Fiscal Year 
2022 Defense Funding Bill (2021) 

https://appropriations.house.gov/news/press-releases/appropriations-committee-releases-
fiscal-year-2022-defense-funding-bill 

Regional Joint Land Use Study: Technical 
Appendix I. Model Military Overlay Zone 
Ordinance (2017) 

https://nctcog.org/nctcg/media/Transportation/DocsMaps/Plan/Military/Joining-Forces_Tech-
Appendices.pdf 

Washington State Guidebook on Military and 
Community Compatibility (2019) https://www.psrc.org/sites/default/files/civ-mil-guidebook-final-july2019.pdf 

NJ 40 §55D-28 (12.4) https://codes.findlaw.com/nj/title-40-municipalities-and-counties/nj-st-sect-40-55d-28.html 
Military Ocean Terminal Sunny Point (MOTSU) 
Joint Land Use Study (2019) https://capefearcog.org/sunnypoint/ 
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4.0 Toolbox of Land Use Solutions 
Title URL 

North Carolina General Statute §153A‑323 and 
§160A‑364 https://www.ncleg.gov/Laws/GeneralStatuteSections/Chapter153A 

Minot Air Force Base Joint Land Use Study 
(2015) https://oldcc.gov/sites/default/files/mis-studies/Minot%20Air%20Force%20Base.pdf 

NJ 52 §16A-120 https://lis.njleg.state.nj.us/nxt/gateway.dll?f=templates&fn=default.htm&vid=Publish:10.1048/En
u 

NJ Military Installation Growth and 
Development Task Force Report (2015) https://www.state.nj.us/state/assets/reports/2015-06-military-task-force-report.pdf 

US Department of Defense REPI New Jersey 
Fact Sheet https://www.repi.mil/Portals/44/Documents/State_Fact_Sheets/NewJersey_StateFacts.pdf 

US Department of Defense REPI Naval 
Weapons Station Earle https://www.repi.mil/Portals/44/Documents/Buffer_Fact_Sheets/Navy/NWSEarle.pdf 

Intergovernmental Support Agreements (IGSAs) https://uscode.house.gov/view.xhtml?req=granuleid:USC-prelim-title10-
section2679&num=0&edition=prelim 

Monmouth County, NWS Earle Strike Unique 
Agreement (2018) https://tworivertimes.com/monmouth-county-nws-earle-strike-unique-agreement/ 

Mutual Aid Agreements https://community.apan.org/cfs-file/__key/docpreview-s/00-00-00-08-79/Quick-Reference-
Guide-to-Partnership-Authorities.pdf 

Monmouth County Sheriff’s Office 
Communications Division Fire 
Communications Plan (2016) 

https://www.mcsonj.org/wp-content/uploads/2016/11/firecommplan2014.pdf 

Memorandums of Understanding (MOUs) https://community.apan.org/cfs-file/__key/docpreview-s/00-00-00-08-79/Quick-Reference-
Guide-to-Partnership-Authorities.pdf 

NWS Earle Signs Wastewater MOU with Colts 
Neck (2021) https://www.dvidshub.net/image/6779233/nws-earle-signs-wastewater-mou-with-colts-neck 

Memorandums of Agreement (MOAs) https://community.apan.org/cfs-file/__key/docpreview-s/00-00-00-08-79/Quick-Reference-
Guide-to-Partnership-Authorities.pdf 

NWS Earle MOA with the New Jersey State 
Historic Preservation Office http://lcweb2.loc.gov/master/pnp/habshaer/nj/nj1700/nj1792/data/nj1792data.pdf 

Enhanced Use Leases (EULs) https://uscode.house.gov/view.xhtml?req=granuleid:USC-prelim-title10-
section2667&num=0&edition=prelim 

DATA SOURCES 
Diagram Theme Name Authoritative Source (s) 

Study Area 

Primary Study Area (2017 
JLUS’s NWS Earle MIA) JLUS 2017 

NWS Earle 3,000 ft 
Boundary Michael Baker, Monmouth County (2022) 

NWS Earle Monmouth County (2017) 
Earle Municipalities New Jersey Office of GIS (NJOGIS) (2020) 
Monmouth County NJOGIS (2021) 
Municipalities NJOGIS (2021) 
Roads New Jersey Department of Transportation (NJDOT) (2020) 
Water New Jersey Department of Environmental Protection (DEP) (2010) 

Zoning 
Land Use Compatibility 

JLUS 2017, Colts Neck Township Zoning Ordinance 2020-20 and 2020-21 (2020), 
Howell Township Land Use Plan Element and Re-examination Report (2019); 
Howell Zoning Ordinance O-17-21 (2017), O-20-20 (2020), and O-20-21 (2020); 
Tinton Falls Ordinance 2019-1452; Housing Plan Element and Fair Share Plan 
Prepared for: Wall Township, Monmouth County, NJ (2021) 

Composite Zoning  Monmouth County (2020) 

Land Use MOD IV Composite Parcel 
Data NJOIT (2020) 

Housing & Redevelopment Affordable Housing 

Monmouth County (2018) 

Housing Plan Element and Fair Share Plan for Colts Neck Township (2020) 

Housing Plan Element and Fair Share Plan. Prepared for: Howell Township, 
Monmouth County, NJ (2019) 
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Diagram Theme Name Authoritative Source (s) 
Housing Plan Element and Fair Share Plan Prepared for: the Borough of Tinton Falls, 
Monmouth County, NJ (2019) 
Housing Plan Element and Fair Share Plan Prepared for: Wall Township, Monmouth 
County, NJ (2021) 

Areas in Need of 
Redevelopment 

New Jersey Department of Community Affairs (DCA), Local Planning Services 
(2020) 

Areas in Need of 
Rehabilitation DCA Local Planning Services (2020) 

Recent Housing 
Development Monmouth County Division of Planning Quarterly Development Reports (2021) 

Environmental 
Constraints 

Sea-level Rise 

Department of Commerce (DOC), National Oceanic and Atmospheric 
Administration (NOAA), National Ocean Service (NOS), Office for Coastal 
Management (OCM) 2017 NOAA Office for Coastal Management Sea Level Rise 
Data: 1-10 ft Sea Level Rise Inundation Extent Charleston, SC NOAA’s Ocean 
Service, Office for Coastal Management (OCM); NOAA National hurricane center 
(NHC) 

Flood Zones Flood Hazard Areas are a composite of FEMA Effective FIRMs (06/20/2018) and 
Preliminary FIRMs (01/30/2015) 

Wildfire Fuel Hazard Areas NJDEP (2009) 

Environmental 
Opportunities 

Open Space Acquisition Monmouth County Open Space Plan (2019) 

Target Farms  County Incentive Grant (PIG) target farms (2021) and Municipal Planning Incentive 
Grant (PIG) target farms (2021) 

Mobility & 
Connectivity 

Strategic Highway 
Network  NJDOT (No Date) 

Major Roads  NJDOT (2020) 
Airport NJOGIS (2018) 
Rail NJOGIS (2018) 
State & Federal Navigable 
Channels US Department of Transportation (USDOT) (2021) 

Ferry Google Maps (2021) 
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