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LAND USE PLAN ELEMENT

The Land Use Plan Element is comprised of residential; business/office;
industrial/research/office; recreational; and conservation uses and areas. The Land Use Element
is based upon other Master Plan elements and natural conditions including topography, soils,
water and sanitary sewerage services, surface and subsurface drainage, floodplain areas,
freshwater wetlands, preserved agricultural lands, steep slopes, woodlands and other physical
features of the Township. The Plan has been developed in accordance with the existing and
proposed location, extent and intensity of development within Freehold Township and the
suitability of land areas for future residential, commercial, industrial, agricultural, recreational,
educational, and other public and private purposes or combination of purposes. The Plan also
provides for recommended standards of population density and development intensity for
Freehold Township.

RESIDENTIAL

Residential land uses within Freehold Township are comprised of a variety of existing and
recommended residential uses. Residential uses range from very low density rural residential
development within the southern portion of the Township in areas restricted to on-site waste
disposal septic systems to high density garden apartments and townhouses in areas within the
Township which have historically developed more intensely in close proximity to the Borough of
Freehold and which are serviced by existing or proposed public utilities. These areas are
described below.

(R-E) Rural Environmental Residential – (10 Acres)

The R-E Rural Environmental Residential-10 Acres areas delineated on the Township Master
Plan are located in the southern portion of the Township south of Elton Adelphia Road (CR 524)
extending to the Jackson Township border and in the west central area comprised of the
Monmouth Battleground State Park. The southern R-E area is physiographically different from
the central and northern of the Township in terms of vegetation, soils, topography and geology. It
constitutes the northern fringe of the New Jersey Pine Barrens. The R-E area is not serviced by
public sewers, is an area which generally has a shallow depth to water table and highly porous
soils, contains extensive freshwater wetlands and is an area which has been identified as an
aquifer recharge area in the Natural Resource Inventory. The R-E area has historically
developed with scattered large lot residential development along historic roadways. The R-E
area is dominated by the New Jersey State Turkey Swamp Wildlife Management Area,
Monmouth County Turkey Swamp Park, West Turkey Swam Park (New Jersey, et al.), and the
Manasquan River Greenway (Monmouth County). The R-E area is dominated by the broad
flood plain and flood prone areas along the network of streams and tributaries which form the
headwaters of the Metedeconk, Manasquan, Toms and Millstone River systems.

The portion of Monmouth Battleground State Park located in the west central portion of Freehold
Township is designated as R-E and constitutes an area north of N.J. Business Route 33 and west
of U.S. Route 9.
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The Master Plan provides for a minimum lot size of 10 acres in the R-E areas. R-E areas are
serviced by on-site septic disposal systems. The Master Plan, however, recognizes that there are
areas in the southern portion of the Township which have higher elevations and which are
suitable for development on less than the 10 acres. These areas occur primarily along existing
improved roadways that have been designated as R-R (200,000 S.F.), R-80 and R-40 Single
Family. The R-R, R-80 and R-40 areas are consistent with the historic pattern of development in
the southern portion of the Township. These areas generally lie along existing historic roadways
including Jackson Mills Road, Eli Harmony Road and Siloam Road, and in areas which have
developed as historic rural settlement areas including Georgia, Siloam and Smithburg. The R-E
Rural Environmental Residential - 10 Acres areas of the Master Plan contain several abandoned
cranberry bogs, small lakes and extensive headwater tributaries to the Manasquan, Metedeconk,
Millstone and Toms River systems. The area is comprised of pine-oak and oak-pine areas with
areas of lowland pitch pine and hardwoods, Atlantic white cedar and swampy marshes. Portions
of the R-E area that are dependent upon shallow well water may be restricted from development
as the result of potential groundwater contamination from the now abandoned Lone Pine Landfill
area which is located south of Elton Adelphia Road, west of Burke Road and northeast of Siloam
Road within the headwaters of tributaries of the Manasquan River.

(R-R) Rural Residential - (200,000 S.F.)

There are four small Rural Residential (R-R) areas which provide for minimum lot sizes of
200,000 square feet. The R-R areas are located in the southern portion of the Township including
higher elevation lands within the R-E area south of Elton Adelphia Road. R-R areas include a 14
lot subdivision off Hendrickson Road which was platted using 200,000 square foot lots platted
prior to the creation of the R-E Zone. A second R-R area is located at the intersection of
Pittenger Pond Road and Schreibers Lane which is sparsely developed. Two R-R areas located
in the eastern portion of the Township near the along Geisler Lane and Bergerville Road account
for less than 20 acres.

(R-120) Single Family Residential – (120,000 S.F.)

Lands within the Lake Topanemus Watershed located in the northern portion of the Township
along the main tributary of McGellaird’s Brook are designated as R-120, Single Family. The R-
120 area is part of the Lake Topanemus Watershed area which has been identified for low
intensity development in conjunction with recommendations of the Lake Topanemus
Commission and the Monmouth County Planning Board and designated in the Master Plan as the
“Lake Topanemus Watershed Conservation Area.” R-120 areas provide for a minimum lot size
of 120,000 square feet with an average density of approximately one dwelling unit per 3 acres.

(R-80) Single Family Residential – (80,000 S.F.)

Lands in the southern portion of the Township are dependent on on-site water and on-site septic
disposal. Most of this area of the Township is comprised of soils that have moderate to severe
limitations for septic systems have been designated as R-80 Single Family. In addition,
developed and undeveloped areas within the Manasquan and Metedeconk River watersheds
which are flood prone and/or have a shallow depth to water table have been designated as R-80.
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The R-80 areas would provide for a minimum lot size of 80,000 square feet or a density of
approximately one (1) dwelling unit per two (2) acres.

(R-60) - Single Family Residential - (60,000 S.F.)

R-60 residential areas require a minimum lot size of 60,000 square feet and are located in five
areas of the Township. One is a large contiguous area in the northern portion of Freehold
Township characterized by one or more sensitive environmental features including steep slopes,
heavily wooded areas, shallow depth to water table and/or designated as regional aquifer
recharge areas. The broad area designated for R-60 single family residential lot development
contains steep slopes and headwaters of the Manalapan Brook and Swimming River systems in
the northern portion of the Township along the Marlboro border and in the northeastern portion
of the Township along the Colts Neck border.

A second R-60 area is located in the west central portion of the Township north of CR 537. This
area is the headwaters area of the Manalapan Brook.

A third area consists of a 21 acre property owned by Monmouth County off Dutch Lane Road
northeast of the Borough of Freehold.

The fourth and fifth R-60 areas are located in the western portion of the Township at the
intersection of N.J. Route 33 and Wemrock Roads. One of the areas is a headwater for the
Wemrock Brook.

(LTW-40) Lake Topanemus Watershed District

The Lake Topanemus Watershed District (LTW-40) is located in the north central portion of
Freehold Township. It consists of approximately 375 acres at the headwaters of McGellaird’s
Brook and its tributaries which drain into Lake Topanemus. The Watershed Conservation Area is
designated in accordance with recommendations of the Lake Topanemus Commission comprised
of Freehold Borough and Freehold Township members.

The purpose of the LTW Lake Topanemus Watershed District is to establish land use and
development controls to maintain low density residential development and environmental
controls within the watershed area in order to prevent pollution of surface drainage and
subsurface water resources.

The Lake Topanemus Watershed is located in the Western Monmouth Utilities Authority Service
Area. There is no sanitary sewer service in most of the Watershed Area and there are no plans to
extend sanitary service in the northern Freehold Township area including the Lake Topanemus
Watershed Area. Soil conditions, coupled with topographic problems are critical factors which
have been identified as factors in modifying the Master Plan and zoning regulations for the Lake
Topanemus Watershed Area in order to preserve and protect the long-term water quality of Lake
Topanemus.
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Portions of the Lake Topanemus Watershed adjacent to the LTW-40 are designated as R-120.
The purpose for the R- 120 low density residential development is to reduce the amount of runoff
from future development, encourage the long-term reforestation of the watershed areas,
particularly those areas within 150 feet of McGellaird’s Brook and its tributary areas, and the
continued use of on-site septic systems and well water to provide for recharge of the subsurface
groundwater. This is expected to have a direct long-term positive impact on McGellaird’s Brook
and its tributaries and the long-term maintenance of the quantity and quality of water draining
into Lake Topanemus. Special regulations for protection of existing vegetation, minimizing of
site grading and reforestation requirements should be included in special development
regulations for the Lake Topanemus Watershed.

(R-40) - Single Family Residential – (40,000 S.F.)

Some of the largest residential areas designated on the Master Plan are the R-40 Single Family
Residential areas. These areas are varied depending upon their location within the Township.
In the southern portion of the Township, R-40 areas are designated generally in linear
corridors along existing roadways which have developed historically and which exhibit higher
elevations. They are bounded by the Rural Residential areas and are characteristically
comprised of pinelands type physiography. These R-40 areas are not anticipated to develop
significantly in the future due to limited development potential of individual sites, all of which
would be dependent upon on-site septic and well water.

R-40 areas which are designated on the Master Plan in the central and northern portions of the
Township are areas which have developed as 40,000 square foot lot areas and/or serve as
transition areas between suburban developments and lower density R-60 residential areas. In the
northern portion of the Township, generally north of the Borough of Freehold, R-40
developments have occurred in areas which have topographic and/or vegetative assets. Many of
these areas were developed at a low density in order to retain and protect areas with a shallow
depth to water table, steep slopes, floodplain areas and aesthetic conditions. Cluster
developments have occurred in many areas of the northern portions of the Township and have
been encouraged by the Planning Board in order to retain these natural features.

An R-40 area is designated along Monmouth Road (Route 537) between the Holland Ridge
subdivision and Siloam Round (County Road 527) which encompasses approximately 121
acres. This area was zoned R-80 due to the lack of sanitary sewer. An amendment to the
Monmouth County Water Quality Management Plan in 2012 included this area for future
sanitary sewer service. The area includes existing residential development along Monmouth
Road and the 118 acre Brock Farm of which approximately 73 acres have been designated for
residential development at 40,000 square feet. Due to the shape and large amount of freshwater
wetlands within the 118 acre tract, it is recommended that development of this tract be permitted
to develop with a cluster option with a minimum lot area of 30,000 square feet. The resulting
open space resulting from the cluster would provide for deed restricted open space or dedication
to the Township of Freehold.
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(R-40/P) - Residential/Professional Office

There are two areas designated as (R-40/P) Residential/ Professional office. The first is a
transition use area designating a portion of land along N.J. Route 33 between the entrance to the
Freehold Raceway Mall and Freehold Hebrew Benefit Society Cemetery for both residential and
professional office use is included in order to allow for the long-term conversion from residential
to office uses. Office development would be required to be developed in a manner compatible
with the large lot residential character of the area.

A second area of Residential / Professional Office is located along Halls Mills Road between
Elton-Adelphia Road and Three-Brooks Road. Properties fronting Halls Mills Road including the
Rutgers Soils and Crops Research Center property are included.
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(R-25) - Single Family (25,000 S.F.)

The R-25 residential areas comprise the largest areas of suburban type development within the
Township. Major R-25 areas include the central portion of the Township extending north of the
Manasquan River and Elton Adelphia Road to West Freehold and the U.S. Route 9 - N.J. Route
33 intersection area. This area comprises the largest contiguous residential development area
within the Township and was developed primarily in the mid-1960s through the mid-1970s.
Developments include Stonehurst, Sunnybrook, Woodcrest, Green Tree, Woodgate Farms,
Sleepy Hollow, and Howell Lane Estates. Stonehurst and Sunnybrook were initiated in 1965
while Howell Lane Estates south of Elton Adelphia Road was initiated in 1977. Undeveloped R-
25 areas exist along Elton Adelphia Road; however, most of these areas have had Planning
Board approval or have been reviewed for development by the Board.

A second R-25 area, developed in about 1965, is located east of U.S. Route 9 and includes the
area known as Juniper Farms. This area is accessible to Freehold Borough and to commercial
development along U.S. Route 9. The area is also well situated to the N.J. Route 33 Bypass. As
development occurred, the Township required neighborhood parks and protection of flood prone
areas.

Another large area designated on the Master Plan as R-25 was also developed in the mid and late
1960’s. This area is located in the northeastern section of the Township along Route 537 at the
intersection of Route 18. The Orchard Hill Development (Colts Brook) was initiated in 1965
while Sandy Brook Estates was begun in 1969.

An R-25 area located north of Schanck Road and south of the N.J. Route 33 By-Pass was
changed from P-1 and R-40 to R-25 in conjunction with settlement of several properties which
were rezoned to Village Commercial along Route 537 and R-25 between Schanck Road and the
N.J. Route 33 By-Pass. The settlement agreement land uses are reflected on the Master Plan
Map.

Other R-25 areas are relatively small and include Point Ivy and a portion of the Sunset Park
development along Pond Road, Duchess Court development in the East Freehold section along
Dutch Lane, and a small area along Stonehurst Boulevard at the entrance of Stonehurst at
Freehold garden apartments. All of these areas are developed.

(R-20) - Single Family (20,000 S.F.)

The R-20 areas within the Township are designated for 20,000 square foot lots containing single
family detached homes. The Master Plan provides for three (3) R-20 areas, including Longview
Development located in the east central portion of the Township between Colts Neck Road and
Burlington Road. This area also provides for future expansion westerly along Kozloski Road to
East Freehold Road.

The second R-20 area is the Briar Hill Estates area which is located north of Colts Neck Road
and south of Dutch Lane, northeast of the Borough. The Master Plan provides for expansion of
this area.
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The third R-20 area is located in the northwestern portion of the Township, east of U.S. Route 9
and Pond Road and consists of Whittier Oaks South, which is developed, and Colonial Acres
which was initiated in 1979 and completed in 1987.

(R-15) - Single Family (15,000 S.F.)

The R-15 development areas provide for 15,000 square foot lots and are contained in areas in
close proximity to the Borough of Freehold. These areas contain older subdivisions and some
newer development. The largest R-15 area is located west of Marlboro Road and the Borough
limits and east of McGellairds Brook and Lake Topanemus Park. Included in this area are the
Ryan Knoll Development, Lafayette Court and Glendale Estates. Two (2) other R-15 areas are
located along N.J. Route 33 west of the Borough of Freehold in close proximity to U.S. Route 9.
These areas were developed prior to 1960.

(R-12) - Single Family (12,000 S.F.)

An R-12 area permitting 12,000 square foot lots is included in the Master Plan. This 25-acre area
was designed to serve as a transition area between the R-20 area in the Township and the R-10
(10,000 square foot lots) area in the Borough.

(R-9) - Single Family (9,000 S.F.)

The R-9 residential development areas provide for single family detached homes on 9,000 square
foot lots. The R-9 areas within the Township are areas which were developed prior to 1960 and
include Wynnefield Development south of Willowbrook Road and west of U.S. Route 9; the
Freehold Park Development, which is located just south of the Borough and west of N.J. Route
33; a small area south of N.J. Route 33 along Halls Mill Rd; the Weaverville Road neighborhood
east of Kozloski Rd. and a development located on Old East Freehold Road north of N.J. Route
33 in the east central portion of the Township. These areas were developed primarily prior to
1960 although vacant lots have been developed since that time. The Weaverville Road R-9 area
was expanded to include Block 43.01, Lot 15 as adopted March 30, 2009 by Ordinance O-09-9.
No future expansion of the R-9 single family development areas is proposed in the Master Plan
at this time.

(PC) - Planned Community

A Planned Adult Community Ordinance was approved in 1975 to accommodate special housing
types designed for adult residents of forty (40) years of age and older. This concept had evolved
during the previous ten years within the State and was found to be very successful in several
other municipalities. In 1976 Wemrock Farms Planned Adult Community was approved and
construction initiated. Due to a sewer moratorium which affected this development, construction
was terminated following completion of the first section (145 dwelling units). In 1986 the
Wemrock Farms Development was sold, renamed Raintree, and the PAC Ordinance was
modified to permit occupancy by adults twenty-one (21) years of age and older. In 1988 the Fair
Housing Section of the Federal Civil Rights Act was amended and age restricted residential
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developments were limited to persons aged fifty-five (55) and over. The Raintree Homeowners
Association could not conform to this federal requirement and the development, consequently,
became nonage restricted. The Planned Adult Community Ordinance was subsequently amended
to delete any age restrictions although the Master Plan and Township Zoning Map provide for
eventual completion of this project. The planned adult community density was established at
eight (8) units per acre. The Raintree (Wemrock Farms) Planned Community provides for a fully
developed area of approximately 1,200 dwelling units based on revised plans submitted to the
Board in 1981 and 1989.

(PAC) - Planned Adult Community

Planned Adult Communities provide for age restricted development incorporating recreational
and other facilities and services for persons 55 years of age and older. Residential development
which restricts the age of residents is required to conform to the applicable Federal Fair Housing
Amendments Act of 1988 (PL 100-430 September 13, 1988) and regulations promulgated by the
U.S. Department of Housing and Urban Development.

A Planned Adult Community area is located east of Jackson Mills Road consisting of
approximately 42 acres.

(PAC-3) – Planned Adult Community

A Planned Adult Community is located on Block 71, Lot 8 located on southbound U.S. Route 9
north of C.R. 524 in the east central portion of the Township. Lot 8 contains a total of 52.95
acres. The rear portion of the lot consisting of approximately 33.65 acres is designated PAC-3.
This undeveloped parcel has been the subject of Mount Laurel litigation that began in 2009. As a
result of a proposed settlement agreement the rear portion of the property will permit the
development of a planned adult community at a maximum density of six dwelling units per acre.
The remaining portion of the lot consists of approximately 19.3 acres and fronts along Route 9
and is designated for the development of commercial, office and service uses.

(RR-PAC) - Rural Residential / Planned Adult Community

In addition to the uses permitted in the R-R (Rural Residential) Zone District, a Rural Residential
Planned Adult Community (RR/PAC) Zone District provides for single-family detached
residential cluster development consisting of single-family detached age-restricted adult housing
units and community amenities. This area known as Riviera at Freehold consists of 300 housing
units. Construction was initiated in 2003 and completed in 2007. The Planned Adult Community
consists of age restricted, single family, detached dwelling units on a minimum lot area of 5,500
square feet.

The Rural Residential/Planned Adult Community (RR-PAC) area is located south of Bergerville
Road and east of Jackson Mills Road. Consisting of a total tract area of 300 acres, the RR-PAC
has a gross density of 1.0 dwelling units per gross acre. The housing development and amenities
are clustered on the northern portion of the tract. Approximately 135 acres of undeveloped land
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in the southern portion of the development within the Metedeconk River watershed and wetlands
and steep slope areas throughout the tract are deed restricted for passive recreation and/or open
space.

(PUD) - Planned Unit Development

The Master Plan includes a planned unit development area in the east central portion of the
Township east of Kozloski Road. This area, known as Poets Corner, is approximately 107 acres
in area. Poets Corner consist of 375 single family semi-attached, patio home dwellings based on
a revised development plan submitted to the Planning Board in 1984. While the overall density,
type and allocation of residential housing units were first established in a Court Settlement in
1979, the development could not be initiated until 1984 due to lack of sewerage treatment
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capacity in that portion of the Township. In 1984, the developer proposed a patio home concept
with a small neighborhood retail plaza which was approved by the Planning Board. The Master
Plan and Township Zoning Map were revised in 1985 to permit the proposed planned
development. Construction was initiated in 1985 and completed in 1989.

(High Density) - Garden Apartment/Townhouse Development

Freehold Township has a variety of high density development areas consisting of garden
apartment and townhouse development areas. The major garden apartment development in
Freehold Township is Stonehurst at Freehold, a garden apartment complex located south of
Schanck Road and west of U.S. Route 9. Stonehurst at Freehold contains 519 one and two
bedroom apartment units. Built in 1970, Stonehurst began conversion from rental to
condominium ownership in 1982.

The Chesterfield Gardens apartment complex, located in the northeastern portion of the
Township south of Colts Neck Road, contains 171 one and two bedroom apartment units.
Chesterfield Gardens was built in 1968. In 1983-1984 96 condominium units were constructed
on 11.9 acres on the periphery of Chesterfield Gardens along Harding Road and are known as the
Briarwood Condominiums.

The Deerbrook Condominiums located on a 28.6 acre site west of U.S. Route 9, south of C.R.
524 on the Howell Township border contains one hundred sixty-eight (168) units in 21 structures
completed in 1984. The property is bounded by a high density single family development in
Howell Township and by a flood prone area of the Passaquangua Brook. Deerbrook is accessible
to U.S. Route 9 and to Strickland Road and is compatible with area developments in Howell,
including The Villages (an age-restricted development) and the Silvermead adult community
manufactured home development in Freehold. Development on this site was restricted to an
upland area above the flood prone and wetlands area of Passaquangua Brook. Water and sanitary
sewerage is provided by the Township.

(MH) - Mobile/Manufactured Housing

The existing Silvermead Manufactured Home Park is the only area within the Township
designated Mobile/ Manufactured Housing. The mobile home park has a mobile home park
license from the Township to have a maximum of 400 housing units on approximately 89 acres.
Through the years, Silvermead has been transforming from a “mobile home” park to a
“manufactured home” park. The Silvermead tract was zoned specifically for
manufactured/mobile home uses in 2009.

(ML 7 and 8) - Moderate and Low Income Multi-family Residential

Consistent with the Housing Plan Element which was granted Substantive Certification in
September 1988 by the New Jersey Council on Affordable Housing and consistent with
decisions of the New Jersey Supreme Court pertaining to the responsibilities of municipalities to
allow for and encourage the provision of low and moderate income affordable housing, six sites
were designated for Moderate and Low Income Multi-family Housing. Five of the ML areas
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provide for development of apartment/flat and/or townhouse units at 7 or 8 dwelling units per
acre excluding wetlands, floodplains and steep slopes. Development in the ML 7 and 8 areas
required that 20 percent of the dwelling units be set aside as “inclusionary units” restricted for
occupancy by households defined as low and moderate income households by the N.J. Council
on Affordable Housing. Low income households are defined as those which earn 50 percent or
less of the median household income of the housing region while moderate income households
would include those earning greater than 50 percent but not more than 80 percent of the median
household income of the housing region. Various administrative, legal and financial controls
were established for low and moderate income units to assure that the units would remain
available for present and future low and moderate income families for a minimum of thirty years.
Freehold Township is located in the COAH Region 4 East Central (Monmouth, Ocean and
Mercer Counties) Housing Region.

Five of the six ML 7 and 8 Moderate and Low Income Multi-Family Residential areas were
zoned in 1986. These areas included Independence Square, located south of N.J. Route 33, east
of the Borough of Freehold; Wyndham Place, located east of Gulley Road on the Manalapan
Township border; Strickland Farm, located north of Strickland Road near the Howell Township
border; APC South Street (now Avalon Manor Apartments) located east of South Street north of
N.J.S.H. 33; and Adelphia Greens located on the south side of Adelphia Road east of U.S. Route
9 on the Howell Township border.

The sixth site, designated as ML-8, consists of a 56.91 acre site at the intersection of Freehold
Smithburg Road and Elton Adelphia Road. The site was originally included in a 1988
amendment to Housing Plan for a senior citizens and handicapped affordable housing
development consisting of 386 units. This project site became available through the combined
efforts of the Langeveld Company (original property owners), the Monmouth Conservation
Foundation and Freehold Township. Through a donation of 325 acres by Langeveld to the
Monmouth Conservation Foundation and 56.91 acres to the Township for affordable housing, 70
acres were rezoned from R-R 200,000 square foot lots to permit a cluster development of 70
single family homes on 40,000 square foot lots. As a result the Foundation was able to retain 250
acres for permanent open space while achieving a partial financial return on the developable
portion of the property.

Due to N.J.D.E.P. regulatory changes over freshwater wetlands in 1988, the Elton Corner
development area was reduced from 56.91 acres to 15 acres. This resulted in a revised
development plan which yielded 150 apartment units of which 149 are age-restricted affordable
housing units. Elton Corner was completed in 2007.

(MLC-6) Moderate and Low Income Housing - 6 dwelling units per acre

The Master Plan designates an area east of the Borough of Freehold on Colts Neck Road, County
Route 537, as MLC-6. This area is located between the Chesterfield Gardens garden apartment
development in Freehold Township and Briarwood West townhouse condominium development
located in Freehold Borough. The MLC-6 area was developed under the name Colts Pride. It is
comprised of 250 single-family detached units within a courtyard cluster pattern of development.
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Individual courtyards provide vehicular and pedestrian access to clusters of four and five single-
family dwelling units on individual lots. This high density, single-family cluster development
was approved in 1992; construction was initiated in 1994 and was completed in 1998.

BUSINESS/OFFICE

Business and office development within Freehold Township is clustered primarily along major
roadways including Routes U.S. 9, CR 537, N.J.S.H. 33 and South and Throckmorton Streets.
Historically, development originally consisted of relatively small highway businesses clustered
along the Freehold Borough border and included restaurants and other small businesses. In
addition, small businesses were located in some of the historic settlement areas such as
Smithburg, West Freehold and East Freehold. The bulk of the development prior to 1950
extended along N.J.S.H. 33, U.S. 9 and Throckmorton Street adjacent to the Borough, and in
fact, served as extensions of Borough commercial development areas. In the 1960’s and 1970’s,
with the expansion of U.S. 9 to a four-lane roadway and with the development of the N.J.S.H. 33
Bypass, commercial development in Freehold Township became much more extensive with the
development of large shopping centers and other large scale highway oriented businesses which
could not locate within the Borough area. The current pattern of commercial development,
therefore, became established between 1960 and 1990. The Master Plans beginning in 1985 have
reflected the pattern of existing commercial and office development with proposed types of
development for remaining vacant lands. A major zoning change in 1989 regulated new
commercial development in terms of permitted uses, minimum lot sizes, frontage and building
set-back requirements, building heights, floor area ratios and impervious surface coverage
regulations. The types of business and office areas in the Master Plan are described below.

(B-10) - Highway Development

Highway Development B-10 business areas constitute the major type of business and
commercial development within the Township. The principal focus of the B-10 development
areas is U.S. 9 which extends from the northwestern corner of the Township from Manalapan
Township west of Freehold Borough then southeasterly into Howell Township. The B-10 areas
identify major shopping centers including Pond Road, Freehold Mall, South Freehold Shopping
Center and others. B-10 Highway Development is also included on County Route 537 southwest
of the Borough in the West Freehold area of the Township. This area developed as a commercial
and office area due to the CentraState Medical Center Facilities and the development in the mid-
1980’s of the Raintree Shopping Center. The B-10 areas are designed for shopping center, office
and highway businesses.

The B-10 Highway Development areas require a minimum of 10 acres and 1,000 feet of highway
frontage in accordance with the 1989 Land Use Ordinance amendments. The B-10 Highway
Development areas are adequate for anticipated shopping center and other forms of commercial
development within the Township and reflect the development pattern of shopping center
commercial growth which has evolved in Freehold Township.
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(B-2) - Service and Supply

The B-2 Service and Supply land use designation is intended to provide for limited, general
business activities such as small retail and offices, banks, food service establishments, personal
services, and other small commercial and service type facilities on small lots. The B-2 Service
and Supply land use category provides for lots of approximately 20,000 to 25,000 square feet
with a minimum frontage of 100 feet.

B-2 Service and Supply areas are located at the edge of Freehold Borough and reflect the
historical patterns of development for this type of use. B-2 areas are located on Throckmorton
Street west of the Borough and Business Route N.J.S.H. 33 east of the Borough. The plan
provides for a B-2 commercial area encompassing existing development along N.J. Route 33 at
Asbury Avenue just east of Kozloski Road and the Poets Corner commercial plaza on Kozloski
Road north of N.J. Route 33, which is part of a PUD, serves as a B-2 type development.

A 4.2 acre B-2 area is located along Kozloski Road at Thoreau Drive adjacent to Poets Corner
and includes Block 43.01, Lot 16.01. Another B-2 area is located at the intersection of West
Main Street and Redwood Lane consisting of Block 85.12, Lots 22, 23 and 24 west of Redwood
Lane and Block 85.11, Lot 17 east of Redwood Lane.

An area encompassing approximately 20.0 acres located on both sides of the Monmouth Road
(County Route 537) and Siloam Road intersection has been designated as B-2. The designated
B-2 area is compatible with the commercial zoning in Manalapan Township located at the
northwest portion of Monmouth Road and Siloam Road intersection. This area was previously
designated as R-80 (80,000 square feet) residential development. The change in land use results
from intersection improvements initiated in 2012 and the inclusion of the intersection areas as a
sanitary sewer service area within the Monmouth County Water Quality Management Plan.

The uses within the B-2 area have included gasoline service stations as a “conditional use”. As a
result of the changes in gasoline service station design and the design of integrated service
station and convenience retail services such as those developed by Quick Check, Wawa, 7-
Eleven an others, such facilities could be included in the B-2 commercial area provided the lot
area is a minimum of 2 acres to accommodate the convenience store, gasoline service pumps and
canopies, and adequate on-site circulation areas for ingress, egress and on-site circulation and
parking areas.

(HC) - Historical Commercial

The Historical Commercial area designated on the Freehold Master Plan is specifically designed
by the Township Planning Board and Committee to provide for types of activities which would
enhance the aesthetic and architectural ambiance of the Monmouth Battlefield State Park located
north of N.J. Route 33 along the western edge of the Township. This area consists of
approximately twenty (20) acres and it is the intent of the Planning Board that all buildings and
uses are to be constructed, designed and developed in a manner consistent with the Colonial
Revolutionary War period.
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(VC) -Village Center 

A Village Center area is designated on the Master Plan on Route 537 south of the N.J. Route 33 

By-Pass. The Village Center provides for a planned commercial and office center in accordance 

with an overall “village” architectural theme.  The Village Center conforms to a settlement 

agreement in the late 1990’s for the overall “village” architectural design and site layout.  

The Village Center, now known as “Freehold Market Place”, includes a 149,551 square foot 

Walmart Store, which was opened on March 8, 2006, a Sam’s Club, restaurants and banks. 

(RC) - Recreational Campground 

 

Two properties in the Township are designated as RC-Recreational Campground; the 13.32 acre 

YMCA complex on East Freehold Road west of Marlboro Road (N.J. 79), and the 20.34 acre 

Rolling Hills Day Camp on Dittmar Road west of Robertsville Road along a branch of the 

Topanemus Brook.  Permitted uses in the Recreation Campground RC areas include buildings 

and recreational areas and facilities including clubhouses, parks, playgrounds, swimming pools, 

tennis, basketball and handball courts and other such activities, but not to include carnival-type 

activities. 

 

A third site, the 26.15 acre Pine Cone Resort and Campground located on Georgia Road, is 

designated R-E.   It is recommended that campgrounds be regulated as a Conditional Use within 

the R-E Rural Environmental Zone with a minimum site area of 25 acres and an impervious 

surface coverage not to exceed five (5) percent.  
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(H-1) - Hospital 

The H-1 Hospital zoning district was established in 1977 to provide for office and medical 

development related to the Freehold Area Hospital (now CentraState Medical Center) located on 

Route 537 in West Freehold. This development area provided for such uses as nursing homes, 

medical laboratories, clinics, professional medical offices and related types of uses. The H-1 

hospital zone developed in a manner consistent with the original ordinance. A minor expansion 

of the H-1 area east of Route 537 was included in the 1990 Master Plan Amendments for 

hospital uses for outpatient clinics and a child care facility. These facilities were approved and 

developed in 1990. The Master Plan also provided for ancillary health care facilities within the 

H-1, Hospital area, including assisted care and residential health facilities. 

A second area was designated for H-1 west of Gully Road in 1985. This area became known as 

Applewood Manor which includes a variety of senior and medical long-term residential uses 

including assisted living, a nursing home and related facilities. A portion of this H-1 area was 

approved in 2010 for an affordable supportive rental housing complex for persons with multiple 

sclerosis, the first such facility in New Jersey. The facility known as Kershaw Commons is 

named for Raymond Kershaw who served as Mayor and Township Committeeman for more than 

20 years and who was active in the New Jersey Chapter of the National Multiple Sclerosis 

Society. 

The original H-1 Hospital area on Route 537 has been expanded to include properties acquired 

by CentraState south and west of the hospital to provide for long-term expansion of the 

CentraState medical complex. The expanded H-1 area will provide for the growing types of 

hospital and medical uses and activities which occur at regional medical centers such as 

CentraState. The H-1 development area will provide for medical care support facilities including 

offices for physical and mental health care practitioners, long-term care residential living 

facilities for physical and mental patients; medically related social services including 

rehabilitation, therapeutic, hospice and health care training and educational facilities; medical 

staff dormitories; medical and medical technical support education facilities; hotels; short stay 

accommodations for staff and visitors; limited retail, commercial and other related medical and 

support services such as banking services, pharmacies, medical and surgical supply stores; and 

offices for professional, administrative and technical services that are compatible with medical 

services and facilities. 

The expanded H-1 area was zoned ROL Research, Office Laboratory in 1981. It was acquired by 

CentraState in 2008. A portion of the ROL area remains and is occupied by a major Verizon 

office and communication center. 

(P-1) - Professional Office 

The P-1 Professional Office development areas are intended to be designed, constructed and 

operated in such a manner as to create the least possible disruption to and impact on adjacent 

residential properties. The Master Plan provides for seven (7) such areas. The largest is 

designated along Route 537 to buffer R-25 residential development in the Woodcrest and Green 

Tree developments from the H-1 Hospital Zone district and traffic along CR 537. 
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The second area is located on CR 537 across the street from the Hospital Zone District. This is 

an extension of the larger P-1 area located to the south on CR 537. 

 

The third P-1 professional office area which has been designated is located north of Schanck 

Road in the vicinity of Dover Place and Sussex Place. 

 

The fourth area is along Jackson Mill Road at Elton Adelphia Road. This area is a transition area 

from the US 9 Corridor development and Township Department of Public Works with residential 

development south on Jackson Mill Road. 

 

The fifth area is a small area in east central Freehold Township along CR 524. This area is 

designed to buffer residential development in Juniper Farms from highway business 

development along U.S. Route 9 and CR 524. This professional office area provides for small 

lots and transition type uses. 

 

The sixth area is located along West Main Street between the intersection of Wemrock Road and 

Stillwells Corner Road and Castranova Way. 

 

The seventh area is located on along South Street just south of Freehold Borough.   

INDUSTRIAL 

Industrial development in Freehold Township has been occurring steadily since the mid-1960s. 

The major industries in the 1960’s and 1970’s included the 3-M Company manufacturing 

complex (now Asbury Park Press printing facility) on Willowbrook Road and the Brockway 

Glass Company located on Business Route 33 east of Freehold Borough. This site including the 

large glass manufacturing building was purchased by the Iron Mountain Company which 

readapted the building for document and data storage. Iron Mountain added a new storage 

building to complex in 2005. 

The industrial area is an extension of the industrial area from the Borough of Freehold, including 

the Nestle Company manufacturing complex, to the Howell Township industrial area. The 

Freehold Township industrial area was originally planned and zoned in a manner to take 

advantage of historic development patterns extending from the Borough along the railroads and 

major roadways which occurred in this portion of the Township. This area continues to be 

serviced by a Conrail freight line and has moderate tracts of relatively flat open land which are 

desired by modern industrial facilities. The industrial area is now comprised of the M-1 and M-2 

Industrial and the LI and LI-3 Light Industrial areas. 
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(M-1) - Industrial  

The M-l Industrial area is the largest industrial area designated on the Master Plan. This area has 

developed for industrial, manufacturing and research uses and for truck terminals and warehouse 

activities. The M-1 Industrial areas are intended for relatively large scale industrial development 

on a minimum lot size of five (5) acres. The existing development pattern has been established 

by industrial developments such as Iron Mountain, Asbury Park Press, Prestone Products, Shore 

Point Distribution, Inverness Medical, and other large scale industrial concerns.  

(M-2) - Industrial  

The M-2 Industrial area is located east of the Borough along the N.J. Route 33 Bypass north to 

Center Street. The M-2 Industrial area provides for two (2) acre minimum lot size with a 

frontage of two hundred feet (200’) and is designed to provide for a variety of small industrial 

uses which can locate within an industrial park setting or on existing small lots. The M-2 

Industrial area serves as a transition area between the large lot M-l Industrial area and the 

commercial and residential development located within the fringe area of Freehold Borough. The 

M-2 area contains Nestle, Freehold Cartage and the Recycling Center.  

LIGHT INDUSTRIAL  

Two types of light industrial areas are included in the Land Use Plan Element to provide for 

small, light industrial and business service uses. Historically, these types of uses were located on 

the fringe of the downtown area of Freehold Borough and along major roadways on the outskirts 

of the Borough extending into the Township. Light industrial areas on the Master Plan include a 

LI area for one acre lots and a LI-3 area for three acre lots.  

(LI) - Light Industrial  

A light industrial area is located south of Center Street on the eastern edge of Freehold Borough 

and contains 27 acres. This area was previously designated as an M-2 Manufacturing Zone 

District. Due to the shape and scale of the area and physical development constraints of 

roadways, streams and lot patterns, large (2-5 acre) lots proved to be impractical. With 

availability of sanitary sewers and the demand for small lot industrial in the Township, the LI 

Light Industrial area is designed to provide an area for small, light manufacturing, business and 

office service facilities and technical support service facilities. A second Light Industrial area is 

located next to the Monmouth County Correctional facility on a 6.4 acre parcel on Freehold-

Englishtown Road.  

(LI-3) - Light Industrial  

An area west of Kozloski Road at its intersection of the N.J. Route 33 Bypass was designated for 

LI-3 Light Industrial three acre lots in January 1986. This 120-acre area was previously 

designated R-40. With initiation of construction of the N.J. Route 33 Bypass and provisions for
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sanitary sewer collection in this portion of the Township, the area was changed from large lot R 

40 single family residential development.  

The area south of Willow Brook Road and north of the N.J. Route 33 Bypass known as the 

Paragon Office Complex is also designated LI-3 and contains a total of 45.3 acres.  

The LI-3 area provides for a minimum lot size of three acres and light industrial and business 

office development and distribution facilities. The LI-3 area was expanded to include the Reid 

Sod Farm property formerly designated as an M-1 area. 

The LI-3 area also contains Commerce Drive and Business Park Drive located off Route 33.  

This LI-3 area includes several light industrial and commercial tenants within 12 buildings.  

RESEARCH/OFFICE/LABORATORY AND CORPORATE MULTI-USE  

The Master Plan provides for two types of research, office and laboratory developments. The 

first type is the ROL Research/Office Laboratory designed for large-scale, regional development 

projects such as the New Jersey Bell Telephone Computer Center development on CR 537. The 

second type of development is designed to provide for mixed use developments within campus 

like office parks. These are described below.  

(ROL) - Research /Office/Laboratory  

Research/Office/ Laboratory areas were included in the Master Plan to provide for large scale 

regional facilities such as computer centers, research facilities, corporate headquarters and 

related types of activities which would be located on minimum tract areas of forty (40) acres. 

The designated ROL area would be developed with low intensity, campus-like structures with 

low tract coverage, large setbacks and requirements for protection of sensitive environmental 

features such as streams, ponds, steep slopes, wooded areas and historic features.  

Designation of uses within the ROL areas would be accomplished by utilizing the U. S. Office of 

Management and Budget Standard Industrial Classification (S.I.C.) system to ensure that 

permitted uses will be compatible with the general location and specific site restrictions. Careful 

review of proposed site plans is also essential in order to provide for review of traffic and utility 

impacts, site drainage, environmental concerns, architectural styles, and site design.  

The ROL designation was originally assigned to two sites. One site known as the Belle Terre 

Farm was located west of U.S. 9 and north NJ 33. That 388 acre site was acquired by the NJDEP 

as part of Monmouth Battle Ground State Park. The second ROL site contained approximately 

201 acres and was located west of CR 537 along Gravel Hill Road and south of the CentraState 

Medical Center. New Jersey Bell Telephone acquired this land in 1981 and completed 

development of a computer center in April 1983. In 2007, the Verizon Company sold a portion 

along the northern portion of the site to CentraState Medical Center and is now included in the 

H-1 designation on the Land Use Plan. In 2010, 67 acres were sold to a private development 

group which proposed a variety of office, medical and medical related uses. This area is now 

shown on the Master Plan as H-2 Hospital. 
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(CMX) - Corporate Multi-Use Development

The CMX - Corporate Multi-Use Development areas have been designed to provide for uses
which are compatible with and complementary to existing development along U.S. Route 9 and
the N.J. Route 33 Bypass. The CMX areas are intended to encourage development which will
enhance rather than compete with existing commercial and retail facilities including existing
shopping centers and the Freehold Borough Central Business District while creating a
development pattern which will encourage low intensity development in order to maintain the
overall suburban/rural character of the Township and provide for long-term traffic management
based upon capacities of existing and proposed roadways as shown in the Circulation Plan
Element.

The CMX - Corporate Multi-Use Development areas provide for future regional economic
development consistent with Township, Monmouth County and State of New Jersey general land
use and economic development goals and objectives. The CMX areas would provide for
corporate office parks, conference and education centers, research facilities, high technology
development facilities, administrative and computer facilities, major office centers and
motel/hotel development. Portions of the CMX area have been developed for office park,
banking and motel facilities along the U.S. Route 9 and along CR 537 corridors.

The Master Plan designates the following CMX areas:

CMX 10 - Provides for large vacant lot areas along U.S. Route 9 (10 acres with 1,000 foot
frontage lots) in order to minimize the number of highway access points and to provide for
coordinated development on remaining large lots along U.S. Route 9.

CMX-3 - Provides for a 3 acre minimum lot size and 300 foot frontages with a maximum height
of 2 stories.

CMX-3A - Permits office and clustering of automobile sales and dealers primarily north of Three
Brooks Road along U.S. Route 9 with a maximum building height of 40 feet.

CMX-3B - Provides for a 3 acre minimum lot size and 300 foot frontages with a maximum
height of 3 stories.

CMX-2 - Provides for a 2 acre minimum lot size and 200 foot frontages with a maximum height
of 3 stories.

CMX-4 - Provides for 4 acre minimum lot size and 300 foot frontages with a maximum height of
50 feet.

The CMX areas provide the opportunity for creating a corporate and office development center
for Western Monmouth County as a result of the intersection of U.S. Route 9, Route 537 and the
N.J. Route 33 Bypass. This area will also become a major office center in the Freehold area into
the 21st Century.
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REGIONAL MALL

In 1989 the Township created a Regional Mall Zone to reflect the development of the Freehold
Raceway Mall and adjoining ancillary parcels of property which now utilize the four lane entry
ways and the Mall Loop Road for access. The Regional Mall Zone has unique design and
development requirements which differentiate it from the highway office and business areas of
the Township. The Regional Mall Zone area has become a focal point for consumer shopping
within the Freehold Township area and the western Monmouth County region. An internal
roadway system, self-contained security, new utility systems and the enclosed mall design
distinguish this area from other retail shopping centers in the Township.

Within the RMZ area, four types of development are designated on the Land Use Plan Element
Map:

(RMZ-1) - Regional Mall Zone-I - This area is devoted to the Freehold Raceway Mall and
supporting parking and circulation system including inner and outer loop roads and access roads
to adjoining public roadways including U.S. Route 9, N.J. Business Route 33, CR 537 and in the
future, Wemrock Road.

(RMZ-2) - Regional Mall Zone-2 - The RMZ-2 areas are designated for parcels of land
separated from the mall by the four-lane Outer Loop Road. The RMZ-2 areas provide for the
orderly development of outlying parcels to complement the Freehold Raceway Mall through
coordination of roadway, drainage and utility infrastructure. The types of uses permitted include
large scale (25,000 square feet and greater) retail and office buildings, theaters and educational
uses.

(RMZ-2A) - Regional Mall Zone 2A - An RMZ-2A area has been designated for the
development of a hotel/conference center at the main mall entrance on U.S. Route 9 and across
U.S. Route 9 from the Freehold Raceway race track in Freehold Borough.

(RMZ-3) - Regional Mall Zone 3 - An RMZ-3 area has been designated for the development of
restaurants, retail stores and shops, horse racetracks, office buildings for professional uses, banks
and financial institutions. This area is located across the street from the Mall entrance on U.S.
Route 9.
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HOUSING PLAN AND FAIR SHARE PLAN
TOWNSHIP OF FREEHOLD

INTRODUCTION / BACKGROUND

Freehold Township adopted its first Housing Plan Element and Fair Share Plan on December 17,
1986. The Plan was amended on May 7, 1987 and July 7, 1987 and addressed the Round 1
obligation of 937 affordable housing units. The New Jersey Council on Affordable Housing
(“COAH”) certified the amended plan on September 26, 1988. The Certified Housing Plan was
again amended on June 20, 1990.

On March 16, 1995 the Planning Board adopted a Housing Element and Fair Share Plan which
addressed the combined Round 1 & 2 obligation. The combined pre-credited obligation
consisted of 1,092 affordable housing units which included 1,036 new affordable housing units
and 56 rehabilitation housing units. On September 8, 1994, COAH granted Freehold Township
interim substantive certification of the Plan. A revised Housing Plan Element was adopted on May
3, 1999 to address comments by COAH. On December 12, 2001, COAH granted the Township
Substantive Certification for the combined Round 1 & 2 Housing Plan.

The Township addressed its combined Round 1 & 2 new unit obligations as follows:

AFFORDABLE
HOUSING

UNITS

ROUND 1 & 2 OBLIGATION: 1987-1999 (NEW UNITS) 1036

Prior-Cycle Credits - 81

RCA -393

Built Unit Credits - 264

Reductions for Approved Sites - 53

Reductions (municipal construction) - 149

Rental Bonuses - 96

REMAINING ROUND 1 & 2 OBLIGATION 0

Since the time of the adoption of the Round 1 & 2 Freehold Township Housing Plan, COAH
adopted Round 3 Rules on December 20, 2004. These Rules were quickly challenged in Court.
On January 25, 2007 the New Jersey Superior Court, Appellate Division, affirmed in part,
reversed in part and remanded portions of the Round 3 Rules back to COAH for reevaluation and
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for further rulemaking. COAH responded to the Appellate Court Order on January 22, 2008
when it published proposed new Round 3 Rules. The Revised Round 3 Rules were adopted by
COAH on May 6, 2008 and became effective June 2, 2008. At the date of adoption of the Round
3 Rules COAH simultaneously proposed amendments to the Rules. The amendments were
adopted on September 22, 2008 and became effective October 20, 2008.

The amended 2008 Round 3 COAH Rules provided for projected affordable housing obligations
based upon projected growth of new housing units and projected new jobs for the period January
1, 2004 through December 31, 2018. COAH then applied ratios for affordable housing units that
would be generated by these two growth components. COAH referred to these projections as
“municipal growth share".

Freehold Township Planning Board adopted a Round 3 Housing Plan on December 4, 2008 to
comply with the second iteration of Round 3 Rules adopted in 2008. The Township Committee
endorsed the Plan on December 16, 2008.

On October 8, 2010, the Appellate Division Court invalidated, among other things, the
regulations by which COAH assigned fair share responsibilities for Round 3. The Court directed
COAH to promulgate new regulations within five months to address, among other things, the
manner in which COAH assigned Round 3 responsibilities. COAH failed to promulgate what
would have been the third iteration of Round 3 regulations by the date the Court established.
Instead, COAH sought and secured from the New Jersey Supreme Court a stay of its obligation
to promulgate new Round 3 regulations. The New Jersey Supreme Court subsequently certified a
number of challenges to the Appellate Division decision. However, as of September 10, 2012,
the Supreme Court had not yet scheduled oral argument on the issues it certified on May 31,
2011.

As a result of the foregoing events, municipalities now only know what COAH has assigned in
terms of prior cycle responsibilities and current rehabilitation responsibilities but not new or
future residential construction. Until the Supreme Court rules on the challenges presently
pending and until COAH promulgates regulations consistent with the Supreme Court’s rulings,
there is no way to identify the Township Round 3 new construction responsibilities.

To compound the confusion created by the events described above, there was considerable
Legislative activity that would have radically changed the affordable housing laws of the state as
the courts processed challenges to the second version of the Round 3 regulations.

The Supreme Court’s delay in deciding the challenges to various rulings of the Appellate
Division decision invalidating COAH regulations, combined with the lack of a statutory solution,
has created a vacuum. Municipalities have no standards with which to comply with respect to
Round 3. The Courts and COAH have provided no standards by which to evaluate plans to
address satisfaction of Round 3 obligations. Notwithstanding the foregoing, the Township has
identified means by which it will apply surpluses from satisfaction of its prior round
responsibilities and various new measures to address any obligation COAH may ultimately
assign.
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HOUSING PLAN REQUIREMENTS

The purpose of this "Housing Plan Element and Fair Share Plan" is (a) to memorialize how the
Township satisfied its obligations with respect to its known Prior Round 1 & 2 obligations and
its current rehabilitation obligations and (b) to identify how it plans to apply the Round 1 & 2
1987-1999 surplus and on-going development of affordable housing units after 1999 against any
possible future responsibilities.

The Plan has been prepared in accordance with the following statutory and regulatory
requirements:

1. Compliance with the Fair Housing Act, Section 10 of P.L. 1985, c.222 (N.J.S. 52:27D-
310), which requires a municipal housing plan element to achieve the goal and access to
affordable housing to meet present and prospective needs;

2. Addressing the requirements of the Municipal Land Use Law (N.J.S. 40:55D-1 et.
seq.) for preparation of a municipal "Housing Plan Element"; and

3. Meeting the applicable requirements of the New Jersey Council on Affordable
Housing (COAH) Round 3 Procedural Rules, N.J.A.C. 5:96-1 et seq., effective June 2,
2008 and amended Substantive Rules, N.J.A.C. 5:97-1 et seq. adopted September 22,
2008 by COAH and effective October 20, 2008 which are still in effect.

Affordable housing obligations under the COAH Rules are cumulative. Accordingly, the 2008
regulations identified the Township obligations for all three housing cycles. However, since the
Appellate Division invalidated COAH regulations for Round 3 and since the new Round 3
regulations have not been written, this plan will specify how the Township satisfied its
rehabilitation and prior cycle obligations and identify how additional affordable housing will be
created to address any Round 3 obligations COAH may ultimately assign.

The Municipal Land Use Law, N.J.S.A. 40:55D-1, et seq., provides that a municipal Master Plan
must include a Housing Plan Element as a prerequisite for the adoption of zoning ordinances and
zoning amendments. This Housing Plan Element and Fair Share Plan was prepared in accordance
with N.J.S.A. 40: 55D-28.

Section 10 of the Fair Housing Act, N.J.S.A. 52:27D-310, requires that a municipal Housing
Plan Element be designed to achieve the goal of providing access to affordable housing to meet
present and prospective housing needs, with particular attention to "low" and "moderate" income
housing, containing at least:

a. An inventory of the municipality's housing stock by age, condition, purchase or rental
value, occupancy characteristics, and type, including the number of units affordable to
"low" and "moderate' income households and substandard housing capable of being
rehabilitated;
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b. A projection of the municipality's housing stock, including the probable future
construction of "low" and "moderate" income housing, for the next ten (10) years, taking
into account, but not necessarily limited to, construction permits issued, approvals of
applications for development, and probable residential development of lands;

c. An analysis of the municipality's demographic characteristics, including, but not
necessarily limited to, household size, income level, and age;

d. An analysis of the existing and probable future employment characteristics of the
municipality;

e. A determination of the municipality's "present" and "prospective" "fair share" for
"low" and "moderate" income housing and its capacity to accommodate its "present" and
"prospective' housing needs, including its "fair share" for "low" and "moderate" income
housing; and

f. A consideration of the lands that are most appropriate for construction of "low" and
"moderate" income housing and of the existing structures most appropriate for
conversion to, or rehabilitate for, "low" and "moderate" income housing, including a
consideration of lands of developers who have expressed a commitment to provide "low"
and "moderate" income housing.

This Round 3 Housing Plan Element addresses each of these required items under the Municipal
Land Use Law and various procedural requirements identified in the Round 3regulations that are
not subject to change because of the pending challenges in the New Jersey Supreme Court.

FREEHOLD GEOGRAPHIC AND LAND USE CHARACTERISTICS

The Township of Freehold is situated in the west central area of Monmouth County and contains
approximately 39 square miles or 24,512 acres of land area. The Township is the co-home for
numerous Monmouth County facilities including administrative, penal, recreational, nursing
home and other facilities.

The Township is bordered to the east by Colts Neck and Howell Townships, to the west by
Millstone and Manalapan Townships, to the north by Marlboro and Colts Neck Townships and
to the south by Jackson Township in Ocean County. The Borough of Freehold is surrounded by
the Township of Freehold and is located in the north central portion of the Township. Figure 1
shows the location of Freehold Township within Monmouth County.

There are several main roadways in Freehold including the following:

 Freeways - N.J. Route 33 extending in an east-west direction through the central
portion of the Township from Manalapan Township to Howell Township and N.J. 18
which extends through the easterly portion of the Township from Colts Neck to
Marlboro Township.



8-5

 Principal Arterial Highways - U.S. Route 9 which extends in a north-south direction
through the central portion of the Township and Monmouth County and Route 537
which extends in a northeast-southwest direction from Jackson and Millstone
Townships in the south through Freehold Borough to Colts Neck Township to the
north central portion of the Township.

The Township has a variety of housing including single-family housing, multi-family housing
and special needs housing. More specifically, the Township’s ordinances include a wide
selection of single family residential lot area ranging from R-9 (9,000 square feet lots) to R-E
Rural Environmental (10 acre lots). Residential uses also include planned adult communities,
townhouses, apartments, assisted living and low and moderate income housing developments.
The Township has a mix of business and office uses, industrial uses including light industrial and
research, office laboratory and retail commercial establishments. Approximately 16 percent of
the Township is public park and open space including the Turkey Swamp Wildlife Management
Area in the southern portion of the Township, Monmouth County and Township park and open
space, Township and Regional schools and Township, Monmouth County and State
administrative, service and other facilities.

FIGURE 1
LOCATION MAP

TOWNSHIP OF FREEHOLD

FREEHOLD TOWNSHIP AND THE STATE DEVELOPMENT AND
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REDEVELOPMENT PLAN

On June 12, 1992 the New Jersey State Planning Commission adopted "Communities of Place:
The New Jersey State Development and Redevelopment Plan" (SDRP) designed to serve as a
general guide for municipal and county master planning. The Plan was prepared, in part, through
a Cross Acceptance Program which provided for coordination of state, regional, county,
municipal and private interests. The SDRP was reviewed in 1999 and 2000 following a statewide
Cross Acceptance II program, and was updated, modified and then readopted in March 2001. On
April 28, 2004, the State Planning Commission released a preliminary State Plan document in
conjunction with a Cross Acceptance III program. This program stalled and was not
implemented.

A completely new approach for a State Plan was undertaken by the Chris Christie Administration
under the guidance of the New Jersey Office of Planning Advocacy in early 2011. A draft “State
Strategic Plan” was approved on November 11, 2011 by Resolution 2011-08 and is scheduled for
final adoption in late 2012 or early 2013.

The adoption of the new State Strategic Plan will eventually supersede the State Development
and Redevelopment Plan and the Planning Areas Policy Map dated October 7, 2004.

The current SDRP places Freehold Township in Planning Areas 2 and 3 and 5. The developed
central and northern portions of the Township of Freehold are located primarily in Planning Area
2 (Suburban Planning Area) of the SDRP. A portion of the Township located north of Freehold
Borough is designated Planning Area 3 (Fringe Planning Area). Environmentally sensitive areas
along streams in the northern and central portion of the Township as well as the southern one-
third of the Township are designated as Planning Area 5 (Environmentally Sensitive Planning
Area).

The Suburban Planning Area (Planning Area 2) of the State Plan indicates the following:

"The Suburban Planning Area is generally located adjacent to the more densely
developed Metropolitan Planning Area, but can be distinguished from it by a lack
of high intensity Centers, by the availability of developable land, and by a more
dispersed and fragmented pattern of predominantly low density development.
Suburban Planning Areas are or will be served by regional infrastructure, except
that, outside of Centers and major transportation corridors, there is limited, if any,
availability of alternative modes of transportation to the automobile. These areas
have generally been designated for growth in municipal master plans. As
development expands, these services will become increasingly available if
planned properly."

In the Suburban Planning Area, the State Plan goals are intended to:
 provide for much of the state's future development;
 promote growth in Centers and other compact forms;
 protect the character of existing stable communities;
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 protect natural resources;
 redesign areas of sprawl;
 reverse the current trend toward further sprawl; and
 revitalize cities and towns.

The Fringe Planning Area (Planning Area 3) is designated as areas that are predominantly rural
landscape that is not prime agricultural or environmentally sensitive land and contains scattered
small communities and free-standing residential, commercial and industrial development.

In the Fringe Planning Area, the intent of the State Plan is to:
 accommodate growth in SDRP Centers;
 protect the environs primarily as open lands;
 revitalize cities and towns;
 protect the character of existing stable communities;
 protect natural resources;
 provide a buffer between more developed Metropolitan and Suburban

Planning Areas and less developed Rural and Environmentally Sensitive
Planning Areas; and

 confine programmed sewers and public water services to Centers.

The Environmentally Sensitive Planning Area (Planning Area 5) contains large contiguous land
areas with valuable ecosystems, geological features and wildlife habitats.

In the Environmentally Sensitive Planning Area, the intent of the State Plan is to:
 protect environmental resources through the protection of large contiguous

areas of land;
 accommodate growth in Centers;
 protect the character of existing stable communities;
 confine programmed sewers and public water services to Centers; and
 revitalize cities and towns.

FREEHOLD TOWNSHIP HOUSING AND DEMOGRAPHIC CHARACTERISTICS

Housing Characteristics

In 2010 the housing stock of Freehold Township was comprised of a total of 13,140 units
according to the 2010 Census. Based upon the 2010 American Community Survey 1 64.0 of the
total units percent were single-family detached units, 12.7 percent were single-family attached
units, 3.9 percent were multi-family units (two to four units), 7.2 percent were multi-family units

1
The American Community Survey (ACS) is an ongoing statistical survey taken by the U.S. Census Bureau which

produces population, demographic and housing unit estimates. This data is utilized where 2010 Census is not yet
available.



8-8

(5 to 9 units), 9.6 percent were multi-family units (10 or more units) and 2.7 percent were mobile
and manufactured home units. By comparison in 2000 there were 11,032 housing units, an
increase of 2,108 units or 19.1 percent from 2000 to 2010. Other key housing statistics from the
2010 U.S. Bureau of Census include the following:

1. Freehold Township contained a total of 12,577 households.

2. Approximately 82.4 percent of the housing stock was owner-occupied and 17.6
percent was renter-occupied.

3. The vacancy rate was 4.3 percent and included 2.0 percent for rental, 0.8 percent
for owner, 0.3 percent for rented or sold but not occupied, 0.4 for seasonal,
recreational or occasional use and 0.8 percent for other vacant.

Demographic Characteristics

According to the 2010 Census, the population of the Township of Freehold was 36,184, an
increase of 4,647 or 12.8 percent from the 2000 population total of 31,537. Key demographic
features of the Township are noted as either being from the 2010 Census (Census) or American
Community Survey (ACS) as follows:

1. Seventy four and six tenths (74.6) percent of all households were family households
(Census).

2. The 2010 Freehold Township population by age cohort was as follows (Census):

Age Cohort (years) Number Percent

0 to 4 years 1,726 4.8

5 to 19 years 7,924 21.9

20 to 44 years 10,735 29.7

45 to 64 years 11,101 30.7

65 and over 4,698 12.9

TOTAL 36,184 100.0

3. The median household income in 2010 was $94,735. The 2010 household income
distribution is shown in Figure 2. Twenty two and eight tenths (22.8) percent of
households had an income of between $100,000 and $149,999. Twenty four and one
tenths (24.1) had a household income of $150,000 or more. (ACS)

4. The median contract rent in 2010 was $1,541 per month. (ACS)
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5. Freehold Township has a balanced housing stock in terms of the year the structure
was built. Approximately 13.3 percent of the units were constructed in 2000 or later.
The majority of the units were constructed between 1980 and 1989 accounting for
43.9 percent. Between 1960 and 1979 34.3 percent of the units were constructed
while 8.3 percent were constructed in 1939 or earlier. Figure 3 shows the age of
housing units in Freehold. (ACS)

6. There were 24 units lacking complete kitchen and 0 units lacking complete plumbing
facilities in 2010. (ACS)

The value of housing stock for owner occupied units is shown in Figure 4. The majority of the
homes were valued between $300,000 and $499,999. The median value for owner occupied units
was $430,700. (ACS)

FIGURE 2
2010 HOUSEHOLD INCOME DISTRIBUTION

FREEHOLD TOWNSHIP

Income Range Households Percent

$0 to $10,000 323 2.6%

$10,000 to $14,999 181 1.5%

$15,000 to $24,999 643 5.2%

$25,000 to $34,999 857 7.0%

$35,000 to $49,999 1117 9.1%

$50,000 to $74,999 1522 12.4%

$75,000 to $99,999 1885 15.3%

$100,000 to $149,999 2810 22.8%

$150,000 to $199,999 1541 12.5%

$200,000 or more 1425 11.6%

TOTAL 12,304 100.0%

Source: American Community Survey - 2010
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FIGURE 3
2010 AGE OF HOUSING UNITS

TOWNSHIP OF FREEHOLD

Year Number Percent

2000 or later 1,717 13.3%

1990-1999 2,929 22.8%

1980-1989 2,716 21.1%

1970-1979 2,449 19.0%

1960-1969 1,973 15.3%

1950-1959 365 2.8%

1940-1949 209 1.6%

1939 or earlier 506 3.9%

TOTAL 12,864 100.0%

Source: American Community Survey – 2010

FIGURE 4
2010 VALUE OF OWNER-OCCUPIED HOUSING UNITS

TOWNSHIP OF FREEHOLD

Value Number of Units

$0 to $49,999 260

$50,000 to $99,999 685

$100,000 to $149,999 1,551

$150,000 to $199,999 1,791

$200,000 or Greater 5,144

TOTAL 9,431

Source: American Community Survey - 2010

The calculated number of housing units (rental and sales) that were affordable to two person low
and moderate income households based on 2010 COAH income limits and 2010 Census data are
as follows:

1. Low income rental units ($771/ month): approximately 67 units or 4.7 percent of the total
1,414 specified cash rental units.

2. Moderate income rental units ($1,304/month): approximately 484 or 34.2 percent of the
total 1,414 specified cash rental units.
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3. Low income for-sale units ($99,440): approximately 342 units or 3.2 percent of the total
10,816 specified for-sale units

4. Moderate income for-sale units ($173,918): approximately 861 units or 7.9 percent of the
total 10,816 specified for-sale units

The approximate number of housing units was determined using comparable 2010 American
Community Survey data and COAH 2010 Regional Income Limits. Exhibit 1, at the end of the
Housing Plan, shows the 2010 rental housing rates for low and moderate income housing units
and the 2010 sales prices for single-family detached units for low and moderate income housing
units.

Additional 2010 Census information for the Township of Freehold is provided in Exhibit 2, at
the end of the Housing Plan.

Employment Characteristics

Figure 5 shows the employment characteristics for the Township of Freehold based on the 2010
American Community Survey. The educational services, health care and social assistance
category accounted for the largest percentage 23.5 percent of total civilian employment. The
other employment categories over 10 percent include: Professional, scientific, and management,
and administrative and waste management services; finance and insurance, and real estate and
rental and leasing; and retail trade.
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FIGURE 5
2010 EMPLOYMENT CHARACTERISTICS*

TOWNSHIP OF FREEHOLD

Occupation Employment Percent

Agriculture, forestry, fishing and hunting, and mining 92 0.5%

Construction 783 4.7%

Manufacturing 1,072 6.4%

Wholesale trade 628 3.7%

Retail trade 2,282 13.6%

Transportation and warehousing, and utilities 623 3.7%

Information 458 2.7%

Finance and insurance, and real estate and rental and
leasing

2,033 12.1%

Professional, scientific, and management, and
administrative and waste management services

2,350 14.0%

Educational services, and health care and social
assistance

3,947 23.5%

Arts, entertainment, and recreation, and accommodation
and food services

1,031 6.1%

Other services, except public administration 530 3.2%

Public administration 936 5.6%

TOTAL 16,765 100.0%

* Occupation Characteristics for Employed Civilian Population 16 Years and Over
Source: U.S. Census of Housing 2010

HOUSING POLICY

Freehold Township encourages the development of a variety of housing types suitable to the
needs of existing and future residents. Housing development is designed to be compatible with
existing residential neighborhoods, with environmental constraints, with the availability of
infrastructure, and with the need to maintain adequate levels of service for public facilities.

Major housing development will be directed to the areas of the Township that are serviced by
sanitary sewer and public water as presented in the Land Use Plan and Utility Elements of the
Master Plan. Housing development within rural areas will be restricted to low density single
family residential uses on individual septic systems and well water regulated by rural and
environmentally sensitive area zoning and development regulations.



8-13

The Township addressed its Round 1 & 2 affordable housing obligation in accordance with
COAH Rules. This Plan will generate additional housing or credit to apply to any Round 3
regulations that COAH may assign as set forth below.

Rehabilitation Share

The Round 3 rehabilitation share is equal to the sum of the overcrowded and
deteriorated/dilapidated units within the Township, multiplied by its regional low-moderate
income deterioration share, minus its rehabilitation share credit. The rehabilitation shares for
municipalities are included in COAH Rules in “Appendix B - COAH Rehabilitation Share
Methodology” of N.J.A.C. 5:97. COAH determined that the Township of Freehold has a
calculated rehabilitation share of 29 units for Round 3. Five (5) units have been rehabilitated
through September 1, 2012. The Township has a contract with the Monmouth County
Community Development program to provide rehabilitation services for the remainder of the
units through 2018.

CONSIDERATION OF LANDS MOST APPROPRIATE FOR LOW AND MODERATE
INCOME HOUSING

Lands most appropriate for low and moderate income housing include lands designated for new
construction, the potential to convert existing market rate units to affordable units and
developments designed to provide affordable housing such as Kershaw Commons and licensed
group homes.

Lands Appropriate for Construction New Affordable Housing

Lands appropriate for the construction of new affordable housing would include at least the
following elements:

 Access to a major roadway(s).
 Within the existing sanitary sewer service area and access to public water.
 Compatible with existing development in the surrounding neighborhood

This general area which meet these criteria where the construction of new affordable housing
could occur include properties within the central portion of the Township located in proximity to
commercial and office uses, schools, and public services.

Potential Conversion of Existing Units to Affordable Housing

There are opportunities in the Township for the conversion of market rate units to affordable
housing primarily in the Stonehurst and Deerbrook multi-family, condominium developments.
The Stonehurst condominium development is located toward the center of Freehold Township
south of Schanck Road west of U.S. Route 9. The development has 495 units which are mostly
one bedroom and some two bedroom units. The units were selling in 2012 for up to $120,000 for
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two bedroom units and approximately $100,000 and less for one bedroom units. The Deerbrook
condominium development is located west of U.S. Route 9 and north of Strickland Road. It has
72 units all of which are two bedroom units that sell for approximately $150,000 or less. Several
of the Stonehurst condominium housing units have been acquired by non-profit organizations
and are deed restricted for low and moderate-income households.

Developers Who Have Expressed Interest in Development of Affordable Housing

Moreover, the Township has an obligation under the New Jersey Fair Housing Act to consider
the land of those who have expressed a commitment to provide affordable housing. N.J.S.A.
52:27D-310(f). Land Bank Freehold, Inc. and American Properties, Inc. have expressed a
commitment to provide affordable housing. Accordingly, this plan will address those proposals.

Subject to the authorization by the Planning Board and Township to enter into a settlement
agreement with Land Bank Freehold and subject further to the Court’s approval after a duly
noticed fairness hearing of an executed settlement agreement, the Township is willing to include
this property in its affordable housing plan.

The Township has elected to exclude the American Properties site. This site is located in the
middle of the Township’s Light Industrial Zone, is surrounded by a garbage hauling and
recycling company, a document storage facility and other light industrial uses that render a
residential development inconsistent with sound planning.

FAIR SHARE PLAN

A “Fair Share Plan” is defined by COAH as a plan that describes the mechanisms and the
funding sources, if applicable, by which a municipality proposes to address its affordable
housing obligation as established in the Housing Element. It can include the draft ordinances
necessary to implement the Housing plan, and addresses the requirements of N.J.A.C. 5:97-3,
Preparing a Fair Share Plan.

A “Fair Share Plan” in accordance with COAH Round 3 Rules is required to:

1. Address the municipality’s total 1987 through 2018 fair share obligation, including
implementing ordinances designed to ensure that the fair share of affordable housing for
the 1987 through 2018 period is met; and

2. Be adopted by the Planning Board and endorsed by the governing body prior to the
municipal petition for Substantive Certification (or a Judgment of Compliance)

Since COAH has yet to determine the responsibilities of any municipality for the period 1999 to
2018, the Township is presently responsible for the period 1987 through 1999, otherwise known
as the Township Prior Cycle responsibilities. Accordingly, as previously noted, this plan will
memorialize how the Township has satisfied it known responsibilities; namely, its Prior Cycle
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responsibilities and the current (post 2010) rehabilitation responsibility. The Township will also
identify the surplus it has from its efforts to address its prior round responsibilities and the
additional mechanisms and measures it currently plans to address any Round 3 responsibilities
COAH may assign.

Rounds 1 and 2 Fair Share Plan Summary

The Council on Affordable Housing granted Substantive Certification to Freehold Township’s
Round 1 & 2 Affordable Housing Plan on December 12, 2001 (COAH Resolution 197-99) (See
Exhibit 10). The Freehold Round 1 & 2 cumulative obligation was 1,092 units including 56
rehabilitation units and 1,036 new units. Figure 6 provides a summary of the Round 1 & 2 Fair
Share Plan including all the components and credits that were applied to the 1,036 new unit
obligation.

Round 3 Fair Share Plan

The components and credits from Round 1 & 2 (1987-1999) and the ongoing development of
affordable housing units that can be applied to any Round 3 responsibility are presented below
and are also summarized in Figure 6.

a. Group Homes.

Freehold Township has a total of 22 group homes with 31 bedrooms for low and
moderate income individuals administered through a variety of providers. COAH grants
one housing unit credit for each separate bedroom in a group home. In Rounds 1 & 2,
COAH granted a rental bonus credit for each group home bedroom for housing units that
were issued a CO after December 1987; however, no rental bonus is granted for group
homes built in Round 3.

Freehold Township is seeking credit for 31 group home bedrooms. Two of the group
homes were constructed within the Round 1 & 2 time period but not included in the
Round 1 & 2 Housing Plan. The Township will apply for credit for these units in addition
to new group homes that were subsequently deed restricted.

The total credits for group home includes 31 credits are being applied to the projected
Round 3 rental obligation.

GROUP HOME BEDROOM UNIT HOUSING CREDITS = 31
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Owner Rental

Rental

Bonus Owner Rental

Rental

Bonus Owner Rental

Rental

Bonus Owner Rental

Rental

Bonus

1.

A. 73

B.

(1) Ivy Hedge (Robertsville Road) (5/80) (1 home @ 4 BR) 4

(2) Development Services of N.J. (Wrangle Lane) (9/87) (1 home @ 4 BR) 4

Subtotal 0 8 0 73 0 0 0 0 0 0 0 0

2.

A. 150

B. 56

C. 169

D. 30

Subtotal 349 56 0 0 0 0 0 0 0 0 0 0

3.

A. 10 10

B. 4 4 2

C. Developmental Services of N.J. (Coachman Drive) (11/91) (1 home @ 6 BR / unit) 6 6

D. Developmental Services of N.J. (Oriskany Drive) (11/91) (1 home @ 6 BR / unit) 6 6

E. 8

F. New Horizons in Autism (10/80) (Hance Road) (1 home @ 5 BR / unit) 5

G. 16

Subtotal 0 26 26 0 0 0 0 31 0 0 0 0

4.

A. 64

B. 96

C. 78

D. 30 30

E. 11

F. 149 40

G. 4

H. MS Facility - Kershaw Commons (1) 16

I. Land Bank (34 senior units total) 34

J. 50

Subtotal 249 30 30 0 149 40 0 4 0 34 66 0

4.

A. 175

Subtotal 0 0 0 0 0 0 175 0 0 0 0 0

TOTAL 598 120 56 73 149 40 175 35 0 34 66 0

GRAND TOTAL (columns above) 1036 310

FIGURE 6

FREEHOLD TOWNSHIP

PRIOR CYCLE CREDITS

Age Restricted UnitsFamily Units

ROUND 3

Age Restricted Units

COAH ROUNDS 1, 2 AND 3 AFFORDABLE HOUSING UNITS AND CREDITS

COMPLETED and PROPOSED

1999 - September 2012

Notes: (1) The Monmouth Crossing assisted living facility was developed by CentraState in Round 2 with 14 affordable rental apartment units but was not utilized for credit at the time. Upon the opening of the 30

unit MS facility, Kershaw Commons, CentraState donated property for Kershaw Commons and will extinguish the deed restrictions at Monmouth Crossing. The result is a net increase of 16 affordable apartment

units at Kershaw Commons.

Trenton City - 2001

Freehold Borough - 2001 (Up to 221 Units)

Group Home

REGIONAL CONTRIBUTION AGREEMENTS

Freehold Borough - 1987

ROUNDS 1 and 2 (1987 - 1999) COMBINED

COAH REQUIREMENT - 1036 UNITS

Family Units

Asbury Park City - 2001 (Up to 45 Units)

Credits Without Controls (4/1/80 - 12/15/86) Silvermead

FAIR SHARE PLAN

EXTENSIONS ON AFFORDABILITY

Avalon Manor (296 total 30 affordable)

GROUP HOMES

NEW CONSTRUCTION

Independence Square 9/90-12/94 (312 total 64 affordable)

180 Turning Lives Around (5/96 & 2/04) (4 Apts. @ 2 BR / unit)

OCEAN, Inc. (2005 - 2007) (16 Apartments @ 1 BR / unit)

Easter Seals (Various Locations) (2/92) (4 homes @ 2 & 3 BR /unit)

ARC of Monmouth County (Bergerville Rd.) (5/85) (1 home @ 6 BR/ unit)

Elton Corner 9/06 (149 age restricted rental)

Wyndham Place I and II 12/88-4/96 (484 total 96 affordable)

Strickland Farm 3/93-4/97 (390 total 78 affordable)

Adelphia Green (96 total 11 affordable)

MS Facility-Proposed

Association for the Multiple Impaired Blind (AMIB) (Adams Pl.) (One 4 BR home)

Includes Independence Square, Wyndham Place and Strickland Farms
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b. New Construction

1) Association for the Multiple Impaired Blind, Inc. (AMIB)

The Association for the Multiple Impaired Blind, INC., (AMIB) is a private non-
profit corporation of the State of New Jersey and operates several small group homes
throughout New Jersey. The mission of AMIB is to promote community integration
and participation of individuals who are blind or visually impaired and have multiple
disabilities, by providing opportunities for community living, training and support.
Residents are based on referral from the New Jersey Division of Developmental
Disabilities.

AMIB purchased a property in October 2011 located at 11 Adams Place in Freehold
Township (designated as Lot 13, Block 93.05) consisting of four (4) bedroom units.
AMIB will renovate and convert this home into a group home. The bedroom units
will be utilized for income-qualified individuals in compliance with COAH's rules.
The Township requests a total of 4 credits for this group home facility.

2) Multiple Sclerosis (M.S.) Special Needs Facility - Group Home “Kershaw
Commons”

In September 2011 a 30 unit permanent residence facility named “Kershaw
Commons” was opened for indigent care adults with multiple sclerosis (MS). It is
located on a 3.33 acre site on the outer loop of Applewood Drive (off Gully Road)
Gully Road within the Applewood Estates assisted living and long-term care
residential complex. The facility is one of the largest, most comprehensive facilities
in the region dedicated to the diagnosis, treatment, rehabilitation and support of MS.

CentraState will extinguish the deed restrictions on 14 assisted living housing units
at the CentraState Monmouth Crossing facility on C.R. 537 upon the opening of
Kershaw Commons. This will result in a net increase of 16 affordable rental units.
Additional information on this facility is provided in Exhibit 11.

3) Proposed Multiple Sclerosis (M.S.) Special Needs Facility - Group Home

Due to the success of Kershaw Commons, a proposed MS facility containing 50
units is being proposed in Freehold Township. The location and details of the
facility are still being discussed.

4) Land Bank – Senior Units

Subject to execution and approval of a settlement agreement with Land Bank
Freehold (“LBF”), this property will be rezoned to permit the proposed development
of a planned adult community (PAC) consisting of approximately 172 age-restricted
housing units at a maximum density of six dwelling units per acre on approximately
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33 acres. Any approval of the planned adult community will be conditioned upon
the provision of a 20 percent inclusionary component of affordable low and
moderate income housing units to be located on-site totaling 34 units. The
development would provide a minimum of 50 percent low income and a maximum
of 50 percent moderate income housing units. This site could be developed within
the next three to four years. The number of credits the Township will claim from
this project against any future Mount Laurel responsibilities will depend upon (a) the
obligation COAH ultimately assigns to Freehold Township under the Round 3 Rules
and (b) the cap COAH applies on age-restricted units in its Round 3 Rules.

NEW CONSTRUCTION CREDITS = 104

c. Extension of Affordability Controls.

Freehold Township is applying for credit for 175 affordable for-sale family housing units
that were developed and issued Certificates of Occupancy between December 20, 1987
and January 1, 1994. These units were built at Wyndham Place, Independence Square and
Strickland Farms and will be targeted for affordability extension credit.

The Township has supplied the court-appointed master with the deed restrictions imposed
first by the Affordable Housing Management Service of the New Jersey Housing and
Mortgage Finance Agency (“HMFA”) and subsequently by the Housing Affordability
Service of the HMFA. To the extent that the Court concludes that the restrictions are
perpetual, the Township should not be punished for its foresight. To the extent that the
affordable housing restrictions are deemed not to be perpetual, the Township will
implement a program to “capture” the units and to generate an additional 30 years of
restrictions so as to generate a credit for the extension. The Township will prepare such a
program to preserve those units as affordable units following the expiration of the deed
restrictions and the first non-exempt sale.

In the event repairs to a unit in the Extension of Expiring Controls program are required
to bring the unit up to code, as required by N.J.A.C. 5:97-6.14(a)3, the Township will
provide funds from the Township Housing Trust Fund to make the needed repairs.
However, the Township will only make the Trust Funds available to repair the unit if the
owners of the unit meet the affordability requirements of a very low, low or moderate
income household in accordance with the applicable household income requirements
established annually by the Council on Affordable Housing.

EXTENSION OF AFFORDABILITY CONTROL HOUSING CREDITS = 175

TOTAL SURPLUS and NEW CREDITS TOWARDS ROUND 3 = 310

In sum, the Township anticipates 310 surplus and new credits towards its Round 3 obligation
once COAH assigns the Township its obligation.
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IMPLEMENTATION

In accordance with N.J.A.C. 5:97-3.2 (a) 4, the following documentation is required for an
implementation schedule:

i. Documentation for mechanisms to address the prior round
obligation, the rehabilitation share, and the growth share obligation up to
the first plan review pursuant to N.J.A.C. 5:96-10 shall be submitted at the
time of petition.

Information addressing the prior Round 1 and Round 2 obligations is provided in Exhibit 12.
Since the Township presently has no round three obligation, no documentation is provided to
address the growth share obligation that existed at the time COAH adopted N.J.A.C. 5:97-3.2 (a)
4, but that no longer exists.

ii. Documentation for zoning for inclusionary development, an
accessory apartment program, or a market to affordable program shall be
submitted at the time of petition and implemented within 45 days of
substantive certification;

The plan does not include zoning for inclusionary development, an accessory apartment program
or market to affordable program because no such programs are proposed.

iii. Documentation for the extension of expiring controls shall be
submitted at the time of petition and implemented in accordance with an
implementation schedule pursuant to (a) 4IV below; and

Documentation for extension of expiring controls is provided in Exhibit 13.

iv. Documentation for all mechanisms not included in (a)4i through iii
above shall be submitted according to an implementation schedule, but no
later than two years prior to scheduled implementation of the mechanism,
and shall consider the economic viability of the mechanisms and the actual
growth share obligation that has or will occur as calculated pursuant to
N.J.A.C. 5:97-2.5. Pursuant to N.J.A.C. 5:97-2.5(d), the municipality
shall comply with the plan evaluation requirements and shall be subject to
the enforcement remedies of N.J.A.C. 5:96-10.4.
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VERY LOW INCOME REQUIREMENT

N.J.A.C. 52:27D-329.1 requires that at least 13 percent of the affordable housing units (created
after July 17, 2008) be made available for occupancy by low-income and moderate income
households will be reserved for occupancy by very low income households, as that term is
defined in N.J.A.C. 52:27D-304.

The new affordable units created or anticipated after July 17, 2008 includes the following
completed and potential units:

a) AMIB – 4 units
b) “Kershaw Commons” – 16 units
c) Land Bank – 34 units
d) Proposed MS facility – 50 units

TOTAL = 104 units

Of the 130 anticipated credits, we anticipate that 69 of the units/bedrooms will be available to
very low income households. Once COAH assigns the Township a round three obligation, it will
use these 69 units or bedrooms to address the very low income requirement created by the fair
share allocation.

a) “Kershaw Commons” MS Facility – 16 units
b) Proposed MS facility – 50 units

TOTAL = 66 units

REHABILITATION COMPONENT

Freehold Township participates in the Monmouth County Community Development Program for
potential rehabilitation of substandard housing units that are occupied by low and moderate
income households. The County utilizes a Rehabilitation Operating Manual approved by and on
file with COAH that addresses the need for the rehab of for-sale and rental units.

Money from the Township Affordable Housing Trust Fund will be utilized for the affordable
housing rehabilitation program on an as needed basis as it has done so historically.

Five (5) rehabilitated units have been completed through September 10, 2012. Documentation
for these units is provided in Exhibit 14.
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FAIR SHARE PLAN DOCUMENTATION

The following documents are provided and are available at the Township Planning Board Office.
All of the documents have been scanned and are also available in electronic (.pdf) format. A
copy of the documentation will be submitted to the master.

Exhibit 1 2010 Rental Housing Rates for Low and Moderate Income Units & 2010 Sales
Prices for Single Family Detached Housing Units for Low and Moderate Income
Household

Exhibit 2 Additional 2000 Census Data for Freehold Township

Exhibit 3 Monmouth County Rehabilitation Report

Exhibit 4 Master Plan

Exhibit 5 Reexamination Report

Exhibit 6 Zoning Ordinance and Zoning Map (located on-line at:
http://www.twp.freehold.nj.us/departments/Planning-Zoning/default.asp

Exhibit 7 Tax Maps (includes maps applicable to existing or potential affordable housing
sites)

Exhibit 8 Service List

Exhibit 9 Spending Plan

Exhibit 10 COAH Resolution granting substantive certification for The Freehold Township
Round 1 & 2 Housing Plan

Exhibit 11 M.S. Facility – Kershaw Commons

Exhibit 12 Round 1& 2 Plan – Adopted May 3, 1999

Exhibit 13 Extension of Expiring Controls Documentation

Exhibit 14 Monmouth County Community Development – Rehabilitation Contract
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COMMUNITY FACILITIES AND UTILITIES PLAN ELEMENT

Community facilities and utilities are a significant component of the Freehold Township land
use pattern and Master Plan due to the fact that the Township hosts a variety of Township,
Freehold Borough, Monmouth County, and State of New Jersey facilities. In addition, the
Township contains a regional high school facility. The specific facilities and utilities located
within the Township are described below. It should be noted that park, recreation, and open
space areas and facilities are described in a separate plan element.

PUBLIC FACILITIES

Public facilities comprise major landmarks-within Freehold Township and, in the case of
schools, provide focal points for several of the neighborhood areas within the Township. As a
result of rapid growth in the 1960's and 1970's, the Township experienced rapid development
of community facilities and utilities within a relatively short period of time. The result is that
most of the facilities and utility sites which exist today will continue into the future.
Expansion rather than new construction will be the rule during the next five to ten year
period. In most cases, the present Township facilities have adequate site area for expansion
and many facilities were designed for future staged expansion.

As with Township facilities, County facilities located within the Township are relatively new
and/or have site areas adequate for future expansion.

FREEHOLD TOWNSHIP FACILITIES

Municipal Plaza - Township facilities are centered at the 21-acre Municipal Plaza complex at
the intersection of Schanck Road and Stillwells Corner Road in the west central portion of the
Township. The present Municipal Building was constructed in 1974-1975 with the occupancy
of only the first floor in September 1975. Final interior construction of the second floor
occurred in 1980. The building houses meeting rooms and the administrative offices of the
Township including the Administrator, Clerk, Treasurer, Tax Assessor, Tax Collector,
Construction Official, Engineer, Recreation Commission, Health Officer, and Office of
Planning Board, Board of Adjustment, Shade Tree, Environmental Commission, Architectural
Review Committee, Rent Control Board, and other board and agency offices. The Mayor and
Township Committee also have offices in the Municipal Building. Freehold Township has
modern computer, word processing, and magnetic card entry and security systems.

Adjacent to the Municipal Building is the Public Safety Building which was built in 1967.
Since 1975, this building has housed the Police Headquarters and Court Clerk. The Court
Room on the second level is also utilized as a public meeting room.

The third structure at Municipal Plaza is the Freehold Township Fire District No. 1
Headquarters Building which houses Freehold Independent Fire Company No. 1. The
building was built in 1971 as a result of a donation of 1.38 acres to the newly formed Fire
District No. 1 which services the western portion of the Township.
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In the fall of 1984 construction was begun on a Justice Center. The Justice Center will house
the Police Headquarters, court and multi-purpose room, and office space for judges, the
prosecutor, juvenile activities, and related functions.

During the period 1954 - 1967, the Township offices were located in the building now owned
and occupied by the East Freehold Fire Company which had been converted from the one
room East Freehold School. Prior to 1954, the Township Committee met at the Freehold
Library Meeting Room in Freehold Borough while Township records were maintained by
Township officials at their homes. The Library Meeting Room arrangement occurred in about
1920 shortly after the Borough was formed. The Andrew Carnegie Foundation had donated the
Library to Freehold Township. With formation of the Borough in 1919, an agreement was
reached so that the Borough could make use of the Library provided that the Township
Committee would have access to and use of the Meeting Room in the basement. This
arrangement was maintained until 1954 when the Township created offices and a meeting
room at the converted East Freehold School Building.

Public Works Garage - The Public Works Garage was built in 1972 - 1973 following an
agreement between the Township Committee and the Township Board of Education on a joint
venture project at a 20.55 acre site on Jackson Mills Road south of Elton Adelphia Road. In
exchange for Board of Education owned property (15.5 acres), the Township constructed and
fenced a bus parking lot and storage area (5.05 acres).

The Public Works Garage houses the Public Works Department and Water Department and
provides for storage of bulk material on the site. The Township expects to acquire 18.0 acres
adjacent to the present 15.5 acre site for future long-term expansion.

Water System - Freehold Township owns and operates a municipal water system consisting of
production, treatment, storage, transmission, and distribution facilities that serve residential,
industrial, and commercial consumers in the Township. The Township also sells water to a
residential development in Colts Neck. The water system services most of the developed areas
of the Township north of the Manasquan River. The system provides service to approximately
85 percent of Township residents and nearly all commercial and industrial development
within the Township.

Freehold Township initiated its water system in 1967 with the acquisition of the Freehold
Water and Utility Company that provided water service to the central and northeast portions
of the Township. In 1972 the Township acquired the Southern Gulf Water Company which
served the northeast of the Township. The Township water system has been expanded over
the years as the Township has developed.

Freehold Township obtains its water supply from ten wells located in three different well
fields known as the Jackson Mills Road, Koenig Lane, and Point Ivy Well Fields. The
Township also purchases bulk surface water from the Matchaponix Water Company. A
treatment plant at each well field provides pressure filtration for iron and magnesium removal
and chemical treatment for pH adjustment, corrosion control, disinfection, and fluoridation.
The Matchaponix water is treated and disinfected by the Matchaponix Water Company and
fluoridated by Freehold Township at the interconnection point to the Township system. The
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Township also has an agreement with the New Jersey American Water Company for future
bulk water supply to supplement the Township sources. Freehold Township has emergency
interconnections with Freehold Borough, Gordon's Corner Water Company and New Jersey-
American Water Company.

The Freehold Township water system treatment plant peak capacity in 1999 was 8.32 MGD
(million gallons per day). The water system storage facilities consist of five standpipes with a
total capacity of 9.49 million gallons.

The water system distribution system consists of approximately 150 miles of water pipes
ranging in size from 6-inches to 16-inches and the existing well fields and storage tank
facilities. The existing well fields are presented in the following table:

TABLE 19
FREEHOLD TOWNSHIP WATER SYSTEM — EXISTING WELLS: 1997

Well No. Location
Depth
(feet)

Pump
Capacity*

Geologic
Formation

3 Point Ivy 200 500 Englishtown

7 Point Ivy 580 880 Raritan (Old Bridge)

12 Point Ivy 210 500 Englishtown

8 Koenig Lane 670 1,000 Raritan (Old Bridge)

13 Koenig Lane 670 1,080 Raritan (Old Bridge)

9 Jackson Mill Road 740 1,000 Raritan (Old Bridge)

10 Jackson Mill Road 740 1,000 Raritan (Old Bridge)

11 Jackson Mill Road 1,002 800 Farrington

14 Jackson Mill Road 993 N/A Farrington

15 Jackson Mill Road 983 N/A Farrington

* Gallons Per Minute

Source: Township of Freehold Water System Master Plan — 1997

Water in the Freehold Township system is treated for iron removal, pH adjustment,
fluoridation, chlorination, and corrosion control. Water storage is provided by five tanks
located at high elevation points within the Township and water pressure is maintained within
normal limits of 30-40 lbs./square inch. The Township water system storage tanks are
described in the following table:
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TABLE 20
FREEHOLD TOWNSHIP WATER SYSTEM — STORAGE TANKS: 1997

Stand Pipe Location
Total Capacity

(Gallons)

Useable Gravity
Capacity
(Gallons)

Stone Hill Stand Pipe Stone Hill Road 3,000,000 3,000,000

Asbury Stand Pipe Asbury Avenue 3,000,000 1,430,000

Southern Gulf Stand Pipe Colts Neck Road 250,000 92,000

Hospital Stand Pipe Freehold-Smithburg Road 240,000 118,000

Raceway Mall Stand Pipe Raceway Mall 3,000,000 1,990,000

System Total 9,490,000 6,630,000

Source: Township of Freehold Water System Master Plan — 1997

Freehold Township prepared a Sanitary Sewer Master Plan in October 1998. The Plan was
prepared by Killam Associates, consulting engineers for the Freehold Township sewer system.
The Sanitary Sewer Master Plan is consistent with the Ocean County and Monmouth County
Water Quality Management Plans. The Planning Board adopts by reference the Township of
Freehold Sanitary Sewer Master Plan dated October 1998.

The Township of Freehold Water System Master Plan dated November 1997, prepared by
Kiliam Associates, Water System Consulting Engineers for Freehold Township, is adopted by
reference and made a part of the Freehold Township Master Plan.

Sanitary Sewer System — Freehold Township is divided into three broad geographical areas in
terms of waste water disposal: (1) the southern third of the Township which is largely
undeveloped and unsewered; (2) the northwestern portion of the Township which is serviced
by the Western Monmouth Utilities Authority; and (3) the remainder of the Township which is
serviced by the Freehold Township Sewer Department that conveys sewerage flow to the
Manasquan River Regional Sewerage Authority.

The southern portion of the Township is rural and largely undeveloped with large lot zoning
consisting predominately of Rural Residential zoning with five acres minimum lot size and
extensive public parks and wildlife management areas including the Monmouth County
Turkey Swamp Park, consisting of over 600 acres, and the New Jersey Department of
Environmental Protection Turkey Swamp Wildlife Management Area, consisting of over
1,000 acres. All residences and businesses in the southern portion of the Township are served
by on-site disposal (septic) systems. It is economically unfeasible to provide public sanitary
sewerage service to this area and the Township plans to maintain this area as a managed on-
site disposal (septic) service area in accordance with the Ocean County Water Quality
Management Plan which includes the Metedeconk River Drainage Basin.
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The northwestern portion of the Township, generally north of County Route 522 and west of
the former Central Railroad of New Jersey, is serviced by the Western Monmouth Utilities
Authority (WMUA) which includes all of Manalapan Township and Englishtown Borough,
and parts of Freehold Township and Marlboro Township and a small portion of Old Bridge
Township in Middlesex County. The WMUA owns and operates its own collection,
conveyance and treatment facilities with all flow ultimately discharging to the Pine Brook
Treatment Plant located on Utility Road in Manalapan Township.

The Freehold Township Municipal Sewer System came into existence in 1967 when the
Township acquired two privately owned utilities, the Freehold Sewerage Company and the
Wynnewood Sewerage Utility Company. Both utilities had constructed treatment facilities in
the early 1960's. Treated wastewater was discharged into tributaries of the Manasquan River.
In 1972 the Township acquired the Southern Gulf Sewerage Company which serviced parts of
the northeastern section of Freehold Township. The Southern Gulf Sewerage Company
conveyed its wastewater to the Borough of Freehold treatment plant located on the eastern
border of the Borough. In 1972 the Township also acquired The Levitt Development Sewerage
Company which provided service to homes in the vicinity of Medford Boulevard and had a
wastewater treatment plant located at the terminus of Medford Boulevard. After 1972 the
Freehold Township sewer system expanded as development in the Township increased until
1982 when a sewer moratorium was placed on the Township by the N.J.D.E.P. due to
inadequate capacity of the various treatment facilities. In 1984 the sewer moratorium was
lifted as a result of the creation of the Manasquan River Regional Sewerage Authority
(MRRSA), a regional entity created to serve the wastewater disposal needs of five
municipalities including Freehold Borough, Freehold Township, Farmingdale, Howell
Township, and Wall Township. Wastewater collected by the five communities is transported
by MRRSA to the Ocean County Utility Authority northern wastewater treatment plant in
Brick Township in Ocean County. As a result of that arrangement, the Township was able to
abandoned three treatment facilities and numerous sewerage pump stations. Since 1984
Freehold Township has not operated any wastewater treatment facilities.

The Freehold Township municipal sewer system consists of over 100 miles of gravity
collection sewer lines ranging in size from 6 to 24 inches in diameter. Seven municipally
owned pump stations and a number of small privately owned pump stations collect wastewater
from topographically remote areas of the Township and discharge into the main gravity system
via force mains. The Township also provides sanitary sewer service to a residential
development in Colts Neck north of Burlington Road.

Commuter Parking Lot - In 1979, Freehold Township acquired 8.53 acres and built a
Commuter Parking Lot on Route 9 and Schibanoff Lane. This facility contains 175 parking
spaces and an additional 200 spaces could be paved to meet future demands.

Fire Districts - Freehold Township receives fire protection services from two companies: the
East Freehold Fire Company and the Freehold Independence Fire Company No. 1.
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The Freehold Independent Fire Company, which has fire station facilities on Stillwells Corners
Road at Municipal Plaza and on Siloam Road serves Fire District No. 1, which includes areas of
the Township west of U. S. Route 9. The Company was formed in 1962 as a result of devastating
forest fires in the southern portions of the Township. The Company built its original firehouse on
Siloam Road in 1963 with a meeting room addition in 1972. The present Municipal Plaza
building was built in 1972. Fire districts were formed in 1969.

Fire District No. 2, which includes areas east of U. S. Route 9, is protected by the East Freehold
Fire Company. The main firehouse was built on Dutch Lane Road in 1967 as a result of a
donation by the Township of the former Municipal Building to the Fire Company. Land on
Daniels Way was purchased from the State Department of Transportation and an Annex Building
was completed in 1976 by Fire District No. 2.

Schools - The Freehold Township School District is a kindergarten through eighth grade system
comprised of five elementary (K-6) schools; Applegate, Burlington Road, Laura Donovan,
Marshall Erickson (formerly Elton Road) and west Freehold, and two intermediate schools,
Clifton T. Barkalow and Eisenhower for grades 7 and 8. Township students continue their
education for grades 9 through 12 at the Freehold Township High School, one of five facilities
that form the Freehold Regional High School District.

The following table presents data of existing schools in the Freehold Township School District.
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TABLE 21
EXISTING SCHOOLS

FREEHOLD TOWNSHIP SCHOOL DISTRICT: 1977 AND 1984

School
Year Built /
Expanded Grades

Enrollment
September

Capacity

Site
Size

(Acres)1977 1984*

Elementary:

Applegate 1975 K-6 413 373 667 14.3

Burlington Rd. 1960 K-5 529 313 678 14.6

Laura Donovan 1968 K-6 702 392 754 12.8

Marshall Erickson 1972 K-6 546 365 662 30.5

West Freehold 1936/49/51 K-5 589 348 630 8.8

Total 2,799 1,791 3,391 81.0

Intermediate:

Barkalow 1965/67 7-8 559 485 655 11.8

Eisenhower 1970 7-8 477 461 674 19.0

Total 1,036 946 1,329 30.8

*Includes Special Education pupils.

Sources: Educational Facilities Master Plan, Freehold Township School District: 1978.
Updated by Freehold Township Board of Education 1982

Prepared by: Townplan Associates
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Most of the school system facilities are considered to be in very good condition. Five of the
seven schools were built between 1965 and 1975 in response to the growth in enrollment during
that period while others have been renovated and/or expanded.

Although school enrollments have decreased in recent years, the expectation is that Freehold
Township will continue to gain new residents, largely through in-migration. Currently, however,
there are no plans for the expansion of existing facilities or the construction of new buildings.
The following table compares annual June enrollment data for 1970-1984.

TABLE 22
ELEMENTARY AND INTERMEDIATE SCHOOL ENROLLMENTS

FREEHOLD TOWNSHIP: 1970 - 1984*

Year
Elementary

K-6
Intermediate

7-8
Special

Education
Total

Enrollment

1970 2,421 632 97 3,150
1971 2,588 619 120 3,327
1972 2,763 669 118 3,550
1973 2,791 799 130 3,720
1974 2,830 814 125 3,769
1975 2,779 790 114 3,683
1976 2,790 799 120 3,709
1977 2,906 853 131 3,890
1978 2,745 875 123 3,743
1979 2,657 835 80 3,572
1980 2,628 816 84 3,528
1981 2,517 789 110 3,416
1982 2,190 799 121 3,110
1983 1,955 841 130 2,926
1984 1,833 759 145 2,737

Sources: Educational Facilities Master Plan, Freehold Township School District:
1970 - 1978 and Freehold Board of Education: 1979 - 1984

*Based on June enrollments

Prepared by: Townplan Associates
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Parochial and Private School Enrollments - In June 1984, parochial and private elementary
school enrollments total led 189 in Freehold Township. Most of the students attended St. Rose
of Lima School in Freehold, while some attend the Ranney School and other private schools.

MONMOUTH COUNTY FACILITIES

Monmouth County Correctional Institution - Monmouth County Correctional Institution built
in the mid-1960's is located on a 21-acre site on Waterworks Road northwest of the Borough.
In order to eliminate overcrowded conditions and projected future needs, a planned expansion
is to be completed in 1983-1984.

Monmouth County Social Services - The Monmouth County Social Services Building,
completed in 1976, is located on Kozloski Road and Burlington Road. This three story
building houses the Departments of Employment and Training, Food Stamps, and numerous
other social service departments and programs. While there are no current plans for future
expansion, the third floor of the building is being renovated. Monmouth County Social
Services employs approximately 450 County residents.

Monmouth County Garage - In 1981, the County acquired a building and in 1982 constructed
two garages on a seven acre parcel of land at the intersection of Kozloski Road and Center
Street. The site provides for the indoor storage of vehicles.

Montgomery Nursing Home - The John Montgomery Nursing Home, located on a 23.0 acre
site on Dutch Lane Road in northeast Freehold Township, is a county facility that provides for
the health care needs of the area's elderly population. A variety of services are provided
including nursing care and rehabilitation. As of 1983, all 119 beds are occupied. Currently
under construction is a four story addition and two new accompanying parking areas. Plans
include the addition of a day care unit for the elderly as well as the renovation of existing
facilities. Improvements are designed to better serve the needs of Monmouth County residents
by providing 256 beds and more modern facilities.

Monmouth County Vocational Technical School - In 1981, the County began construction of
the Monmouth County Vocational Technical School to fulfill the need for education of
handicapped students in a central, well-planned location. The school and its grounds occupy a
37.6 acre tract on Kozloski Road adjacent to the Social Services Building. In addition to
administration and teaching personnel, the school will accommodate 187 students for each of
the two daily school sessions plus 100 students for evening classes.

Monmouth County Juvenile Detention Center - Built in 1970 on Dutch Lane Road, adjacent to
Montgomery Nursing Home, the Monmouth County Juvenile Detention Center is a holding
facility for the court system. It provides educational programs for held youths ages 8 - 18.
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STATE OF NEW JERSEY FACILITIES

Motor Vehicle Station - The State of New Jersey Department of Motor Vehicles Station is
located on Route 9 south of State Highway 33. This facility is located on a 0.7 acre site.

Maintenance Office - The New Jersey Department of Transportation has a maintenance office
and facility on a 13.6 acre site on Daniels Way.

FREEHOLD AREA HOSPITAL

Opened in 1971, the Freehold Area Hospital provides general hospital services including a 24-
hour emergency room, critical care units, an outpatient clinic, and various other health care
services. The Wellness Center is a unique facility that provides health education to service area
residents and patients.

In 1982, the hospital contained 250 beds with an accompanying occupancy rate of 95 percent.
Hospital administrators anticipate that the number of beds will increase by 100 during the next
five year period. Expansion can be accommodated on the 28.4 acre hospital site on Freehold
Smithburg Road (C.R. 537) at Iron Bridge Road

OTHER UTILITIES

Solid Waste - Household wastes and commercial and industrial wastes are collected and disposed
by private waste disposal companies. Spring and fall clean-up programs are operated by the
Township and wastes are disposed at the Monmouth County Reclamation Center, Tinton Falls.

Electricity - Freehold Township is within the service area of the Jersey Central Power and Light
Company. A major transmission line extends 4.2 miles through the southern portion of Freehold
Township. The right-of-way is 260 feet wide from Howell Township north of Ely Harmony
Road to Siloam Road and 520 feet wide from Siloam Road to Freehold Smithburg Road (C.R.
537). A major transmission substation is located on a 47.5 acre site on the Freehold Smithburg
Road. Jersey Central Power and Light has been able to provide electrical power for development
in Freehold and no problems are foreseen in providing future services as needed.

Gas - Natural gas is distributed by the New Jersey Natural Gas Company with headquarters in
Asbury Park. Natural gas hook-ups are being permitted after a brief moratorium in the 1970's.

Telephone - Telephone services are provided by the New Jersey Bell Telephone Company. The
Freehold area has modern computerized exchange services.

Cable Television - Cable television service was authorized by the Township Committee in 1980
by franchise to Monmouth Cablevision Associates. In 1981, the firm constructed an office and a
240 foot television receiving tower on a 3.719 acre site on the west side of Route 9 at Luiz Lane
north of the Borough and service was initiated in 1981.
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CIRCULATION PLAN ELEMENT

The Circulation Plan Element of the Master Plan is comprised of several components, including
streets and highways, bus, rail, air and pedestrian facilities. The Municipal Land Use Law,
N.J.S.A. 40:55D-28 provides that a Planning Board may prepare, as a component of the Master
Plan, “a circulation plan element showing the location and types of facilities for all modes of
transportation required for the efficient movement of people and goods into, about, and through
the municipality, taking into account the functional highway classification system of the Federal
Highway Administration and the types, locations, conditions and availability of existing and
proposed transportation facilities, including air, water, road and rail.”

The following sections describe the different modes of transportation within the Master Plan.

STREETS AND HIGHWAYS

The Federal-Aid Highway Act of 1973 required the use of functional highway classification to
update and modify the Federal-aid highway systems by July 1, 1976. This legislative
requirement is still effective today.

A total of 56.2 miles of streets and highways in Freehold Township are classified in accordance
with the U. S. Department of Transportation, Federal Highway Administration, Highway
Functional Classification Concepts, Criteria and Procedures (1989) in conjunction with the N.J.
Department of Transportation and the Monmouth County Planning Board. Under this
classification system, two (2) broad categories of roadways are recognized by the U. S.
Department of Transportation for the purposes of allocating Federal funds for highway
improvements:

1. Urban Area Roads – The term 'urban area' means an urbanized area or an urban place as
designated by the Bureau of the Census having a population of 5,000 or more. Roads in
designated urban areas are eligible for Federal funds for various improvements to existing
roadways including intersection improvements, channelization and other spot
improvements on short segments of roadways. These improvements are intended to
enhance capacity and safety on the existing urban street system.

The majority of Freehold Township is within a designated urban area. The boundary
between urban and rural generally runs south of Monmouth County Route (CR) 524 and
Georgia Road. To the north of the boundary is the designated urban area while to the
south of the boundary is the designated rural area.

2. Rural Area Roads – Located outside the urban area, designated rural area roads include a
few roadways in the southern portion of Freehold Township.

Under these two broad categories, the primary functional classification system for urban
and rural road types is:
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RURAL AREAS URBAN AREAS

Interstate Interstate
Principal Arterial Freeways or Expressways
Minor Arterial Principal Arterial
Major Collector Minor Arterial
Minor Collector Collector
Local Local

The Circulation Plan Map identifies the location and extent of streets and roadways in Freehold
Township, and designates the primary functional classification system for urban and rural area
road types. The Freehold Circulation Plan Map is based upon the following source:

“2000 Urban Functional Classification – Monmouth County, dated
June 2, 2004. Prepared by the New Jersey Department of
Transportation Division of Traffic Engineering and Safety Bureau of
Transportation Data Development in cooperation with the U.S.
Department of Transportation Federal Highway Administration.”

The functional classification system as it applies to Freehold Township is defined below,
including distinctions between urban and rural area road types. In cases where a roadway
extends through the rural-urban line, such as CR 23, it will be described in both categories.

Urban Areas

There are 42.81 miles of classified urban area streets and highways in Freehold Township.
The urban area streets and highways are further divided into sub-categories as follows:

1. Urban Freeways or Expressways

Freeways or expressways which are designated exclusively in urban areas, are high-
speed, high capacity, limited access highways devoted entirely to the movement of
motor vehicles and provide no direct access to abutting properties. They generally
traverse large areas, often an entire state, and connect with freeways of adjoining states.
Design features include the separation of opposing traffic lanes by a continuous center
barrier or median strip and full access control and grade separation at intersections or
interchanges which are generally widely spaced. Expressways usually have rights-of-
way widths in excess of one hundred fifty (150) feet and are generally designed for a
capacity of between 1,000 to 1,500 vehicles per lane per hour.

There is one freeway located within Freehold Township totaling 4.1 miles; the N.J.
Route 33 (Bypass) extending generally east to west from the Howell Township border
to the Manalapan Township border.

2. Urban Principal Arterial - The principal arterial system carries the major portion of trips
entering and leaving the urban area, as well as the majority of through movements
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desiring to bypass the central city. In addition, significant intra-area travels, such as
between central business districts and outlying residential areas, between major inner city
communities, or between major suburban centers are served by this system. Frequently
the principal arterial system will carry important intra-urban as well as intercity bus
routes. Finally, this system in small urban and urbanized areas provides continuity for all
rural arterials which intercept the urban boundary.

Because of the nature of the travel served by the principal arterial system, almost all
fully and partially controlled access facilities are part of this functional system.
However, this system is not restricted to controlled access routes.

The spacing of urban principal arterials is closely related to the trip-end density
characteristics of particular portions of the urban areas. The spacing of principal
arterials (in larger urban areas) can vary from less than one mile in the highly developed
central business areas to five miles or more in the sparsely developed urban fringes.

In Freehold Township, principal arterial highways total 11.1 miles and include the
following:

 U. S. Route 9
 N. J. Route 33 (Business)
 N. J. Route 79
 County Route 537 - between N.J. Route 33 and Freehold Borough border and

Freehold Borough border to Colts Neck Township border

3. Urban Minor Arterial - The minor arterial street system interconnects with and augments
the urban principal arterial system. Minor arterials provide service to trips of moderate
length at a somewhat lower level of travel mobility than principal arterials. This system
also distributes travel to geographic areas smaller than those identified with the higher
system.

The minor arterial street system includes all arterials not classified as a principal and
contains facilities that place more emphasis on land access than the higher system, and
offer a lower level of traffic mobility. Such facilities may carry local bus routes and
provide intra-community continuity, but ideally should not penetrate identifiable
neighborhoods. This system includes urban connections to rural collector roads where
such connections have not been classified as urban principal arterials.

Where possible, the desirable right-of-way width for minor arterial highways is one
hundred (100) feet.

Roadways in Freehold Township which are classified as minor arterial highways total
17.47 miles and include the following:

 Elton Adelphia Road (County Route 524) – between Manalapan Township border
and Halls Mill Road

 Halls Mill Road
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 Kozloski Road
 East Freehold Road
 Pond Road
 Freehold Englishtown Road (County Route 522)
 Manalapan Avenue
 Monmouth Road (County Route 537) – between N.J. Route 33 and County Route

524

In addition to the roadways listed above Georgia Road is proposed by the Township of
Freehold as an Urban Minor Arterial.

4. Urban Collectors

The collector street system provides land access service and traffic circulation within
residential neighborhoods, commercial and industrial areas. It differs from the arterial
system in that facilities on the collector system may penetrate residential neighborhoods,
distributing trips from the arterials through the area to the ultimate destination.
Conversely, the collector street also collects traffic from local streets in residential
neighborhoods and channels it into the arterial system. In the central business district,
and in other areas of similar development and traffic density, the collector system may
include the street grid which forms a logical entity for traffic circulation.

The desirable minimum right-of-way width for a major collector street is eighty (80)
feet. However, existing streets with a right-of-way width of less than eighty (80) feet
should be considered major collectors if they presently carry or can be anticipated to
carry traffic volumes in excess of 2,500 vehicles per day.

Roadways in Freehold Township which are classified as urban collector roads total
10.14 miles and include the following:

 Dutch Lane (County Route 46)
 Center Street
 Schanck Road
 Stillwells Corner Road
 Iron Bridge Road
 Waterworks Road (between Pond Road and East Freehold Road)
 Adelphia Farmingdale Road (County Route 524) – between Halls Mill Road and

Howell Township border
 Jackson Mills Road (County Route 23) – between U.S. Route 9 and Georgia Road

In addition to the roadways listed above, the following roadways are proposed as Urban
Collectors by the Township of Freehold:

 Asbury Avenue
 Bar Harbor Road
 Bergerville Road
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 Burlington Road
 Double Creek Parkway
 Gully Road
 Randolph Road
 Robertsville Road
 Stone Hill Road
 Stonehurst Boulevard
 Three Brooks Road
 Ticonderoga Boulevard
 Wemrock Road

Rural Areas

In total there are 13.39 miles of classified rural roadways in Freehold Township that include
rural minor, rural major collectors and rural minor arterial roadways.

The rural collector routes generally serve travel of intra-county rather than statewide and
include routes on which (regardless of traffic volume) predominant travel distances are
shorter than on arterial routes. Consequently, moderate speeds may be typical, on the
average. In order to define the characteristics of rural collectors, the system is classified
according to the following criteria:

1. Rural Minor Collectors - These routes should be spaced at intervals, consistent with
population density, to collect traffic from local roads and bring all developed areas within
a reasonable distance of a collector road; provide service to the remaining smaller
communities; and link the locally important traffic generators with their rural hinterland.

In Freehold Township the only classified rural minor collector is Eli Harmony Road
which is 4.52 miles extending from Millstone Township at Monmouth Road (C.R.537)
east through Turkey Swamp Park to Jackson Mills Road (C.R.23) in Jackson Township.

Nomoco Road and Pittenger Pond Road are proposed by the Township of Freehold as
Rural Minor Collectors.

2. Rural Major Collectors – According to the Federal Highway Classification System, these
routes are intended to: (1) Provide service to any county seat not on an arterial route, to
the larger towns not directly served by the higher systems, and to other traffic generators
of equivalent intracounty importance, such as consolidated schools, shipping points,
county parks, important mining and agricultural areas, etc.; (2) link these places with
nearby larger towns or cities, or with routes of higher classification; and (3) serve the
more important intracounty travel corridors

In Freehold Township rural major collectors account for 4.28 miles and include:

 Siloam Road (County Route 527)
 Jackson Mills Road (County Route 23) – from Georgia Road south to Jackson
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Township border

3. Rural Minor Arterial - The rural minor arterial road system is designed to form a rural
network having the following characteristics:

 Link cities and larger towns (and other traffic generators, such as major resort areas,
that are capable of attracting travel over similarly long distances) and form an
integrated network providing interstate and inter-county service.

 Be spaced at such intervals, consistent with population density, so that all developed
areas of the State are within a reasonable distance of an arterial highway.

 Provide (because of the two characteristics defined immediately above) service to
corridors with trip lengths and travel density greater than those predominantly served
by rural collector or local systems. Minor arterials therefore constitute routes whose
design should be expected to provide for relatively high overall travel speeds, with
minimum interference to-through movement.

Monmouth Road (C.R.537) – from Elton Adelphia Road (C.R.524) south to the Jackson
Township border is classified as a rural minor arterial road and is 4.59 miles in length.

BUS TRANSPORTATION

Commuter and local bus service in Freehold Township is provided through New Jersey Transit
and the Academy Bus Line.

There are two New Jersey Transit bus lines which offer local/regional service and one bus line
which offers service to New York Port Authority from Freehold Borough. Selected bus lines
and schedules can be accessed on-line at the New Jersey Transit website. www.njtransit.com

Bus Route 135 - This route is a weekday/daily commuter bus line which provides service to
New York Port Authority from the Freehold Borough Center. It runs during morning
commute hours from Freehold Borough to New York and during afternoon commute hours
from New York to Freehold Borough approximately every half hour.

Bus Route 833 - This regional/local bus route runs approximately hourly between the Red
Bank Rail Station and the Freehold Raceway Mall. It makes stops at Monmouth County
Courthouse, Freehold Borough Center, Colts Neck, Brookdale College and Red Bank.

Bus Route 836 - This regional/local bus route runs between the CentraState Medical Center
in Freehold and the Asbury Park Transportation Center. It makes stops at Freehold Raceway
Mall, Monmouth County Courthouse, Freehold Borough Center, Walmart Shopping Center,
Jersey Shore Outlets and Jersey Shore Medical Center in Neptune Township.

The Academy Bus Line offers daily commuter service to Wall Street on its “Route 9 to Wall
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Street” line. This service contains stops along Route 9 between Lakewood and the Wall Street
area in New York City. Stops in Freehold include Schibanoff Road, Schibanoff Park and Ride,
Freehold Mall, Schanck Road, Three Brooks Road, Adelphia Road and Scenic Drive.

MONMOUTH COUNTY SPECIAL CITIZEN AREA TRANSPORTATION (S.C.A.T.)

Transportation for senior citizens age 60 and older, handicapped persons and those unable to use
other transportation modes can utilize the Monmouth County Special Citizen's Area
Transportation (S.C.A.T.). This service provides transportation throughout the Monmouth
County area and is operated through the Monmouth County Division of Transportation. The
service charges a small, nominal fee for taking passengers to medical appointments or to area
stores and other locations.

PARK AND RIDE FACILITIES

There are two park and ride facilities located in Freehold Township.

Schibanoff Park and Ride - The Schibanoff Park and Ride is a commuter park and ride
facility which became available to users of regional bus service along the U. S. Route 9
corridor in 1979. The Schibanoff Park and Ride Commuter Parking Lot is located on U.S.
Route 9 southbound across from Schibanoff Lane. This 8.53 acre facility provides
approximately 370 parking spaces. An additional 148 parking spaces are located across
Route 9 at the corner of Schibanoff Lane and Route 9 northbound.

Freehold Mall - - The Freehold Mall is located on U.S. Route 9 north of N.J. Route 33.

Nearby park and ride facilities available to Freehold Township residents include:

 Howell Park and Ride facility located on U.S. Route 9 and Strickland Road to the south
of the Township

 Manalapan Mall Park and Ride located on U.S. 9 south and Symmes Drive in Manalapan.

AIR TRANSPORTATION

Commercial aviation services are provided regionally in Monmouth County at the Monmouth
Executive Airport (formerly known as Allaire Airport and Monmouth County Airport) is a
public-use airport located approximately 10 miles west of the center of Freehold Township in
Wall Township. The Airport is owned by Wall Herald Corporation and encompasses 850 acres.
It contains two asphalt paved runways: 3/21 measuring 3,707 × 50 ft. and 14/32 measuring
7,300 × 80 ft.

The airport had 57,229 aircraft operations for a 12-month period ending December 31, 2005
with an average of 156 operations per day. Eighty three (83) percent were general aviation
while 17 percent were air taxi. There were 213 aircraft based at the airport comprised of 84
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percent single engine, 9 percent multi-engine, 4 percent jet aircraft and 3 percent helicopters.

Freehold Township contains two (2) registered private airfields and three (3) registered
heliports. The details of each of the landing areas are as follows:

NJDOT
Airport

Code Location Owner
Airfield

Type

Landing
Area

Dimensions
Landing
Surface

NJ59 355 Georgia Road John Ekdahl Airfield 1,300’ x 90’ Grass
NJ60 409 Georgia Road John Cuddihy Airfield 2,800’ x 50’ Grass

24NJ 3670 U.S. 9
Bank of
America

Heliport 50’x 50’ Asphalt

33NJ
Route 537 (West
Main Street)

CentraState
Medical Center

Heliport 75’x 75’
Grass

64NJ
Joda Drive off CR
537

Verizon
Corporation

Heliport 75’x 75’ Asphalt

RAIL TRANSPORTATION

There are presently four branch rail lines serving Monmouth County, although only one
provides passenger service. This service is provided seven days a week by the New Jersey
Department of Transportation in conjunction with the United States Consolidated Rail
Corporation (CONRAIL) on the North Jersey Coast Line. Trains operate on the former New
York and Long Branch Railroad right-of-way from Bay Head in Ocean County, north through
the Monmouth County shore communities to Perth Amboy. There it connects with the Amtrak
rail lines to Newark and New York. In 2007, the daily ridership of the North Jersey Coast Line
was 17,862 persons. In comparison, the number of daily commuters was 6,890 in 1959 and
9,815 in 1980.

CONRAIL, which is jointly owned by two freight carriers, CSX Transportation and Norfolk
Southern, connects rail freight in Monmouth County to the North American railway network, in
a shared service territory. CONRAIL operates nearly 471 miles of track in the northern half of
New Jersey and operates nearly all the freight service south of Trenton.

Railway freight service in Monmouth County is provided by several branch rail lines. The
Freehold Secondary Branch operates between Jamesburg and Farmingdale via Freehold
Township and Freehold Borough. The section of right-of-way from Jamesburg to Halls Mill
Road in Freehold Township is owned by CONRAIL, with the remaining right-of-way is owned
by the New Jersey Department of Transportation. Service between Matawan and Freehold
(Freehold Branch) has been discontinued by CONRAIL, but the right-of-way has been acquired
by the New Jersey Department of Transportation.

Monmouth-Ocean Middlesex (MOM) Rail Line

The Monmouth-Ocean-Middlesex (MOM) line is a proposed commuter rail route offering those
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residents in the three counties access to New Brunswick, Penn Station in Newark and Penn
Station in New York. The line was originally proposed by the Ocean County Board of Chosen
Freeholders in March 1980. The proposed main MOM rail line route (called the Monmouth
Junction Alignment) would run along a 40.1-mile rail corridor and would provide diesel
commuter rail service from Monmouth Junction (South Brunswick), where the Jamesburg
Branch partially joins the Northeast Corridor (NEC), to Lakehurst.

The proposed Monmouth Junction Alignment would run from Monmouth Junction southeast
through Jamesburg, Monroe, Englishtown, Manalapan, Freehold Borough, Freehold Township,
Howell and Farmingdale. A new rail connection would be required in Farmingdale. It would
proceed southward from Farmingdale to Lakehurst, passing through Howell, Lakewood,
Jackson, Toms River Township, and Lakehurst/Manchester. Trains on this line would also
operate on the NEC between Monmouth Junction and Newark. Passengers destined for New
York would transfer at Newark. Eight new stations and a train storage yard would be
constructed.

Two other proposed alignments include the Matawan alignment and the Red Bank alignment.
The Matawan alignment would begin at the Aberdeen/Matawan rail station and continue south
(along the current Henry Hudson Trail) through Marlboro, Freehold Township, Freehold
Borough, Howell, Farmingdale and continue along the same route as the Monmouth Junction
alignment to Lakehurst. The proposed Red Bank alignment would begin at the Red Bank train
station and continue south through Eatontown, Howell, Farmingdale and along the same route as
the Monmouth Junction to Lakehurst.

In mid-February 2008, New Jersey Governor Jon Corzine withdrew the Monmouth Junction
alignment from the MOM Plan. He opted to endorse the two remaining alternate alignments (via
Red Bank or Matawan-Freehold), the latter of which is currently the Henry Hudson rail trail.

The Township Committee has long supported the main Monmouth Junction alignment running
through the Township. The Committee passed Resolution R-08-99 on March 25, 2008 which in
part stated that it “reaffirms its support for the Monmouth Junction alternative as the superior
route to provide passenger rail service to this region, and continues to oppose the Red Bank and
Matawan alternatives that are also being examined in NJ Transit's Draft Environmental Impact
Statement.”

SIDEWALKS

The Freehold Township Planning Board requires sidewalks in all commercial and densely
populated residential areas in order to maintain pedestrian safety and encourage pedestrian
traffic. Where feasible, the Township should continue to require sidewalks along urban
principal arterials, urban minor arterials and urban collectors as shown on the Circulation Plan
Map.

The Planning Board endorses the concept of barrier free pedestrian ways and implements the
barrier free design standards established by the Federal Americans with Disabilities Act of 1990
which was signed into law on July 26, 1990 by President George H. W. Bush. The Township
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also complies with the New Jersey Residential Site Improvement Standards (N.J.A.C. 5:21) that
became operative on June 3, 1997. The Federal and State barrier free design standards have
been incorporated into the Township Code in the Land Use chapter which includes regulations
for subdivisions and site plans.

BIKEWAYS

Freehold Township supports bikeway development within the Township and recommends that
major roadway reconstruction within the Township be designed to provide for Class III
bikeways along the shoulders of the roads wherever practicable. In selected areas, signs,
crosswalks and depressed curbing may be required to ensure maximum safety and efficiency of
bikeways.

The three classes of bikeways are described below:

Class I Bikeways - Referred to as a "bike path," is a separate travel-way for bicyclists. They
are typically used to serve corridors not served by streets and highways or where wide rights-
of-way exist, permitting such facilities to be constructed away from the influence of parallel
streets. They provide opportunities not offered by a road system. The bike paths can either
provide a recreational opportunity, or in some instances, can serve as direct high-speed
commute routes if cross flow by motor vehicles can be minimized. The most common
applications for bike paths are along rivers, water fronts, canals, and utility rights-of-way,
within college campuses, or within and between parks. They may also be provided as part of
planned developments. The minimum paved width for a two-way bike path should be eight
(8) feet. The minimum paved width for a one-way bike path should be five (5) feet. A
minimum two (2) foot wide graded area should be provided adjacent to the pavement. It may
be necessary to install barrier posts at entrances to bike paths to prevent motor vehicles from
entering.

Class II Bikeways - Referred to as "bike lanes," are intended to delineate the right-of-way
assigned to bicyclists and motorists, and to provide for more predictable movements of each.
Bike lane signs and pavement marking help define the bikeway. A more important reason for
bike lanes is to better accommodate bicyclists through corridors where insufficient room
exists for safe bicycling on existing streets. This can be accomplished by reducing the
number of lanes, prohibiting parking on bike lane streets, or striping. The striped bike lanes
should have a minimum pavement width of four (4) feet between the gutter or parking lane
and the auto travel lane and are separated from the auto travel lane by a solid white stripe,
which becomes dashed approaching intersections where right-turning vehicles must cross
into the bike lane.

Class III Bikeways - Referred to as bike routes, are shared facilities that serve either to
provide continuity to other bicycle facilities, or designate preferred routes through high
demand corridors. Bike routes are normally shared with motor vehicles on the street, or with
pedestrians on sidewalks. In either case, bicycle use is secondary. There is no minimum
width for Class III bikeways. Width is dependent upon many factors including volume and
character of vehicular traffic on roads, typical speeds, vertical and horizontal alignment, sight
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distance, and parking conditions. There are no special lane markings and the roadway is
identified as a bicycle facility only by “Bike Route" signs placed on vertical posts.

The “Battle of Monmouth Bike Ride” is a published bicycle route by the New Jersey
Department of Transportation. The route connects Monmouth Battlefield State Park on the
south end with Holmdel County Park on the north end. The bicycle route runs along Dutch
Lane Road and Freehold-Englishtown Road within the Township.

Roadway projects should be designed to accommodate shared bikeway use where appropriate
and ensure safety for pedestrians, bicyclists and motorists.

Henry Hudson Trail

The Henry Hudson Trail is a mostly paved 10 foot wide 24 mile long trail along a former
railroad right-of way. The trail is used by walkers, runners, bicyclists and equestrians. The 12
mile North Section travels east to west, roughly paralleling Route 36 from the Highlands through
the Bayshore areas of Middletown, Keansburg, Union Beach, Keyport and Hazlet to Aberdeen.

The 12 mile South Section continues from Aberdeen south through Marlboro, Freehold
Township and terminates in Freehold Borough. The South Section has two areas which are
currently not completed in Marlboro and Aberdeen, but 10 miles of the section are open for use.

The Freehold portion of the path opened in the summer of 2005 and extends approximately 5
miles from Freehold Borough north along the former railroad line to Big Brook Park in Marlboro
Township. The path is just east of and parallel to Route 79. Parking for this portion of the trail
is available on Dutch Lane behind the Monmouth County Sheriff’s Office/Care Center.

PROPOSED INTERSECTION AND ROADWAY IMPROVEMENTS

Intersection Improvements

The following intersection improvements have been proposed, and in many cases have been
incorporated into development plans, by the Freehold Township Planning Board in conjunction
with the Township Committee. The intersection improvements are keyed to the map entitled
Proposed Roads and Intersections Improvements: Freehold Township.

1. N.J. Business Route 33 and Crow Hill Road - This intersection requires modification
in order to properly align the existing Crow Hill Road at or close to a perpendicular
angle north of N.J. Route 33, with the alignment of the proposed roadway to service
existing development on the north side and a proposed industrial park development south
of N.J. Route 33. In conjunction with development of the industrial park and area traffic
increases, this intersection would be signalized as traffic warrants.

2. N.J. Business Route 33 and Proposed Road Connecting to Kozloski Road – This
improvement is designed to upgrade the entrance road to the Iron Mountain (formerly
Brockway Glass Company) site. It has been the policy of the Planning Board to provide
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for concurrent access from adjacent properties east and west of the Iron Mountain
entrance road to utilize a controlled signalized intersection.

3. Willowbrook Road and Proposed Daniels Way Extension - This
intersection would be developed to interconnect development along Daniels Way with
industrial and office development along Willowbrook Road including the Monmouth
Executive Center and Willow Park industrial area. The intersection improvement is
important to long term traffic flow in an east-west manner to help alleviate traffic
congestion at N.J. Route 79 and U.S. Route 9.

4. U.S. Route 9 and West Main Street (County Route 537) - This bridge/intersection
strattles the boundary between Freehold Borough and Freehold Township and was
recommended to be improved by the Western Monmouth County Route 537 study
prepared by the County in January 2004. This intersection improvement would provide
for a smoother flow of traffic to and from. County Route 537 and U.S. Route 9 and is
expected to include the widening of the Route 537 bridge over Route 9, signal and travel
lane improvements, interchange modifications, pedestrian improvements including
sidewalk gaps and crosswalks, and, where feasible, the pedestrian connectivity along
Route 537.

5. U.S. Route 9 and Proposed Road – The present intersection at the South Freehold
Shopping Center (Shoprite Plaza) on U.S. Route 9 would be relocated northerly to
provide for an interconnection with a proposed new roadway servicing properties north
and south of N.J. Route 33. The intersection would be accomplished in conjunction with
lands north of the N.J. Route 33 Bypass and would be designed to accommodate traffic to
and from a new roadway crossing over N.J. Route 33 Bypass.

6. U.S. Route 9 and Three Brooks Road Extension - This intersection improvement
would be accomplished in conjunction with a proposed roadway extension of Three
Brooks Road westerly to intersect with Stonehurst Boulevard. This intersection would
require relocation of the jug handle just to the south of Three Brooks Road and would
provide for east-west access for the Stonehurst development onto U.S. Route 9 and
easterly along Three Brooks Road to Halls Mill Road. The purpose of the intersection
and roadway improvements from Three Brooks to Stonehurst Road would be to alleviate
the necessity of residents traveling to and from the Stonehurst development area through
the N.J. Route 79 - U.S. Route 9/ Schanck Road intersection.

7. N.J. Route 33 and Wemrock Road - This intersection improvement will be required in
conjunction with long-term development of the western portion of Freehold Township.
The intersection improvement will require modification of the roadway and revised
signalization to provide for smooth traffic flow along Wemrock Road across N.J. Route
33.

8. West Main Street (County Route 537) and Freehold Raceway Mall Entrance - This
intersection was approved in conjunction with approval of the Freehold Raceway Mall in
1988. As development occurs south of the Mall along County Route 537, a second jug-
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handle and signalization is proposed to expedite turning movements and east-west access
across County Route 537.

9. Three Brooks Road and Halls Mill Road - The proposed Halls Mill Road realignment
and extension from the proposed Meridian Road extension to U.S. Route 9 would require
an intersection improvement at Three Brooks Road. The improvement would be
necessary due to the increased traffic volume from U.S. Route 9 along this new
extension.

10. Halls Mill Road Realignment and County Route 524 – The proposed Halls Mill Road
realignment and extension would require an intersection improvement at the intersection
of County Route 524.

11. Halls Mill Road and Proposed Roadway – This intersection improvement is required
for the extension of Meridian Road to Halls Mill Road.

12. Wemrock Road and Freehold Raceway Mall Entrance - This intersection is required
for Winners Circle, the Mall outer ring road extension to Wemrock Road.

13. Elton Adelphia Road (County Route 524) and Monmouth Road (County Route 537)
This intersection is fully under the jurisdiction of the County; however, there are no plans
by the County to upgrade the intersection at this time. The Township has identified this
intersection as having the potential for upgrading.

14. Main Street (County Route 537) and Route 33 Bypass. Widening of the Route 537
Bridge over the Route 33 Bypass is supported by the Township in accordance with the
recommendations of the Western Monmouth County Route 537 study prepared by
Monmouth County in January 2004.

15. Nomoco Road and Georgia Road Realignment. The Nomoco Road and Georgia Road
intersection is located south of the Monmouth County Turkey Swamp Park entrance.
Nomoco Road, a Freehold Township roadway, should be extended northeasterly to
Georgia Road in order to eliminate the existing curve and create a 90 degree angle
intersection. Georgia Road is a Monmouth County roadway at this location and is known
as County Route 53.

Proposed Roadways

Proposed roadways have been identified on the following map and have been reviewed by the
Planning Board in conjunction with development projects and/or long term traffic improvements
for the central portion of Freehold Township. These include the following:

Iron Mountain to Kozloski Road - This roadway would provide for an alternate access from
Iron Mountain (formerly Brockway Glass Company) and future development areas southwest of
Kozloski Road and north of N.J. Route 33 to intersect Kozloski Road. This roadway would be
built in conjunction with an upgraded roadway at the current Iron Mountain entrance drive and
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proposed intersection improvement at N.J. Route 33.

A. Kondrup Way - Kondrup Way was approved in conjunction with the Independence
Square condominium project in 1986. The right-of-way acquisition and construction of a
portion Kondrup Way was initiated in 1987. The expansion of Kondrup Way to four
lanes and extension to the Daniels Way extension would provide for improved access to



10-15 Adopted: November 4, 2010

and from the Daniels Way development area and as an alternate to the heavily congested
N.J. Route 33 - N.J. Route 79 intersection in Freehold Borough.

C. Daniels Way Extension - In conjunction with the completion of Kondrup Way, the
Daniels Way Extension would provide for the continuation of existing Daniels Way
easterly to intersect with Kondrup Way and Willowbrook Road. This would provide for
east-west access north of the N.J. Route 33 Bypass.

D. Three Brooks Road Extension - This proposed roadway would provide east-west access
across U.S. Route 9 and provide alternate access to U.S. Route 9 for the Stonehurst area.

E. U.S. Route 9 to Proposed Road - This proposed roadway would be developed in
conjunction with the Bellemead development tract north of the N.J. Route 33 Bypass and
the proposed upgraded intersection at U.S. Route 9 and the Freehold Raceway Mall. Full
development of the roadway would be anticipated to eventually extend over the N.J.
Route 33 Bypass to service development south of the N.J. Route 33 Bypass and to
interconnect with a proposed roadway extending from Schanck Road westerly to C.R.
537 and Wemrock Road. This roadway would provide for alternate access to and from
U.S. Route 9 without adding to congestion at the U.S. Route 9 Schanck Road
intersection.

F. Wemrock Road to Mall Outer Ring Road - This proposed roadway would connect
Winners Circle at Freehold Raceway Mall to Wemrock Road thereby providing east-west
access from the Mall and development east of the Mall to the N.J. Route 33
Bypass/Wemrock Road intersection.

G. Halls Mill Road Realignment and Extension - The realignment and extension of Halls
Mill Road north from County Route 524 near the Howell Township border to connect
with Kozloski Road would provide easier access to N.J. Route 33 and development east
of Freehold Borough. It would also alleviate traffic at the U.S. Route 9 and Schanck Road
intersection and provide an alternative to Three Brooks Road. Improvements by
Monmouth County would include realignment and development of four travel lanes as
well as other improvements.

H. Meridian Road Extension - The Meridian Road extension would extend north from
Three Brooks Road, just west of Halls Mill Road, to the Three Brooks Road and N.J.
Route 33 extension. It would also provide a link to the future Halls Mill Road extension.

The county is currently working to improve the Route 537/Gravel Hill Road intersection with
plans to add a traffic signal, left-turn lanes and widening a stretch of Route 537 between Sentinel
Road and Gravel Hill Road. These improvements are scheduled to be completed in early 2011.

All of the proposed roadways and intersection improvements are deemed to be important aspects
of future development of Freehold Township and it is the intent of the Township to reserve the
rights-of-way and/or to require new developments to construct portions of and/or to assist
financially in the development of the roadways and or intersections on a fair share basis in
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accordance with the off tract improvement requirements of the Township Code. Detailed concept
designs for the proposed intersections and proposed roadways and, where completed, actual
engineering designs for the proposed intersection improvements and roadways are on file with
the Township Engineer.
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CONSERVATION PLAN ELEMENT

The New Jersey Municipal Land Use Law provides for the preparation and adoption of
municipal master plans in accordance with N.J.S.A. 40:55D-28. One of the optional components
is a Conservation Plan Element as follows:

N.J.S.A. 40:55D-28 b (8)

A conservation plan element providing for the preservation, conservation, and
utilization of natural resources, including, to the extent appropriate, energy, open
space, water supply, forests, soil, marshes, wetlands, harbors, rivers and other
waters, fisheries, endangered or threatened species wildlife and other resources,
and which systematically analyzes the impact of each other component and
element of the master plan on the present and future preservation, conservation
and utilization of those resources.

This chapter of the Master Plan reviews the major categories of natural resources found in
Freehold Township including surface water, groundwater, wetlands, wildlife and vegetation. A
special section on energy conservation is also provided due to the increasing use of solar and
wind energy and amendments to the Municipal Land Use Law in 2010.

The Conservation Plan Element briefly analyzes the importance of the various natural resources,
the policies and regulations of the resources and recommendations for their conservation and
preservation where appropriate.

SURFACE WATER

Freehold Township is located along a ridgeline which extends diagonally through the Township.
As a result, streams in the Township flow southeasterly to the Ocean or westerly to the
Manalapan Brook to the South River and on into the Raritan River. Streams that flow westerly
include McGellairds Brook, Matchaponix Brook, Tepehemus Brook, Wemrock Brook and one of
the tributaries of Manalapan Brook. Streams which flow easterly include the Yellow Brook,
Applegates Creek and Burkes Creek which flow into Debois Creek, Passaquangua Brook,
Bannen Meadow Brook, a tributary of the Toms River, the North and South Branches of the
Metedeconk River and the headwaters of the Manasquan River. These surface water features are
mapped as part of the Township GIS program and are shown in the Freehold Township
Stormwater Management Plan which is an element of this Master Plan.

The New Jersey Department of Environmental Protection (NJDEP) established Surface Water
Quality Standards beginning in 1985 which included a classification system and accompanying
development regulations for designated streams within the State. Through the years the NJDEP
amended the rules and reclassified streams based upon antidegradation standards, exceptional
ecological significance or exceptional water supply significance. In 2002, the NJDEP designated
numerous streams, including several in Freehold Township, for development restriction
regulations in accordance with N.J.A.C. 7:9B-1 et seq.
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The NJDEP Surface Water Quality Standards have a major impact on development along
streams classified as Category One streams. Portions of two (2) major river systems, the
Metedeconk and Manasquan Rivers, located in the southern portion of the Township are
classified as Category One streams including all Metedeconk River tributaries and a portion of
the tributaries of the Manasquan River. In addition, the McGellairds Brook (including Lake
Topanemus), the Wemrock Brook and the Matchaponix Brook are classified as Category One
streams. The NJDEP defines Category One streams and lakes as follows:

Category One or C1 waters are designated for purposes of implementing the
antidegradation policies set forth at N.J.A.C. 7:9B-1.5(d), for protection from
measurable changes in water quality characteristics because of their clarity,
color, scenic setting, other characteristics of aesthetic value, exceptional
ecological significance, exceptional recreational significance, exceptional water
supply significance, or exceptional fisheries resource(s).

The presence of these high quality waterways in the Township requires additional measures to
protect the streams and rivers from erosion and runoff and potential sedimentation which can be
caused by improper development and deforestation, especially on steep slopes. It is important
these streams and rivers be protected from non-point source pollution such as runoff from paved
parking lots, roadways, and construction sites. Increases in development can result in the
potential for excessive siltation and increases in chemical lawn maintenance practices which can
add to nonpoint source pollution through runoff during storms.

Under authorization by N.J.A.C. 7:9B et seq., the Township has established a Stormwater
Management section in its Code (§190-80) which provides special protection for all waters
designated Category One including perennial or intermittent streams that drain into or upstream
of the Category One waters. The protection area includes a 300 foot buffer corridor on both
sides of the mapped Category One waterway.

In addition, the Township has established land use regulations for the protection of Lake
Topanemus through the LTW - Lake Topanemus Watershed zoning district. This zoning district
includes land use and development controls to maintain low density residential development and
environmental controls within the watershed area in order to prevent pollution from surface
drainage and to protect subsurface water resources.

The Township should regulate al new development to limit point and non-point source pollutant
loading into surface waters, particularly headwater streams, in order to minimize surface and
subsurface water pollution. Resident educational programs also encourage the use of
environmentally friendly lawn maintenance practices.

Stormwater regulations consistent with NJDEP and Monmouth County regulatory guidelines and
requirements were adopted by Ordinance No. O-05-30 on September 9, 2005. These regulations
are designed to reduce non-point discharges and to provide for ground water recharge.
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GROUNDWATER

Groundwater provides approximately 80 percent of the municipal water supply in the Township.
The water is supplied from ten groundwater wells within the Township. Surface water accounts
for the remaining 20 percent of the water supply and is purchased from the United Water
Matchaponix from the Matchaponix Brook Reservoir in Manalapan.

The ten Township ground water supply wells are located in three well fields. Wells 9, 10, 11, 14
and 15 are located at the Jackson Mill Road Well Field; Wells 8 and 13 are located at the Koenig
Lane Well Field; and Wells 3, 7 and 12 are located at the Point Ivy Well Field. The Township
maintains four treatment facilities; two treatment facilities are located at the Jackson Mill Road
Well Field, and one treatment facility is located at each of the other two well fields.

In 2008 the daily average water treated at the four Township water treatment facilities was
approximately 3.2 million gallons. The total treatment capacity of the four treatment plants is
approximately 10 million gallons per day (MGD); however, the actual supply from the wells is
limited by a NJDEP Water Allocation Permit. The Township has five water storage tanks with a
combined capacity of 9.5 million gallons. The Township also has four emergency connections
with Freehold Borough, two emergency interconnections with Gordons Corner Water Company
in Marlboro and one emergency interconnection with New Jersey American Water Company in
Manalapan Township.

Recharge areas, such as the permeable soils that overlay upland areas of the Township, and sites
where the water table is high should be protected to ensure that rain and surface water can
infiltrate back into the ground to replenish drinking water supplies. Over-development of these
sensitive areas reduces the amount of pervious surfaces and results in greater stormwater runoff.

Another threat to ground water occurs when the amount of household pollutants discharged into
septic systems exceeds the ability of septic system to treat these pollutants. Maintaining and
caring for individual septic systems and minimizing the use of hazardous household chemicals
will help prevent contamination of the aquifer.

Because the Freehold Township groundwater supply is limited due to underlying geologic
formations, it is essential that the Township protect groundwater from degradation and overuse.
This can be achieved by requiring that all land developments meet the recharge requirements in
the NJDEP Phase II Stormwater Management Rules which have been adopted by reference by
the Township and contained in the Township Code.

Freehold Township enforces a year-round water use restriction policy. This policy is mandated
by State regulations and requires a water conservation program for Township customers. Water
for lawn purposes and at-home car washing is permitted for odd numbered homes on odd
numbered days and even numbered homes on even numbered days per Chapter 351 (§351-8,
Water Service) of the Township Code. The Township adopted water service regulations
beginning in September 1967 with adoption of Chapter XV of the Revised General Ordinances.
Those regulations were last amended in 2002 by Ordinance No. O-02-46 and are now part of
Chapter 351 of the current Township Code.
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Through review of all development application, Freehold Township requires that Federal and
State Best Management Practices for stormwater management be employed, especially those
designs and practices that require infiltration of stormwater runoff to recharge area aquifers. The
Township could also consider a well head protection ordinance to safeguard the public
groundwater quality.

FRESHWATER WETLANDS

Freshwater wetlands serve many important functions. They provide flood storage and stream
flow attenuation during wet periods and sustain stream flow by releasing stored water during dry
periods. They also filter out pollutants in stormwater runoff, thus protecting both surface and
ground water quality, while providing habitat for important species of plants and animals.

The general location of New Jersey's major freshwater wetlands is found on the county soil
surveys and the NJDEP aerial GIS wetlands maps. More exact locations and delineation of
wetlands is dependent on a specific site investigation based on vegetative, soil, and hydrologic
features.

Freshwater wetlands are regulated at the State and Federal level. The New Jersey Freshwater
Wetlands Protection Act adopted in 1987 categorizes wetlands into three groups: exceptional
value, intermediate value and ordinary value.

 Exceptional resource value wetlands are those that discharge into designated FW-1 (fresh
water) or FW-2 (TP) (Freshwater-trout production) waters and their tributaries; waters
that have been classified and identified as habitats for threatened or endangered species;
or those waters which are documented habitats for threatened or endangered species
which remain suitable for breeding, resting, or feeding by these species during the normal
period these species would use the habitat.

 Ordinary resource value wetlands are those that are not exceptional resource value and
are isolated wetlands which are more than 50 percent surrounded by development and
less than 5,000 square feet in area; drainage ditches; and retention and detention facilities.

 Intermediate resource value wetlands are those that are neither exceptional nor ordinary.

Exceptional and intermediate value wetlands must have a buffer, or transition area, within which
any disturbance is regulated by the New Jersey Department of Environmental Protection
(NJDEP). The transition area for exceptional wetlands is 150 feet while the transition area for
intermediate value wetlands is 50 feet. These regulations are imposed on a site-specific basis
based on surveyed wetland delineations that are reviewed and approved by the NJDEP.

The Land Use Plan and Stormwater Management Plan Elements contain maps of the freshwater
wetland areas in the Township. Approximately 30 percent of the Township is covered by
freshwater wetlands and nearly 75 percent of the wetlands within the Township are located in the
southern half of the Township.
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Freehold Township has acquired and plans to continue obtaining conservation easements on
freshwater wetlands and transition areas as applicable when land is subdivided or site plans are
approved. All conservation easement boundaries on newly approved subdivisions and site plans
are recorded on the deed and applicable plan map or maps and delineated with permanent
markers. A system for monitoring conservation easements should be established to assure
maximum protection of these sensitive areas.

FLOOD HAZARD AREAS (FLOOD PLAINS)

Flood plains are generally flat areas of land bordering streams, which are periodically inundated
by floodwaters. Periodic rainstorms of severe intensity will cause the entire flood plain area to
experience a flood condition. Flood hazard and flood plain boundaries have been delineated and
mapped by the Federal Emergency Management Agency (FEMA) as part of the National Flood
Insurance Program. Flood Hazard Area Maps delineate the 100-year and 500-year flood
boundaries and can be reviewed on the FEMA website.

Flood plains consist of a floodway and a flood hazard area. A “floodway” is a narrow zone of
high flood intensity, where the water flows fastest and deepest. A “flood hazard area”, which is
subject to slower flows and shallow inundation, delineates the extent of floodwaters that could be
expected to occur within a 100 year timeframe. FEMA uses the theoretical extent of a flood
event during a 100 year period to determine eligibility for Federal Flood Insurance.

Flood plains are areas of substantial ecological value. The sediments deposited in the flood plain
by slow-moving floodwaters increase the fertility of the land. Where flood plains are
undeveloped, the natural shrub and lowland forest vegetation provide excellent habitat for
wildlife. Proximity to water heightens the value of flood plains to wildlife and overhanging
vegetation offers shade and refuge for stream organisms and helps maintain natural stream
temperatures. Vegetated floodplains can also act to filter out non-point source pollutants before
they enter streams, thus providing a natural mechanism for water quality benefits. Flood plains
are excellent locations for water-related recreation sites, as well as for nature study. Since
standing floodwaters are steadily absorbed by flood plain soils, groundwater supplies are
maintained and flood peaks downstream are reduced.

Although flood plains are attractive sites for development due to their flat terrain and proximity
to water, structures or paved surfaces within the flood plain prevent absorption and obstruct
flood flows, thereby eliminating valuable groundwater recharge sites and increasing flood peaks.
Structural controls designed to channel or retain floodwaters, such as levees and dams, may
cause greater damage than would have occurred without them.

Proper flood plain planning reduces damages associated with their development and ensures the
perpetuation of the important ecological functions of flood plains. Uses that are not significantly
harmed by periodic flooding, such as agriculture, recreation, and nature study, should be
encouraged. If some building must occur, structures should be flood-proofed.
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The Township controls development activities within flood hazard areas through Chapter 166,
Flood Damage Protection and Water Courses, of the Revised General Ordinances including
permitted land uses and building regulations. Flood protection regulations were first adopted by
the Township in 1983 by Ordinance No. O-83-14 (Ch. XXIII of the Revised General
Ordinances), as amended through Ordinance No. O-87-11. These regulations are now
incorporated in Chapter 166 of the Township Code.

VEGETATION AND WILDLIFE

Woodlands play an important part in the Township's overall environmental quality and help to
define and enhance the rural character of the community. Woodlands also mitigate stormwater
runoff and contribute to the quality and quantity of water that recharges the aquifers. The
extensive wooded areas of the Township contribute to maintaining good air quality. Freehold
Township, Monmouth County and the State of New Jersey have acquired several thousand acres
of park, recreation, open space, farmland preservation, conservation, and wildlife management
areas. These preservation programs will assure that the protection of stream and forest corridors
will maintain strong, diverse wildlife communities within the Township.

In addition to acquisition programs, the Township has adopted several land development
ordinances with regard to protection of vegetation (with particular emphasis on tree preservation)
including:

1. Shade Tree Commission Freehold Township established a Shade Tree Commission on
December 12, 1962. Chapter 400 of the Township Code of the Township of Freehold
contains the rules and regulations for the planting, control, protection and improvement
of shade trees within public streets and public places in the Township and provides
penalties for violations.

2. Heritage Trees Tree Preservation regulations were adopted in 1987 by Ordinance No. O-
87-10. These regulations are designed to preserve and protect trees including provisions
for the preservation of heritage/historic trees. The Township appoints a Township
Forester to monitor trees within Township owned properties, along Township streets and
to identify and provide recommendations to Township boards and agencies and
Township residents and landowners on proper tree cutting, removal and replanting

3. Scenic Roadway Corridors Freehold Township adopted a Scenic Roadway Corridor
Overlay Zone in 2002 which establishes standards and conditions for development along
designated roadways within the Township including buffer, setback and use standards.
The purpose of the scenic roadway corridor regulations is to promote Township-wide
aesthetic efforts to maintain the rural/suburban character of the Township, protect
environmentally sensitive lands, and preserve open space and to strengthen existing street
tree and natural vegetation preservation efforts.

Several other provisions for tree maintenance and preservation are located throughout the land
use and development regulations of the Township and other sections of the Township Code.
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Wildlife management practices should continue to be employed to control the deer population
which threatens the health of Township residents and woodlands. Canada goose control
measures should also be considered as their waste threatens water quality in Township streams.

RIPARIAN ZONES

The New Jersey Department of Environmental Protection amended the state-wide Water Quality
Management Program (N.J.A.C. 7:15 et seq.) on July 7, 2008 to establish “riparian zones” along
surface waters in order to protect and enhance water quality within the State. Riparian zones were
defined as “the land and vegetation within and directly adjacent to all surface water bodies including,
but not limited to lakes, ponds, reservoirs, perennial and intermittent streams, up to and including
their point of origin, such as seeps and springs, as shown on the New Jersey Department of
Environmental Protection’s GIS hydrography coverages.”

Riparian zones are delineated by N.J.A.C. 7-15 as follows:

1. The riparian zone shall be 300 feet wide along both sides of any designated Category One
water (C1 water), and all upstream tributaries situated within the same HUC 14
watershed. (HUC 14 refers to a Hydrologic Unit Code (HUC) established by the United
States Geologic Service (USGS) to designate types of watersheds. HUC-14 watersheds
are less than 42 square miles in area and are components of HUC-11 (Subregional) and
HUC-8 (Regional) Watersheds.)

2. The riparian zone shall be 150 feet wide along both sides of the following waters not
designated as C1 waters:

(a) Any segment of a water flowing through an area that contains documented habitat for
a threatened or endangered species of plant or animal, which is critically dependent
on the surface water body for survival, and all upstream waters (including tributaries)
within one linear mile as measured along the length of the regulated water; and

(b) Any segment of a water flowing through an area that contains acid producing soils.

3. For all other surface water bodies, a riparian zone of 50 feet wide shall be maintained
along both sides of the water.

The N.J.D.E.P established a State-wide G.I.S. mapping program which delineates the three
categories of riparian zones. The N.J.D.E.P. mapped riparian zones are shown on the Land Use
Map in Section 10, Land Use Plan.

Section 7:15-5.25(g) 3 of the State Water Quality Management Program required municipalities to
adopt an ordinance that prevents new disturbance and regulate existing development or activities
within the delineated riparian zones. Freehold Township adopted an amendment to Chapter 190,
Land Use, creating Section 190-162, Riparian Zones, in conformance with the N.J.D.E.P. Water
Quality Management Program requirements.
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PRESERVED FARMLAND

New Jersey initiated a program for protecting prime farmland with the adoption of the Farmland
Assessment Act of 1964 (PL 1964, Ch. 48) which provided for reduced property taxes on
agricultural properties filing for Farmland Assessment. Subsequently, in July 1976, legislation
approved a pilot program to purchase “development rights” from agricultural properties which
prevented the development of the affected properties from any development other than
agricultural uses. This program led to adoption of the Right to Farm Act (Ch. 31, PL 1983) and
the Agriculture Retention and Development Act (Ch. 32, PL 1983). Under the Agricultural
Retention and Development Act, landowners who want to continue farming their land can sell
their development easements. When landowners sell development easements, they still own their
land but sell the rights to develop it for anything other than agriculture. Those deed restrictions
remain in force for any future owners. The Farmland Preservation Program is administered by
the State Agriculture Development Committee (SADC), which coordinates with County
Agriculture Development Boards, municipal governments, nonprofit organizations and
landowners in the development of plans that best meet the needs of individual landowners.

Freehold Township adopted a “Right to Farm” law in 1981 by Ordinance O-81-4. Property
owners began to participate in the Farmland Preservation Program in September 2005. Through
July 2010, 240.5 acres of agricultural land were preserved in the Township. The “Preserved
Farmland” is included on the Master Plan Land Use Map. The specific preserved tracts are listed
below.

FREEHOLD TOWNSHIP
PRESERVED FARMLAND

No. Block Lot(s) Acreage Location Owner Acquisition
Type (1)

Purchase
Date

1 44 9 13.6 Asbury Avenue Archibold, E. PIG 9/26/05

2 96 47 21.3 Georgia Road
Cuddihy, J.,
Jr.

PIG 5/18/07

3 87.01 9, 9.01 36.5
Elton Adelphia /
Gravel Hill Roads

Virag, P. & I. County EP 6/28/07

4 89 9,10,11 139.1
Monmouth / Elton
Adelphia Roads

Clayton
Limited
Family
Partnership

County EP 10/3/08

TOTAL ACREAGE 240.5

(1) Acquisition Types:
County EP – County owned easement with SADC cost share grant
PIG – Easement purchased through Planning Incentive Grant

Source: New Jersey State Agriculture Development Committee – Farmland Preservation Program (June, 2010)
Prepared by: Thomas Planning Associates
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ENERGY CONSERVATION

The Township recognizes the need to promote increased energy conservation and efficiency.
Energy conservation can provide for long term economic benefits for Township residents and
businesses through reduced utility bills thereby aiding in the national effort to foster energy
independence and reducing the dependency on fossil based fuels.

There are many ways to improve energy conservation within the Township including new
technologies for solar and wind energy as well as implementing other site plan techniques.
Technologies that were once considered promising for future use are becoming today’s solutions.
Utilizing renewable sources of energy including solar and wind are becoming common for
residents and business owners.

The New Jersey Municipal Land Use Law (MLUL) recognizes the benefits of energy
conservation and contains several sections in the Law which either references or requires energy
conservation for New Jersey municipalities. In particular, the following sections of the
Municipal Land Use Law apply to energy conservation:

1. Section N.J.S.A. 40:55D-28 of the Municipal Land Use Law provides for a conservation
plan element which includes “the preservation, conservation and utilization of natural
resources, including, to the extent appropriate, energy.”

2. Section N.J.S.A. 40:55D-41e of the MLUL requires an ordinance requiring site plan
review and approval including standards and requirements relating to and including -
conservation of energy and use of renewable energy sources.

3. Section N.J.S.A. 40:55D-66.11 approved March 31, 2009 requires both wind and solar
facilities to be permitted in industrial zones as follows:

“A renewable energy facility on a parcel of land comprising 20 or more contiguous acres
that are owned by the same person or entity shall be a permitted use within every
industrial district of a municipality.”

4. Section N.J.S.A. 40:55D-66.12 approved on January 16, 2010 includes guidelines for
“small wind energy systems” as follows:

“Ordinances adopted by municipalities to regulate the installation and operation of
small wind energy systems shall not unreasonably limit such installations or
unreasonably hinder the performance of such installations. An application for
development or appeal involving a small wind energy system shall comply with the
appropriate notice and hearing provisions otherwise required for the application or
appeal pursuant to the "Municipal Land Use Law,” (N.J.S.A. 40:55D-1 et seq.).”

Energy conservation planning can be accomplished in residential, commercial and industrial
areas through a variety of techniques. Listed below are recommendations for site design
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standards and solar and small wind energy system standards which would help to promote
energy conservation within the Township:

1. Overall site design and street and structural orientation helps maximize solar energy

utilization and adaption of solar collection units.

2. Clustering of housing units can minimize or eliminate sewage pump stations and provide

energy conserving use of paving and utilities as opposed to traditional subdivision

development layouts.

3. Encourage infill development in areas which have existing infrastructure while

discouraging scattered development in rural areas.

4. Landscape and planting design techniques to achieve optimum solar usage.

5. Site design review to encourage maximum utilization of low energy, high intensity street

and parking lot lighting.

6. Sidewalk construction can reduce busing needs in certain areas of the Township

achieving a long-term energy savings.

7. Establish Small Wind Energy Systems in industrial and research/office zones on sites of

20 acres or larger subject to setback, height, noise and design standards.

8. Establish ordinance standards to permit rooftop and ground-mounted solar collectors to

provide power for the principal use of the property as follows:

a. Rooftop and building-mounted solar collectors should be permitted in all zoning

districts in the Township, subject to additional requirements for design, setbacks,

and permit requirements.

b. Ground-mounted arrays and freestanding solar collectors should be permitted as

accessory structures in all zoning districts of the Township only if roof mounting

is impractical, and subject to established requirements.



STORMWATER MANAGEMENT PLAN ELEMENT

Chapter 13

*See Separate Document

Prepared by: Freehold Township Engineering Department

Dated: March 3, 2005

Adopted by Planning Board: March 17, 2005
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RECYCLING PLAN ELEMENT

The New Jersey Solid Waste Management Act became effective on July 29, 1977. In 1987 the
Legislature adopted New Jersey Statewide Mandatory Source Separation Recycling Act. This
Act was amended by the New Jersey Recycling Enhancement Act (P.L. 2007, chapter 311
effective January 13, 2008). It required that municipal master plans include a Recycling Plan
Element to incorporate State recycling goals for solid waste. Moreover, it required that
municipal development regulations controlling site plan and subdivision approval include
provisions which will ensure conformity with a Municipal Recycling Ordinance.

The Monmouth County District Solid Waste Management Plan, first adopted in 1979, was
amended in March 2009 to incorporate the amended State regulations and serves as an inventory,
appraisal and policy document for guiding waste management activities within the County.

The Freehold Township recycling program predates the Mandatory Recycling Act of 1987. Prior
to adoption of the Act, the Township promoted a voluntary program established through the
Freehold Township Public Works Department in conjunction with the Freehold Township Boy
Scout Troop. The Township has conducted an on-going mandatory recycling plan since October
1, 1987 per State regulations.

This element of the Master Plan describes the existing recycling activities of the Township and is
designed to assure that future development is designed to accommodate the recycling of solid
waste. The Township Recycling Plan Element complies with both the amended State regulations
as well as the Monmouth County District Solid Waste Management Plan.

Recycling Regulations

Title 13:1E-99.16 of The New Jersey Statutes requires each municipality to establish a municipal
recycling program in accordance with the following requirements:

1. Designate one or more persons as the “municipal recycling coordinator” by January 13,

2012. Municipal Recycling Coordinator means a person who shall have completed the

requirements of a course of instruction in various aspects of recycling program

management, as determined and administered by the Department of Environmental

Protection.

2. Provide for a collection system for the recycling of the recyclable materials designated in

the district recycling plan.

3. Develop and adopt a Recycling Ordinance, including appropriate regulations in

Development Regulations.

4. Prepare a “Recycling Plan Element” as part of its Master Plan.
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5. Provide information on recycling requirements to its local residents, businesses and

institutions at least once every six months

6. Submit a recycling tonnage report to the New Jersey Office of Recycling on or before

July 1 of each year in accordance with the rules and regulations adopted by the

Department of Environmental Protection.

Section 40:55D-28(12) of the Municipal Land Use Law provides for inclusion of a Recycling
Plan as an optional element of a municipal Master Plan. The Municipal Land Use Law states the
following:

“A recycling plan element which incorporates the State Recycling Plan goals,
including provisions for the collection, dispositions and recycling of recyclable
materials designated in the municipal recycling ordinance, and for the collection,
disposition and recycling of recyclable materials within any development
proposal for the construction of 50 or more units of single-family residential
housing or 25 or more units of multi-family residential housing and any
commercial or industrial development proposal for the utilization of 1,000 square
feet of more of land.”

Township Recycling Program

Freehold Township has maintained a long standing recycling program. It began as a voluntary
program in 1982 with the recycling of newspapers and included a drop-off center at the
Municipal Complex.

In 1986 the Township adopted Ordinance 86-44 (adopted 11/24/86) which created the position of
Recycling Coordinator. On October 1, 1987 the Township required that all occupants of single-
family and multi-family residential properties separate glass bottles and jars, leaves, aluminum
cans and newspapers for recycling. On April 1, 1988 the recycling program was further
expanded to include all occupants of non-residential properties to separate glass, aluminum,
corrugated cardboard, white high-grade paper, and leaves. On October 1, 1988 construction,
demolition and land clearing debris as well as tin and bi-metal cans were added to the list of
items to be recycled from both residential and business properties.

The requirements of the Township’s Mandatory Recycling Program are provided in Chapter 253,
Recycling, of the Revised General Ordinances of the Township. Chapter 190, Land Use, Article
XII, General Zoning Provisions, §190-122 contain regulations of the storage of recyclable
materials in order to assure that all future development is designed to accommodate the recycling
of solid waste. The mandatory recycling program and the zoning requirements are available on
the Township website at: http://www.twp.freehold.nj.us.

The current Township recycling program is consistent with the list of mandated recyclables as
specified in the Monmouth County District Solid Waste Management Plan and includes either
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curbside pickup by the Township Department of Public Works or drop-off access at the
Township Recycling Center for the following materials:

 Bottles and Cans – including aluminum cans, tin and bi-metal cans, glass bottles and

jars, and plastic “pourable containers”. All containers are to be completely empty.

 Newspapers - Newspapers and any inserts that come with the paper. Newspaper used

for pet waste or household projects is not acceptable.

 Corrugated Cardboard – Includes waffle sections between layers. Food contaminated

cardboard including pizza boxes or waxed cardboard is not acceptable. Boxes should be

folded down to no larger than “30” x “30” x “6”.

 Mixed Paper – Includes letterhead, colored and white paper, junk mail, soft cover books,

chipboard (cereal boxes), hardcover books if the hardcover and binder are removed.

Food wrappers, paper cups or plates or any other product used for food or personal

hygiene is not acceptable.

 Car Batteries and Motor Oil

 Rechargeable & Button Batteries – Most common household batteries (AAA, AA, C,

D, 9 Volt) can be disposed in regular trash. However, rechargeable batteries and button

batteries can be brought to the recycling center.

 Bulk Recyclables – Including tree parts, stumps, limbs larger than three (3) inches in

diameter, concrete and asphalt, and scrap metals

 Leaves

The Township publicizes its recycling program and notifies residents, businesses, and
institutions of its requirements. The details of the recycling program including acceptable items,
unacceptable items and pick-up times and sector locations are published on the Township
website located at http://www.twp.freehold.nj.us/departments/Recycling and are also in the
written rules and regulations as adopted by Resolution of the Township Committee.

Details of the program are also aired on the cable access Freehold Township Channel 77 Bulletin
Board.

Residents also have the option of bringing the mandatory recyclables listed above as well as
many other recyclable items to the Township's Recycling Drop-Off Center.
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Recycling Drop-Off Center

Residents are able to drop-off recyclables at the designated Freehold Township Recycling Drop-
Off Center located at the Department of Public Works Yard at 66 Jackson Mills Road during
designated hours. In addition to the mandated recyclables list the following additional
recyclables are accepted:

Vegetative Waste Brush and Leaves

Batteries Automotive, Household

Other
Tires, Motor Oil, Electronics (limited to 6 times
per year), clothing, bulky waste items

Small Businesses and Institutions

Small businesses and institutions that generate less than two 30 gallon containers per week of
recyclable paper, bottles and cans may have the option of using the recycling drop-off center
provided they meet the North American Industry Classification System (NAICS) size standards
of a small business and also register with the Township for access to the drop-off center.

Recycling Coordinator

The position of Municipal Recycling Coordinator is authorized pursuant to Chapter 253,
Recycling, §253-3 of the Revised Township Ordinances. The Recycling Coordinator has the
authority to promulgate rules and regulations for the separation, sorting, transportation and
marketing of recyclable materials. Such rules are subject to approval by the Township
Committee. Additional responsibilities of the Municipal Recycling Coordinator include keeping
records of the amount and type of recycling generated in the Township and filing required
recycling reports to both the NJDEP and the County.

Violations

The Township enforces its recycling program through the joint efforts of the Recycling
Coordinator, Police Department and the Road Department. Violators are subject to warnings,
fines and court actions pursuant to Chapter 1, Article II, General Penalty, of the Revised
Township Ordinances. Specific provisions for violations pertaining to solid waste disposal,
pursuant to N.J.S.A. 40:49-5, are contained in Article II §1-4, Penalty for Solid Waste
Violations.

Residents are encouraged to report dumping and other violations.

Additional Recycling Information

Further information about solid waste management and the recycling process in Monmouth
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County, including access to the Monmouth County Solid Waste District Master Plan and a list of
additional recycling sites in Monmouth County is located on the Monmouth County Planning
Board website.

New Residential and Non-Residential Storage of Recyclable Materials

Chapter 190, Land Use, Article XII, General Zoning Provisions, §190-22, Storage of Recyclable
Materials, of the Revised Township Ordinances provides regulations for the storage of recyclable
materials for designated residential and non-residential developments. All new residential
developments of 50 or more single family units and 25 or more multifamily units are required to
provide storage of recyclable materials. Additionally, all new multifamily residential
developments are required to provide for indoor or outdoor recycling areas.

Non-residential developments containing a floor area of 1,000 square feet or more are required to
provide the Planning Board with estimates of the amount of recyclable materials. Within the
non-residential site, the applicant is required to provide a centralized storage area to
accommodate a one-week's supply of recyclable materials

Recommendations

Monmouth County does not require municipalities to use a specific recyclables preparation or
collection method, as long as all mandated recyclables are source separated from solid waste and
directed to an appropriate market outlet. Generally, municipalities collect all recyclable bottles
and cans in one “co-mingled” container. Recently it has also become common to collect the
many different types of recyclable paper products including newspapers, magazines and clean
mixed paper in one “co-mingled paper” container. An even newer recycling process provides for
“single-stream recycling” which includes the collection of all recyclables, including bottle, cans,
newspapers, magazines and clean mixed paper in one co-mingled container. It is recommended
the Township explore the option of single-stream recycling as a way to improve recycling
performance, increase the amount of recyclables, potential long-term cost savings and the overall
convenience and benefits for Township residents and small businesses.
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REEXAMINATION REPORT

OF THE

MASTER PLAN AND LAND USE AND DEVELOPMENT REGULATIONS

The Freehold Township Planning Board has reviewed its Master Plan, Zoning Map
and Land Use and Development Regulations in accordance with the periodic
reexamination requirements of the Municipal Land Use Law as contained in N.J.S.A.
40:55D-89. The Municipal Land Use Law provides that municipalities are to prepare
and adopt a Reexamination Report at least once every ten years.

Freehold Township adopted it last Reexamination Report on December 6, 2007.
Earlier Reexamination Reports were adopted by the Planning Board on July 21, 1982,
July 7, 1988, July 20, 1994, August 7, 1997, June 18, 1998, February 17, 2000,
December, 2001 and December 6, 2007.

Freehold Township regularly reviews its planning documents and has adopted
amendments to its Master Plan and Land Use and Development Regulations on an as
needed basis. The Township has also reviewed the remaining vacant land within the
Township periodically through “build-out analyses” utilizing the Township
Geographical Information System in conjunction with Township MODIV tax
assessment data and the application of environmental constraints and regulatory controls
imposed by the New Jersey Department of Environmental Protection, the Monmouth
County Water Quality Management Agency and other agencies.

The Township Committee and Planning Board created a Master Plan Subcommittee in
January 2007 to review and update the Master Plan, the Zoning Map and the Land Use
and Development Regulations. The Master Plan Subcommittee includes members of the
Township Planning Board and the Township Committee, the Planning Board and
Township Attorneys, the Township Engineer, the Township Planner and the
Construction Official. The Master Plan Subcommittee met periodically between January
2007 and September 2010 to review Master Plan and Zoning issues. They provided
recommendations for revisions to several elements of the Master Plan in September
2010 including the Land Use Plan, Circulation Plan, Conservation Plan and Recycling
Plan elements. The Planning Board reviewed and adopted the recommended
amendments on November 4, 2010. An additional minor amendment to the Circulation
Plan was adopted by the Planning Board on June 16, 2011 to include the proposed
Nomoco Road and Georgia Road realignment.

Beginning in February 2012, the Master Plan Subcommittee met to review the Route
537 Corridor and the Route 9 Corridor. A review of the Route 537 Corridor was
prompted by a request from the Monmouth County Planning Board and the New Jersey
Department of Transportation to review the 2004 Western Monmouth County Route 537
Corridor Study through Freehold Township from the Freehold Borough border to Iron
Bridge Road to provide recommendations for specific roadway widening; bridge
replacement or widening and intersection and property entryway improvements along
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Route 537 in conjunction with a potential Federal Highway Administration
Demonstration Grant. The Subcommittee recommendations were included in a letter
from the Township Planning Board to the Monmouth County Planning Board dated May
April 24, 2012. The Township Planning Board will review the Master Plan and Zoning
along the Route 537 Corridor when the proposed Corridor Improvement Plan is made
available from the Monmouth County.

The primary purpose of this Reexamination Report is to provide a reexamination of the
Township Master Plan, Zoning and Land Use Regulations for the Route 9 Corridor.

The Municipal Land Use Law requires that periodic Reexamination Reports address
five major points in accordance with N.J.S.A.40:55D-89 listed and identified as A. - E.
from the Municipal Land Use Law as follows:

A. THE MAJOR PROBLEMS AND OBJECTIVES RELATING TO LAND
DEVELOPMENT IN THE TOWNSHIP OF FREEHOLD AT THE TIME OF
LAST REEXAMINATION REPORT.

Revising the Master Plan was identified as the major issue relating to land development at
the time of the 2007 Reexamination Report. Several of the recommendations in the 2007
Reexamination were implemented with adoption of amendments to the Township
Master Plan on November 4, 2010. The objectives from the 2007 report included the
following. Where these objectives have been addressed, a notation is added in bold.

1. The Background Planning Studies Section of the Master Plan was recommended
to be updated. The “Population” section of the Master Plan was recommended to
be updated utilizing the 2000 Census and subsequent population and demographic
data that have been published by the U.S. Census Bureau and the State of New
Jersey.

2. The “Existing Land Use” section was recommended to be updated utilizing the
Township Geographic Information System (GIS). (Existing land uses along the
Route 9 Corridor were mapped in 2009 and updated on May 11, 2012.)

3. The “Natural Resources” section was recommended to be updated utilizing the
Township GIS program and environmental data from the NJDEP and U.S.
Department of Agriculture (soils data) in a GIS format. (The Natural Resources
section of the Master Plan was updated and adopted on November 11, 2011).

4. The Land Use Plan Element was recommended to be updated to conform with
changes in the Township Zoning Districts that have occurred since 1999,
particularly changing the R-R Rural, 5 acre minimum lot area, to R-E Rural
Environmental, 10 acre minimum lot area, in the southern portion of the
Township consistent with the changes in zoning of this area beginning in 2000.
Other changes in the Zoning Map since 2001 were recommended be incorporated
into the Master Plan to reflect that these changes are consistent with the overall
goals and objectives of the Planning Board and the Township Committee. (The
Land Use Element of the Master Plan was updated and adopted on
November 11, 2011).



3

5. The Housing Plan Element was recommended to be updated upon adoption of
revised Round 3 Affordable Housing Rules by the New Jersey Council on
Affordable Housing.

6. The Parks, Recreation, Conservation and Open Space Element was recommended
to be updated to reflect the acquisition of open space and park land by the
Township, Monmouth County and the State of New Jersey.

7. The Circulation Plan was recommended to be updated to reflect changes required
due to environmental constraints and changes that have been constructed since the
Plan was adopted showing proposed changes in June 1990. (The Circulation
Plan Element of the Master Plan was updated and adopted on November 11,
2011 and supplemented on June 16, 2011).

8. It was recommended that a Historic Preservation Element be included in the
Master Plan incorporating the Historic Preservation Ordinance standards and
designated historic sites and buildings. It was recommended that portions of the
current Master Plan section entitled “History” be incorporated into the new
Historic Preservation section.

9. It was recommended that the statement of the “Relationship of the Master Plan to
State, Regional and Adjacent Municipal Master Plans be updated to reflect
changes in the State Development and Redevelopment Plan, Monmouth County
Water Quality Management Plans, NJDEP regulations and mapping of freshwater
wetlands and Category 1 Streams and changes that have occurred in adjacent
municipal Master Plans and Zoning Districts.

10. No specific changes were recommended for the Township Zoning Districts or
Zoning Regulations. It was recommended that the Township continue its
continuing review of application submission requirements, fees and subdivision
and site plan design requirements to maintain up-to-date regulations for guiding
future development of the Township.

B. THE EXTENT TO WHICH SUCH PROBLEMS AND OBJECTIVES HAVE
BEEN REDUCED OR HAVE INCREASED SUBSEQUENT TO 2007.

In accordance with the recommendations made in the 2007 Reexamination Report and
the on-going review of the Master Plan several amendments were adopted by the
Planning Board on November 4, 2010. These included the Land Use Plan, Circulation
Plan, Conservation Plan and Natural resources Plan. In addition, an updated Recycling
Plan Elements was also adopted. An additional minor amendment to the Circulation Plan
was adopted by the Planning Board on June 16, 2011 to include the proposed Nomoco
Road and Georgia Road realignment by Monmouth County.

One of the on-going issues at the State level has been the ever changing affordable
housing regulations and potential changes to the Council on Affordable Housing
(COAH). On February 24, 2011 the New Jersey Appellate Court struck down the revised
Round 3 COAH regulations in part. The Court determined that COAH had to prepare
new regulations within 5 months. COAH was unable to meet that deadline and asked for
an extension of time. During that same time period the New Jersey Legislature was
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working on abolishing COAH and coming up with a new way of approaching affordable
housing. Bill S-1/A-3447 was adopted by the Legislature and House on January 10, 2011
and the final Bill was forwarded to Governor Christie to be signed. He vetoed the
proposed Bill on January 25, 2011 and the Legislature withdrew the Bill from
consideration. On March 31, 2011 the New Jersey State Supreme Court agreed to revisit
the affordable housing laws for the State. Currently, a portion of the Round 3 Rules and
the Round 1 and 2 Rules remain in effect while COAH works on new regulations.

Periodic updating of the Master Plan, Zoning Map and Land Use Ordinance has provided
the Township with planning regulatory tools to address unforeseen changes in
development patterns, new land uses and changes in the Municipal Land Use Law; a
Federal and State planning and environmental laws; and the adoption and updating of
land development policies and regulations by the Monmouth County Planning Board, the
Monmouth County District Solid Waste Management Agency, the Monmouth County
and Ocean County Water Quality Management Agencies, the New Jersey State
Planning Commission, the Manasquan Watershed Management Group and other State and
Federal regulatory agencies as they may affect the Township of Freehold.

C. THE EXTENT TO WHICH THERE HAVE BEEN SIGNIFICANT CHANGES
IN THE ASSUMPTIONS, POLICIES, AND OBJECTIVES FORMING THE
BASIS FOR THE MASTER PLAN OR DEVELOPMENT REGULATIONS AS
LAST REVISED, WITH PARTICULAR REGARD TO THE DENSITY AND
DISTRIBUTION OF POPULATION AND LAND USES, HOUSING
CONDITIONS, CIRCULATION, CONSERVATION OF NATURAL
RESOURCES, ENERGY CONSERVATION, COLLECTION, DISPOSITION,
AND RECYCLING OF DESIGNATED RECYCLABLE MATERIALS AND
CHANGES IN STATE, COUNTY AND MUNICIPAL POLICIES AND
OBJECTIVES.

The assumptions, policies, and objectives forming the basis for the Master Plan and
Land Use Ordinances with regard to the density and distribution of population and land
uses have not changed significantly since the adoption of the Master Plan as last
amended on June 16, 2011.

The Master Plan text and mapping continue to be reviewed and updated as needed to
reflect changes in Zoning Districts, historic preservation, circulation plans and review
of permitted uses.

D. THE SPECIFIC CHANGES RECOMMENDED FOR THE MASTER PLAN OR
DEVELOPMENT REGULATIONS, IF ANY, INCLUDING UNDERLYING
OBJECTIVES, POLICIES AND STANDARDS, OR WHETHER A NEW PLAN
OR REGULATIONS SHOULD BE PREPARED.

OVERALL MASTER PLAN

Specific recommended changes to the overall Master Plan are listed below:
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1. The Background Planning Studies Section of the Master Plan is recommended to
be updated. The “Population” section of the Master Plan is recommended to be
updated utilizing the recently released and on-going release of the 2010 Census
data published by the U.S. Census Bureau and the State of New Jersey.

2. The “Existing Land Use” section is recommended to be updated utilizing the
Township Geographic Information System (GIS). Land uses were mapped
utilizing the Township GIS Program along the Route 9 Corridor in May 2012. The
remainder of the existing land uses should be mapped utilizing the Township GIS
program through linkage with the Township MOD IV tax assessment records.

3. The Housing Plan Element is recommended to be updated upon adoption of
revised Round 3 Affordable Housing Rules by the New Jersey Council on
Affordable Housing, the New Jersey Department of Community Affairs, or a
ruling by the New Jersey Supreme Court.

4. It is recommended that a Historic Preservation Element be included in the Master
Plan incorporating the Historic Preservation Ordinance standards and designated
historic sites and buildings. It is recommended that portions of the current Master
Plan section entitled “History” can be incorporated into the new Historic
Preservation section.

5. It is recommended that the statement of the “Relationship of the Master Plan to
State, Regional and Adjacent Municipal Master Plans be updated to reflect
changes in the State Development and Redevelopment Plan, Monmouth County
Water Quality Management Plans, NJDEP regulations and mapping of freshwater
wetlands and Category 1 Streams and changes that have occurred in adjacent
municipal Master Plans and Zoning Districts.

6. Route 9 Corridor-Master Plan and Zoning Amendments. The Planning Board
reviewed existing land uses along the entire Route 9 Corridor; reviewed approved
preliminary and final site plans and reviewed the status of the approved site plans.
The Board also reviewed recommendations from land owners in terms of
alternative land uses and land development regulations within the various CMX
and business zoning districts along the highway. It was found that several
approved development sites have not been built due to the lack of demand for
permitted uses, particularly office uses, or lack of demand due to limitations on
impervious surface coverage and floor area ratios. The Board also reviewed vacant
and underdeveloped properties to determine whether changes in permitted land
uses and/or development regulations would provide opportunities for future
economic development and resulting job creation. As a result the Planning Board
recommends the following specific changes to: (a) Master Plan and Zoning
District designations for the following properties identified by block and lot, and
(b) changes in development regulations for maximum lot coverage (all buildings),
maximum floor area ratio, maximum impervious surface coverage, and building
height for designated zoning districts:
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a. Master Plan and Zoning District Changes:

RECOMMENDED MASTER PLAN AND ZONING DISTRICT CHANGES

Tax
Sheet Block Lot Acres

Current
Use

Current
Zoning
District

Recommended
Zoning
District

1. 9 4 44 19.07 Exec. Center CMX-3B
CMX-3A

9 4 46.03 5.02 VW-Mercedes

2. 11 4 41 9.00 Vacant

CMX-3 CMX-3A
11 4 42 3.70 Cable Co.

11 4 43 1.20 Residence

11 4 47 0.65 Vacant

3. 11 4 1 & 2 0.40 Vacant CMX-10 CMX-3A
11 4 35 8.53 Park & Ride CMX-10 CMX-3A
11 4 35.01 0.46 Natural Gas CMX-10 CMX-3A
11 6 33 2.25 Brock Farms CMX-10 CMX-3A
11 6 34 8.43 Brock Farms CMX-10 CMX-3A
11 6 36 11.74 Brock Farms CMX-10 CMX-3A
11 6 37.01 5.34 Brock Farms CMX-10 CMX-3A

4. 29 72 90 1.10 Sun Bank CMX-3 CMX-3A
29 72 90.02 0.85 Sunoco Gas CMX-3 CMX-3A
29 72 96 9.62 Vac.(Gordon) CMX-3 CMX-3A
30 72 97.01 0.45 Midas Muffler CMX-3 CMX-3A
29 72 97.02 1.82 Abby Carpet CMX-3 CMX-3A
30 72 98 0.33 Carvel CMX-3 CMX-3A

5. 38 83 14 4.68 Residence CMX-4 CMX-3

Block 71, Lot 8. An additional change in zoning is Block 71 Lot 8 located on southbound
U.S. Route 9 north of C.R. 524 in the east central portion of the Township. Lot 8 contains
53.65 acres per Tax Maps 36 and 37 with approximately 1,572 feet of frontage on U.S.
Route 9. This undeveloped parcel has been the subject of Mount Laurel litigation that
began in 2009. As a result of a proposed settlement agreement this property will be
rezoned to permit the development of a planned adult community (PAC) consisting of
approximately 172 senior housing units at a maximum density of six dwelling units per
acre on approximately 38 acres with development of commercial, office and service uses
on approximately 15 acres fronting along Route 9. It is recommended that zoning
regulations for this property include planted buffers along the perimeter of the site
abutting single family residential. Access to the site should be limited to Route 9.

b. Land Development Regulations:

The Planning Board recommends that the following changes be made to the
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development regulations for designated zones as follows:

(1) CMX-3 and CMX-3A:

 Maximum Lot Coverage: From 15 Percent to 20 percent

 Maximum Floor Area Ratio: From 0.15 to 0.20

 Maximum Impervious Surface Coverage: From 60 to 65 percent

 Minimum Buffer: From 50 feet to

 50 feet abutting a residential zone

 25 feet abutting a non-residential zone

(2) CMX-3A

 Maximum Building Height: From 25 to 40 feet

7. The Planning Board recommends that properties in major subdivisions that were
reduced in lot area in accordance with the Variable Lot Option and Cluster
Regulations be rezoned to reflect the developed lot areas. For example, in the R-60
Zone, where lots were reduced to the R-40 development standards, the lots that
were modified would be rezoned to R-40. This change is recommended due to
mortgage lending institutions that require letters from the Township verifying that
a 40,000 square foot lot within an R-60 zone is, in fact, in conformance with the
provisions of the R-60 Zone. Lending institutions require documentation for lots
that appear to be non-conforming in the zoning district in which they are located.

8. It is recommended that the Township continue its periodic review of application
submission requirements, fees and subdivision and site plan design requirements
to maintain up-to-date regulations for guiding future development of the
Township.

E. THE RECOMMENDATIONS OF THE PLANNING BOARD CONCERNING
THE INCORPORATION OF REDEVELOPMENT PLANS ADOPTED
PURSUANT TO THE "LOCAL REDEVELOPMENT AND HOUSING LAW,"
PL. 1992, c.79 (C.40A:12A-1 et seq.) INTO THE LAND USE PLAN ELEMENT
OF THE MUNICIPAL MASTER PLAN, AND RECOMMENDED CHANGES,
IF ANY, IN THE LOCAL DEVELOPMENT REGULATIONS NECESSARY
TO EFFECTUATE THE REDEVELOPMENT PLANS OF THE
MUNICIPALITY.

The Planning Board has determined that no redevelopment plans are proposed as part of
the Land Use Element of the Master Plan or to the Land use Regulations of the
Township pursuant to the "Local Redevelopment and Housing Law”.
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ADDENDUM NO. 1

REEXAMINATION REPORT

OF THE

MASTER PLAN AND LAND USE AND DEVELOPMENT REGULATIONS

August 2, 2012

This addendum to the Reexamination Report adopted on June 7, 2012 by the Freehold
Township Planning Board includes with revisions to paragraph D of the Reexamination
Report requirements in the Municipal Land Use Law at N.J.S.A. 40:55D-89.

A. THE MAJOR PROBLEMS AND OBJECTIVES RELATING TO LAND
DEVELOPMENT IN THE TOWNSHIP OF FREEHOLD AT THE TIME OF
LAST REEXAMINATION REPORT.

No revisions.

B. THE EXTENT TO WHICH SUCH PROBLEMS AND OBJECTIVES HAVE
BEEN REDUCED OR HAVE INCREASED SUBSEQUENT TO 2007.

No revisions.

C. THE EXTENT TO WHICH THERE HAVE BEEN SIGNIFICANT CHANGES
IN THE ASSUMPTIONS, POLICIES, AND OBJECTIVES FORMING THE
BASIS FOR THE MASTER PLAN OR DEVELOPMENT REGULATIONS AS
LAST REVISED, WITH PARTICULAR REGARD TO THE DENSITY AND
DISTRIBUTION OF POPULATION AND LAND USES, HOUSING
CONDITIONS, CIRCULATION, CONSERVATION OF NATURAL
RESOURCES, ENERGY CONSERVATION, COLLECTION, DISPOSITION,
AND RECYCLING OF DESIGNATED RECYCLABLE MATERIALS AND
CHANGES IN STATE, COUNTY AND MUNICIPAL POLICIES AND
OBJECTIVES.

No revisions.

D. THE SPECIFIC CHANGES RECOMMENDED FOR THE MASTER PLAN OR
DEVELOPMENT REGULATIONS, IF ANY, INCLUDING UNDERLYING
OBJECTIVES, POLICIES AND STANDARDS, OR WHETHER A NEW PLAN
OR REGULATIONS SHOULD BE PREPARED.

OVERALL MASTER PLAN

Specific recommended changes to the overall Master Plan are listed below:

1 - 5. No changes.
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6. Master Plan and Zoning District Changes:

The following changes are recommended to the Master Plan and Land
Development Regulations as noted:

RECOMMENDED MASTER PLAN AND ZONING DISTRICT CHANGES

Location
Tax

Sheet Block Lot Acres
Current

Use

Current
Master Plan Area

and Zoning
District

Recommended
Master Plan Area

and Zoning
District

Kozloski
and

Thoreau
17 & 26 43.01 16.01 4.17+/- Vacant P-1 B-2

RECOMMENDED MASTER PLAN AREAS CHANGES

Location
Tax

Sheet Block Lot Acres
Current

Use

Current
Land Use

Designation

Recommended
Land Use

Designation

Route 9 at
Silvermead

38 83 14 4.88 Residential CMX-10 CMX-3

7 - 8. No revisions

9. It is recommended that the Scenic Roadway Corridor Map adopted by Ordinance
0-02-16 on May 21, 2002 and referenced in Section 190-160, SC Scenic Roadway
Corridor Overlay Zone, be reviewed along major roadways within the Township in
areas where development has occurred which makes it impractical to comply with
the Scenic Roadway Corridor requirements.

10. It is recommended that the Township amend Article XIX, Conditional Use Permits,
§ 190-203 to add Planned Commercial Development as follows:

Planned Commercial Development. Planned commercial development are
permitted upon issuance of a conditional use permit, compliance with the following
standards, and any other requirement deemed necessary by the Planning Board:

A. Minimum lot area: four acres.

B. Minimum frontage on a Minor Arterial Roadway: 350 feet

C. Planted buffer adjacent to residential development: 50 feet.
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D. Planted buffer adjacent to non-residential development: 25 feet.

E. Front setback: 75 feet.

F. Rear setback: 50 feet.

G. Side yard: 50 feet.

H. Minimum floor area per commercial use: 3,000 sq. ft.

11. It is recommended that Article XIII. Zone Regulations, § 190-144, Commercial
Zone B-2, be amended to add Planned Commercial Development subject to a
conditional use permit.

12. It is recommended that Article XII, General Zoning Provisions, §190-117
Prohibition of Uses, be amended to delete business related activities in residential
dwellings.

13. It is recommended that Article XI, Zones and Schedule of Requirements, §190-101,
Schedule of Area, Yard and Bulk Requirements, Schedule C, be amended to add
note 13 to B-2 in the column titled “Zone” as follows: “B-2 13” and that Note 13 be
revised to read: “13. Commercial development in the B-2 Zone located at Block
43.01 Lot 16.01 and in the LI-3 Zone shall be restricted to planned commercial
development in accordance with § 190-203, Planned Commercial Development.

E. THE RECOMMENDATIONS OF THE PLANNING BOARD CONCERNING
THE INCORPORATION OF REDEVELOPMENT PLANS ADOPTED
PURSUANT TO THE "LOCAL REDEVELOPMENT AND HOUSING LAW,"
PL. 1992, c.79 (C.40A:12A-1 et seq.) INTO THE LAND USE PLAN ELEMENT
OF THE MUNICIPAL MASTER PLAN, AND RECOMMENDED CHANGES,
IF ANY, IN THE LOCAL DEVELOPMENT REGULATIONS NECESSARY
TO EFFECTUATE THE REDEVELOPMENT PLANS OF THE
MUNICIPALITY.

No revisions.
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ADDENDUM NO. 2

REEXAMINATION REPORT

OF THE

MASTER PLAN AND LAND USE AND DEVELOPMENT REGULATIONS

Addendum No. 2 is the second addendum to the Reexamination Report adopted on June 7,
2012 by the Freehold Township Planning Board. Addendum No 1 was adopted by the
Planning Board on August 2, 2012. This addendum includes revisions to paragraph D of the
Reexamination Report requirements in the Municipal Land Use Law at N.J.S.A. 40:55D-89.

A. THE MAJOR PROBLEMS AND OBJECTIVES RELATING TO LAND
DEVELOPMENT IN THE TOWNSHIP OF FREEHOLD AT THE TIME OF
LAST REEXAMINATION REPORT.

No revisions.

B. THE EXTENT TO WHICH SUCH PROBLEMS AND OBJECTIVES HAVE
BEEN REDUCED OR HAVE INCREASED SUBSEQUENT TO 2007.

No revisions.

C. THE EXTENT TO WHICH THERE HAVE BEEN SIGNIFICANT CHANGES
IN THE ASSUMPTIONS, POLICIES, AND OBJECTIVES FORMING THE
BASIS FOR THE MASTER PLAN OR DEVELOPMENT REGULATIONS AS
LAST REVISED, WITH PARTICULAR REGARD TO THE DENSITY AND
DISTRIBUTION OF POPULATION AND LAND USES, HOUSING
CONDITIONS, CIRCULATION, CONSERVATION OF NATURAL
RESOURCES, ENERGY CONSERVATION, COLLECTION, DISPOSITION,
AND RECYCLING OF DESIGNATED RECYCLABLE MATERIALS AND
CHANGES IN STATE, COUNTY AND MUNICIPAL POLICIES AND
OBJECTIVES.

No revisions.

D. THE SPECIFIC CHANGES RECOMMENDED FOR THE MASTER PLAN OR
DEVELOPMENT REGULATIONS, IF ANY, INCLUDING UNDERLYING
OBJECTIVES, POLICIES AND STANDARDS, OR WHETHER A NEW PLAN
OR REGULATIONS SHOULD BE PREPARED.

OVERALL MASTER PLAN

Specific recommended changes to the overall Master Plan are listed below:

1 - 5. No changes.
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6. Master Plan and Zoning District Changes:

The following changes are recommended to the Master Plan and Land
Development Regulations as noted and as shown on the attached map entitled
“Proposed Master Plan and Zoning Amendments”:

Location

Tax

Sheet Block Lot Acres Current Use

Current Master

Plan Area and

Zoning District

Recommended

Master Plan Area

and Zoning District

Monmouth Road

(Rt. 537)
44 101 13.02 0.98 Residential R-80 B-2

Monmouth Road

(Rt. 537)
44 101 14 0.26 Vacant R-80 B-2

Monmouth Road

(Rt. 537)
44 101 13 (portion) +/- 1.7 Farm R-80 B-2

Monmouth Road

(Rt. 537)
44 91 21 0.2 Vacant/County R-80 B-2

Monmouth Road

(Rt. 537)
44 91 20 2.8 Farm R-80 B-2

Monmouth Road

(Rt. 537)
44, 43 91 20.01 (portion) +/- 5.0 Farm R-80 B-2

Monmouth Road

(Rt. 537)
44, 43 91

20.01 (front

portion south)
+/- 37.0 Farm R-80 R-40

Monmouth Road

(Rt. 537)
44, 43 91

20.01 (front

portion north)
+-7.8 Farm R-80 R-40

Monmouth Road

(Rt. 537)

44, 43,

45
91

20.01 (rear

portion)
+/- 28.0 Farm R-E R-40

Monmouth Road

(Rt. 537)
43 91 18 2.6 Residential R-80 R-40

Monmouth Road

(Rt. 537)
43 91 16 4.25 Residential R-80 R-40

Monmouth Road

(Rt. 537)
43 91 15 5.3 Residential R-80 R-40

Monmouth Road

(Rt. 537)
43 91 14 0.5 Residential R-80 R-40

Monmouth Road

(Rt. 537)
43 91 13 2.0 Residential R-80 R-40

Monmouth Road

(Rt. 537)
43 91 12 2.0 Residential R-80 R-40

Monmouth Road

(Rt. 537)
43 91 10 0.9 Residential R-80 R-40

Monmouth Road

(Rt. 537)
43 91 9 0.4 Residential R-80 R-40

Monmouth Road

(Rt. 537)
43 91 8 0.6 Residential R-80 R-40

Monmouth Road

(Rt. 537)
43 91 7 1.1 Residential R-80 R-40

Monmouth Road

(Rt. 537)
43 91 7.01 14.6 Farm R-80 R-40

RECOMMENDED MASTER PLAN AND ZONING DISTRICT CHANGES
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The recommended Master Plan changes occur in the existing R-80 and R-E zones along
Monmouth Road (Route 537) between the Holland Ridge development and the
intersection with Siloam Road (County Road 527). The changes are recommended
primarily due to an amendment to the Monmouth County Water Quality Management
Plan in 2012 which included the area for future sanitary sewer service.

Specifically, it is recommended that an area encompassing approximately 11.0 acres
located on both sides of the Monmouth Road and Siloam Road intersection be designated
B-2 while the area of existing development along Monmouth Road including
approximately 110 acres of the 118 acre Brock Farm property be designated R-40. It is
also recommended the Brock Farm property be permitted to develop with a cluster option
to include a minimum 30,000 square foot lots and that the resulting open space from the
cluster provide for deed restricted open space or dedication to the Township due to the
properties shape and large amount of freshwater wetlands.

7 - 13. No revisions

E. THE RECOMMENDATIONS OF THE PLANNING BOARD CONCERNING
THE INCORPORATION OF REDEVELOPMENT PLANS ADOPTED
PURSUANT TO THE "LOCAL REDEVELOPMENT AND HOUSING LAW,"
PL. 1992, c.79 (C.40A:12A-1 et seq.) INTO THE LAND USE PLAN ELEMENT
OF THE MUNICIPAL MASTER PLAN, AND RECOMMENDED CHANGES,
IF ANY, IN THE LOCAL DEVELOPMENT REGULATIONS NECESSARY
TO EFFECTUATE THE REDEVELOPMENT PLANS OF THE
MUNICIPALITY.

No revisions.
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ADDENDUM NO. 3

REEXAMINATION REPORT

OF THE

MASTER PLAN AND LAND USE AND DEVELOPMENT REGULATIONS

Addendum No. 3 is the third addendum to the Reexamination Report adopted on June 7,
2012 by the Freehold Township Planning Board. Addendum No 1 was adopted by the
Planning Board on August 2, 2012 and addendum No 2 was adopted on September 20, 2012.
This addendum includes revisions to paragraph D of the Reexamination Report requirements
in the Municipal Land Use Law at N.J.S.A. 40:55D-89.

A. THE MAJOR PROBLEMS AND OBJECTIVES RELATING TO LAND
DEVELOPMENT IN THE TOWNSHIP OF FREEHOLD AT THE TIME OF
LAST REEXAMINATION REPORT.

No revisions.

B. THE EXTENT TO WHICH SUCH PROBLEMS AND OBJECTIVES HAVE
BEEN REDUCED OR HAVE INCREASED SUBSEQUENT TO 2007.

No revisions.

C. THE EXTENT TO WHICH THERE HAVE BEEN SIGNIFICANT CHANGES
IN THE ASSUMPTIONS, POLICIES, AND OBJECTIVES FORMING THE
BASIS FOR THE MASTER PLAN OR DEVELOPMENT REGULATIONS AS
LAST REVISED, WITH PARTICULAR REGARD TO THE DENSITY AND
DISTRIBUTION OF POPULATION AND LAND USES, HOUSING
CONDITIONS, CIRCULATION, CONSERVATION OF NATURAL
RESOURCES, ENERGY CONSERVATION, COLLECTION, DISPOSITION,
AND RECYCLING OF DESIGNATED RECYCLABLE MATERIALS AND
CHANGES IN STATE, COUNTY AND MUNICIPAL POLICIES AND
OBJECTIVES.

No revisions.

D. THE SPECIFIC CHANGES RECOMMENDED FOR THE MASTER PLAN OR
DEVELOPMENT REGULATIONS, IF ANY, INCLUDING UNDERLYING
OBJECTIVES, POLICIES AND STANDARDS, OR WHETHER A NEW PLAN
OR REGULATIONS SHOULD BE PREPARED.

OVERALL MASTER PLAN

Specific recommended changes to the overall Master Plan are listed below:

1 - 5. No changes.
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6. Master Plan and Zoning District Changes:

The following changes are recommended to the Master Plan and Land
Development Regulations as noted and as shown on the attached maps entitled
“Proposed Master Plan and Zoning Amendments” dated November 6, 2012:

R-80 (Residential) to R-40 (Residential):

Block Lot(s) Tax Sheet

Approximate

Acreage Location

91

7, 7.01, 8, 9, 10, 12, 13,
14, 15, 16, 18, 23, 24, 26,
26.01, portion of 20.01
and a portion of 25

43, 44 82.5 ac.
Monmouth Road (CR 537) and
Siloam Road (CR 527)

R-E (Residential) to R-40 (Residential):

Block Lot(s) Tax Sheet

Approximate

Acreage Location

91
22, 25.01, portion of
20.01, and portion of 25

43, 44 38.6 ac.
Monmouth Road (CR 537) and
Siloam Road (CR 527)

R-80 (Residential) to B-2 (Business/Office):

Block Lot(s) Tax Sheet
Approximate

Acreage
Location

91
20, 21 and a portion of
20.01

43, 44 8.9 ac.
East side of Siloam Road (CR
527) / Monmouth Road (CR
537) intersection

101
13.02, 14, 16, 17 and a
portion of lot 13

44 11.0 ac.
West side of Monmouth Road
(CR 537) / Siloam Road (CR
527) intersection

The recommended Master Plan changes occur in the existing R-80 and R-E zones along
Monmouth Road (Route 537) between the Holland Ridge development and the
intersection with Siloam Road (County Road 527). The changes are recommended
primarily due to an amendment to the Monmouth County Water Quality Management
Plan in 2012 which included the area for future sanitary sewer service.

Specifically, it is recommended that an area encompassing approximately 20 acres located
on both sides of the Monmouth Road and Siloam Road intersection be designated B-2
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while the area of existing development comprised of approximately 121 acres along
Monmouth Road including +/-82 acres of the 118 acre Brock Farm property be designated
R-40. It is also recommended that the R-40 area be permitted to develop with a cluster
option to include a minimum 30,000 square foot lots and that the resulting open space
from the cluster provide for permanent open space through permanent conservation
easements and/or dedication to Freehold Township or the County of Monmouth due to the
properties shape and large amount of freshwater wetlands.

7 - 13. No revisions

E. THE RECOMMENDATIONS OF THE PLANNING BOARD CONCERNING
THE INCORPORATION OF REDEVELOPMENT PLANS ADOPTED
PURSUANT TO THE "LOCAL REDEVELOPMENT AND HOUSING LAW,"
PL. 1992, c.79 (C.40A:12A-1 et seq.) INTO THE LAND USE PLAN ELEMENT
OF THE MUNICIPAL MASTER PLAN, AND RECOMMENDED CHANGES,
IF ANY, IN THE LOCAL DEVELOPMENT REGULATIONS NECESSARY
TO EFFECTUATE THE REDEVELOPMENT PLANS OF THE
MUNICIPALITY.

No revisions.
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ADDENDUM NO. 4

REEXAMINATION REPORT

OF THE

MASTER PLAN AND LAND USE AND DEVELOPMENT REGULATIONS

Addendum No. 4 is the fourth addendum to the Reexamination Report adopted on June 7,
2012 by the Freehold Township Planning Board. Addendum No 1 was adopted by the
Planning Board on August 2, 2012, No 2 was adopted on September 20, 2012 and
Addendum No 3 was adopted on December 6, 2012.

This addendum includes revisions to paragraph D of the Reexamination Report requirements
in the Municipal Land Use Law at N.J.S.A. 40:55D-89.

A. THE MAJOR PROBLEMS AND OBJECTIVES RELATING TO LAND
DEVELOPMENT IN THE TOWNSHIP OF FREEHOLD AT THE TIME OF
LAST REEXAMINATION REPORT.

No revisions.

B. THE EXTENT TO WHICH SUCH PROBLEMS AND OBJECTIVES HAVE
BEEN REDUCED OR HAVE INCREASED SUBSEQUENT TO 2007.

No revisions.

C. THE EXTENT TO WHICH THERE HAVE BEEN SIGNIFICANT CHANGES
IN THE ASSUMPTIONS, POLICIES, AND OBJECTIVES FORMING THE
BASIS FOR THE MASTER PLAN OR DEVELOPMENT REGULATIONS AS
LAST REVISED, WITH PARTICULAR REGARD TO THE DENSITY AND
DISTRIBUTION OF POPULATION AND LAND USES, HOUSING
CONDITIONS, CIRCULATION, CONSERVATION OF NATURAL
RESOURCES, ENERGY CONSERVATION, COLLECTION, DISPOSITION,
AND RECYCLING OF DESIGNATED RECYCLABLE MATERIALS AND
CHANGES IN STATE, COUNTY AND MUNICIPAL POLICIES AND
OBJECTIVES.

No revisions.

D. THE SPECIFIC CHANGES RECOMMENDED FOR THE MASTER PLAN OR
DEVELOPMENT REGULATIONS, IF ANY, INCLUDING UNDERLYING
OBJECTIVES, POLICIES AND STANDARDS, OR WHETHER A NEW PLAN
OR REGULATIONS SHOULD BE PREPARED.
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OVERALL MASTER PLAN

Specific revisions that are recommended to the overall Master Plan are listed below:

1 - 5. No changes.

6. Master Plan and Zoning District Revisions:

Block 71 Lot 8 is located on southbound U.S. Route 9 north of C.R. 524 in the east central
portion of the Township. Lot 8 contains a total of 52.95 acres1 and is located on Tax
Maps 36 and 37. The lot is undeveloped and has approximately 1,572 feet of frontage on
U.S. Route 9. It has been the subject of Mount Laurel litigation that began in 2009 (Land
Bank-Freehold, Inc. v. the Township of Freehold Docket No.: MON-L-6026-08 of the
Superior Court of New Jersey Law Division: Monmouth County). In January 2013 a
proposed settlement agreement was agreed to by both parties. As a result of the
settlement agreement this property will be rezoned to permit the development of a planned
adult community (PAC) consisting of approximately 172 senior housing units at a
maximum density of six dwelling units per acre on 33.65 acres. Development of
commercial, office and service uses will be permitted on the 19.3 acres fronting along
Route 9 and will be rezoned CMX-3.

A Master Plan revision for Block 71, Lot 8 was adopted on August 2, 2012 to include
PAC-3 Planned Adult Community on the rear portion of the property and CMX-10 along
the front portion of the property. The settlement agreement revises the configuration of
the PAC-3 zone and changes the front portion of the property to a CMX-3 zone.

Based upon the settlement agreement the following revisions are recommended to the
Master Plan and Land Use Regulations as noted and as shown on the attached map
entitled “Zoning Amendment” dated January 4, 2013.

MASTER PLAN REVISION

The Land Use Plan element of the Master Plan should include the following revisions as
noted:

Deletions are shown as strikeouts and additions are shown as underlines

(PAC-3) – Planned Adult Community

A Planned Adult Community is located on Block 71, Lot 8 located on southbound U.S.
Route 9 north of C.R. 524 in the east central portion of the Township. Lot 8 contains a
total of 53.65 52.95 acres. The rear portion of the lot consisting of approximately 38
33.65 acres is designated PAC-3. This undeveloped parcel has been the subject of Mount
Laurel litigation that began in 2009. As a result of a proposed settlement agreement the
rear portion of the property will permit the development of a planned adult community at
a maximum density of six dwelling units per acre. The remaining portion of the lot

1 Total acreage of 52.95 acres for Block 71, lot 8 based upon survey map prepared by Adam K. Bendinsky,
P.L.S. entitled “Zoning Exhibit Map” prepared by Maser Consulting dated 1/2/13.



3

consists of approximately 15 19.3 acres and fronts along Route 9 and is designated for the
development of commercial, office and service uses.

ZONING REVISION

It is recommended that a PAC-3 Planned Adult Community Zone be established in
Article XIII, Zone Regulations in the Freehold Township Land Use Regulations in
accordance with a Settlement Agreement in the matter of Land Bank-Freehold, Inc. v. the
Township of Freehold Docket No.: MON-L-6026-08 of the Superior Court of New Jersey
Law Division: Monmouth County.

It is recommended that the PAC-3 Zone permit only age-restricted housing units
consisting of single-family detached, duplex, attached single family and multi-family
attached housing units and community amenities subject to certain standards and
requirements.

The following revisions to the zoning map are recommended in accordance with
Settlement Agreement and attached map entitled “Zoning Amendment” dated January 4,
2013:

CMX-10 to PAC-3:

Block Lot Tax Sheet Acreage Location

71 8 (portion) 36, 37 33.65 Route 9

CMX-10 to CMX-3:

Block Lot Tax Sheet Acreage Location

71 8 (portion) 36, 37

Includes 19.30 acres for portion of lot 8
plus an additional 1.78 acres to centerline
of the Route 9 ROW for a total of 21.08
acres

Route 9

7 - 13. No revisions

E. THE RECOMMENDATIONS OF THE PLANNING BOARD CONCERNING
THE INCORPORATION OF REDEVELOPMENT PLANS ADOPTED
PURSUANT TO THE "LOCAL REDEVELOPMENT AND HOUSING LAW,"
PL. 1992, c.79 (C.40A:12A-1 et seq.) INTO THE LAND USE PLAN ELEMENT
OF THE MUNICIPAL MASTER PLAN, AND RECOMMENDED CHANGES,
IF ANY, IN THE LOCAL DEVELOPMENT REGULATIONS NECESSARY
TO EFFECTUATE THE REDEVELOPMENT PLANS OF THE
MUNICIPALITY.

No revisions.
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ADDENDUM NO. 5

REEXAMINATION REPORT

OF THE

MASTER PLAN AND LAND USE AND DEVELOPMENT REGULATIONS

Addendum No. 5 is the fifth addendum to the Reexamination Report adopted on June 7, 2012
by the Freehold Township Planning Board. Addendum No 1 was adopted by the Planning
Board on August 2, 2012, No 2 was adopted on September 20, 2012, Addendum No 3 was
adopted on December 6, 2012 and Addendum No 4 was adopted on April 4, 2013.

This addendum includes revisions to paragraph D of the Reexamination Report requirements
in the Municipal Land Use Law at N.J.S.A. 40:55D-89.

A. THE MAJOR PROBLEMS AND OBJECTIVES RELATING TO LAND
DEVELOPMENT IN THE TOWNSHIP OF FREEHOLD AT THE TIME OF
LAST REEXAMINATION REPORT.

No revisions.

B. THE EXTENT TO WHICH SUCH PROBLEMS AND OBJECTIVES HAVE
BEEN REDUCED OR HAVE INCREASED SUBSEQUENT TO 2007.

No revisions.

C. THE EXTENT TO WHICH THERE HAVE BEEN SIGNIFICANT CHANGES
IN THE ASSUMPTIONS, POLICIES, AND OBJECTIVES FORMING THE
BASIS FOR THE MASTER PLAN OR DEVELOPMENT REGULATIONS AS
LAST REVISED, WITH PARTICULAR REGARD TO THE DENSITY AND
DISTRIBUTION OF POPULATION AND LAND USES, HOUSING
CONDITIONS, CIRCULATION, CONSERVATION OF NATURAL
RESOURCES, ENERGY CONSERVATION, COLLECTION, DISPOSITION,
AND RECYCLING OF DESIGNATED RECYCLABLE MATERIALS AND
CHANGES IN STATE, COUNTY AND MUNICIPAL POLICIES AND
OBJECTIVES.

No revisions.

D. THE SPECIFIC CHANGES RECOMMENDED FOR THE MASTER PLAN OR
DEVELOPMENT REGULATIONS, IF ANY, INCLUDING UNDERLYING
OBJECTIVES, POLICIES AND STANDARDS, OR WHETHER A NEW PLAN
OR REGULATIONS SHOULD BE PREPARED.
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OVERALL MASTER PLAN

Specific revisions that are recommended to the overall Master Plan are listed below:

1 - 5. No changes.

6. Master Plan and Zoning District Revisions:

MASTER PLAN REVISION

The Land Use Plan element of the Master Plan should include the following revisions as
noted:

Deletions are shown as strikeouts and additions are shown as underlines

Another B-2 area is located at the intersection of West Main Street and Redwood Lane
consisting of Block 85.12, Lots 22, 23 and 24 west of Redwood Lane and Block 85.11,
Lot 17 east of Redwood Lane.

ZONING REVISION

It is recommended that Section 190-99, Zoning Map be revised to include the above-
referenced Master Plan revision as follows:

P-1 (Professional Office) to B-2 (Service/Supply):

Block Lots

Tax
Sheet

Approximate

Acreage Location

85.12 22, 23, 24 31 6.33 ac. West Main Street and Redwood Lane

85.11 17 31 2.62 ac. West Main Street and Redwood Lane

7 - 13. No revisions

E. THE RECOMMENDATIONS OF THE PLANNING BOARD CONCERNING
THE INCORPORATION OF REDEVELOPMENT PLANS ADOPTED
PURSUANT TO THE "LOCAL REDEVELOPMENT AND HOUSING LAW,"
PL. 1992, c.79 (C.40A:12A-1 et seq.) INTO THE LAND USE PLAN ELEMENT
OF THE MUNICIPAL MASTER PLAN, AND RECOMMENDED CHANGES,
IF ANY, IN THE LOCAL DEVELOPMENT REGULATIONS NECESSARY
TO EFFECTUATE THE REDEVELOPMENT PLANS OF THE
MUNICIPALITY.

No revisions.
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ADDENDUM NO. 6 

REEXAMINATION REPORT 

OF THE 

MASTER PLAN AND LAND USE AND DEVELOPMENT REGULATIONS 

Addendum No. 6 is the sixth addendum to the Reexamination Report adopted on June 7, 

2012 by the Freehold Township Planning Board.  The addendums were adopted by the 

Planning Board on the following dates: 

 

 Addendum No 1 was adopted August 2, 2012, 

 Addendum No 2 was adopted September 20, 2012,  

 Addendum No 3 was adopted December 6, 2012  

 Addendum No 4 was adopted April 4, 2013 

 Addendum No. 5 was adopted May 2, 2013 

 

This addendum includes revisions to paragraph D of the Reexamination Report requirements 

in the Municipal Land Use Law at N.J.S.A. 40:55D-89. 

A. THE MAJOR PROBLEMS AND OBJECTIVES RELATING TO LAND 

DEVELOPMENT IN THE TOWNSHIP OF FREEHOLD AT THE TIME OF 

LAST REEXAMINATION REPORT. 

No revisions. 

B.  THE EXTENT TO WHICH SUCH PROBLEMS AND OBJECTIVES HAVE 

BEEN REDUCED OR HAVE INCREASED SUBSEQUENT TO 2007. 

No revisions. 

C.  THE EXTENT TO WHICH THERE HAVE BEEN SIGNIFICANT CHANGES 

IN THE ASSUMPTIONS, POLICIES, AND OBJECTIVES FORMING THE 

BASIS FOR THE MASTER PLAN OR DEVELOPMENT REGULATIONS AS 

LAST REVISED, WITH PARTICULAR REGARD TO THE DENSITY AND 

DISTRIBUTION OF POPULATION AND LAND USES, HOUSING 

CONDITIONS, CIRCULATION, CONSERVATION OF NATURAL 

RESOURCES, ENERGY CONSERVATION, COLLECTION, DISPOSITION, 

AND RECYCLING OF DESIGNATED RECYCLABLE MATERIALS AND 

CHANGES IN STATE, COUNTY AND MUNICIPAL POLICIES AND 

OBJECTIVES. 

No revisions. 
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D. THE SPECIFIC CHANGES RECOMMENDED FOR THE MASTER PLAN OR 

DEVELOPMENT REGULATIONS, IF ANY, INCLUDING UNDERLYING 

OBJECTIVES, POLICIES AND STANDARDS, OR WHETHER A NEW PLAN 

OR REGULATIONS SHOULD BE PREPARED. 

OVERALL MASTER PLAN 

Specific revisions that are recommended to the overall Master Plan are listed below:  

1 - 5. No changes. 

6.  Master Plan and Zoning District Revisions: 

 

MASTER PLAN REVISIONS 

1. Elimination of P-2 Professional Office Area 

 

Page 7-13 (Adopted: November 4, 2010 and last amended August 2, 2012) of the 

Land Use Plan element of the Master Plan should include the following revisions as 

noted to remove both P-2 Professional Office zones located on West Main Street and 

South Street and change them both to a P-1 Professional Office district: 

 

Deletions are shown as strikeouts and additions are underlined. 

 

(P-1) - Professional Office 

 

The P-1 Professional Office development areas are intended to be designed, 

constructed and operated in such a manner as to create the least possible disruption to 

and impact on adjacent residential properties. The Master Plan provides for five (5) 

seven (7) such areas. The largest is designated along Route 537 to buffer R-25 

residential development in the Woodcrest and Green Tree developments from the H-1 

Hospital Zone district and traffic along CR 537. 

 

The second area is located on CR 537 across the street from the Hospital Zone 

District. This is an extension of the larger P-1 area located to the south on CR 537. 

 

The third P-1 professional office area which has been designated is located north of 

Schanck Road in the vicinity of Dover Place and Sussex Place. 

 

The fourth area is along Jackson Mill Road at Elton Adelphia Road. This area is a 

transition area from the U.S. Route 9 Corridor development and Township 

Department of Public Works with residential development south on Jackson Mill 

Road. 

 

The fifth area is a small area in east central Freehold Township along CR 524. This 

area is designed to buffer residential development in Juniper Farms from highway 
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business development along U.S. Route 9 and CR 524. This professional office area 

provides for small lots and transition type uses. 

 

The sixth area is located along West Main Street between the intersection of 

Wemrock Road and Stillwells Corner Road and Castranova Way. 

 

The seventh area is located on along South Street just south of Freehold Borough.   

 

(P-2) - Professional Office 

 

A P-2 Professional Office land use category was created in 1988 to reflect the small 

scale lots which support small office uses along South Street and along CR 537 in 

West Freehold. Both of these areas were originally residential areas which have been 

converted to professional office uses. 

 

 

2. RC (Recreational Campground) to R-E (Rural Environmental - 10 Acres): 

 

A second Master Plan revision eliminates the RC Recreational Campground 

designation located on Georgia Road known as the Pine Cone Resort and 

Campground.  This site will be revised to an R-E designation.  This pre-existing use 

would be permitted as a campground, however, if the campground use is 

discontinued, the site is recommended to convert to the Rural Environmental land 

uses designation. 

 

Block Lot Tax Sheets Acreage Location 

105 53.01 63 and 64 26.15 Ac. Georgia Rd. 

 

 

Page 7-11.1 (Adopted: November 4, 2010 and last amended May 2, 2013) of the 

Land Use Plan element of the Master Plan should include the following revisions as 

follows: 

(VC) -Village Center 

A Village Center area is designated on the Master Plan on Route 537 south of the N.J. 

Route 33 By-Pass. The Village Center provides for a planned commercial and office 

center in accordance with an overall “village” architectural theme.  The Village 

Center conforms to a settlement agreement in the late 1990’s for the overall “village” 

architectural design and site layout.  

The Village Center, now known as “Freehold Market Place”, includes a 149,551 

square foot Walmart Store, which was opened on March 8, 2006, a Sam’s Club, 

restaurants and banks. 
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(RC) - Recreational Campground 

 

Recreational campgrounds are located on three.  Two properties in the Township are 

designated as RC-Recreational Campground; the 13.32 acre YMCA complex on East 

Freehold Road west of Marlboro Road (N.J. 79), and the 13.86 20.34 acre Rolling 

Hills Day Camp on Dittmar Road west of Robertsville Road along a branch of the 

Topanemus Brook. and the 26.15 acre Pine Cone Resort and Campground on Georgia 

Road east of Jackson Mills Road. The Pine Cone Resort has 125 campsites for tents 

and RVs as well as small cabins.  Permitted uses in the Recreation Campground RC 

areas include buildings and recreational areas and facilities including clubhouses, 

parks, playgrounds, swimming pools, tennis, basketball and handball courts and other 

such activities, but not to include carnival-type activities. 

 

A third site, the 26.15 acre Pine Cone Resort and Campground located on Georgia 

Road, is designated R-E.   It is recommended that campgrounds be regulated as a 

Conditional Use within the R-E Rural Environmental Zone with a minimum site area 

of 25 acres and an impervious surface coverage not to exceed five (5) percent.  

 

3. Recreational Campground (RC) Expansion: 

The Rolling Hills Day Camp lot is expanded to include all of lot 4.01 in Block 16.  

The expansion area includes the western +/- 5.8 acre portion of the lot at Rolling Hills 

Court currently designated R-60 Residential. 

 

 

Block Lot Tax Sheet Acreage Location 

16 4.01 3 
+/-5.8 Ac. Expansion 

(20.34 Ac. total lot) 
Rolling Hills Ct. 

 

ZONING REVISION 

 

It is recommended that Section 190-99, Zoning Map be revised to include the above-

referenced Master Plan revisions and four (4) additional zoning revisions to be consistent 

with Land Use Plan designations as follows: 

 

From P-2 Professional Office – 25,000 S.F. to P-1 Professional Office – 2 Acres: 

Block Lot(s) 

 

Tax Sheet 

Approximate 

Acreage 

 

Location 

69 

16, 37, 37.01, 

37.02, 38, 39, 

40, 41, 42, 43, 

44, 45, 46.01, 

46.02, 47  

23 +/-8.5 Ac. 
West Main Street 

and Wemrock Road 



 

 5 

69.05 35.03 23 1.57 Ac. 
West Main Street 

and Castranova Way 

 

70 

21 (portion) 

22,23,24,27 
23, 31 10.3 Ac. 

West Main Street 

and Stillwells 

Corner Road 
 

 

 

From P-2 Professional Office – 25,000 S.F. to P-1 Professional Office – 2 Acres: 

Block Lot(s) 

 

Tax Sheet 

Approximate 

Acreage 

 

Location 

50 29.01 (portion) 24 +/-0.30 South Street 

52 1, 2, 3 24 +/- 0.85 South Street 

53 1, 2, 2.01, 3, 4 24 +/- 0.85 South Street 

56 6, 7, 8 24 +/- 0.85 South Street 

57 5, 6.01 24 +/- 0.85 South Street 
 

 

 

From R-60 Residential to RC – Recreational Campground: 

 

 

Block 

 

Lot 

 

Tax Sheet 

Approximate 

Acreage 

 

Location 

16 4.01 3 

+/-5.8 Ac. 

Expansion (20.34 

Ac. total lot) 

Rolling Hills Ct. 

 

 

 

Area 1 - From M-1 (Industrial 5 Acres) to LI-3 (Light Industrial 3 Acres): 

Block Lot(s) 

 

Tax Sheet 

Approximate 

Acreage 

 

Location 

79 4, 6, 6.01, 7 28 and 33.01 +/- 28 Ac. Halls Mill Road 

 

 

Area 2 - From M-1 (Industrial 5 Acres) to LI-3 (Light Industrial 3 Acres): 

Block Lot(s) 

 

Tax Sheet 

Approximate 

Acreage 

 

Location 

49 

10,12,12.01, 

13, 18 

17 (portion) 

25, 26 +/- 76.0 Ac. 
Rt. 33 / Halls Mill 

Road 
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Area 3 - From M-1 (Industrial 5 Acres) to LI-3 (Light Industrial 3 Acres): 

Block Lot(s) 

 

Tax Sheet 

 

Acreage 

 

Location 

45 1,2,3 27 15.2 Ac. Crow Hill Road 

44 4,5,6,7,8,9,10 26,27 79.5 Ac. 

Asbury Avenue / 

Route 33 / 

Crow Hill Road 

42 

27.01,26.01, 

26.011,26.012, 

26.0127, 

26.0128, 

26.0121,  

26.0122, 

26.0123, 

26.0124, 

26.0126, 

26.0125 

16,17,26,27 44.2 Ac. 
Asbury Avenue / 

Commerce Drive 

 

 

Area 4 - From M-2 (Industrial 2 Acres) to LI-3 (Light Industrial 3 Acres): 

Block Lot(s) Tax Sheet Acreage Location 

49 19,20,21,25 25 110.0 Ac. 
Rt. 33 and Daniels 

Way 

49 
14,15,16, 

17(portion) 
25 +/-2.5 Ac. Rt. 33 

49 44,45 25 29.9 Ac. 
Rt. 33 and Daniels 

Way 

49 46.01(portion) 25 +/- 5.0 Ac. Willow Brook Road 

72.13 4,5 25,29 2.36 Ac. 
Willow Brook 

Road/Rt. 33 
 

 

7 - 13.  No revisions 

 

 

E. THE RECOMMENDATIONS OF THE PLANNING BOARD CONCERNING 

THE INCORPORATION OF REDEVELOPMENT PLANS ADOPTED 

PURSUANT TO THE "LOCAL REDEVELOPMENT AND HOUSING LAW," 

PL. 1992, c.79 (C.40A:12A-1 et seq.) INTO THE LAND USE PLAN ELEMENT 

OF THE MUNICIPAL MASTER PLAN, AND RECOMMENDED CHANGES, 

IF ANY, IN THE LOCAL DEVELOPMENT REGULATIONS NECESSARY 

TO EFFECTUATE THE REDEVELOPMENT PLANS OF THE 

MUNICIPALITY. 

 

No revisions. 
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