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INTRODUCTION 

The Reexamination Report focuses on the planning of the current Master Plan and prior reexamination report 
in accordance with the governing statute. New Jersey Municipal Land Use Law (MLUL). Pursuant to Section 
40:55D-89 of the NJ MLUL, municipalities having a master plan must reexamine their master plan and existing 
development regulations, at least once every ten (10) years for the purpose of determining the continued 
viability of each and possible need for amendment.  

The purpose of a Reexamination Report, in accordance with NJ MLUL, is to periodically 
reexamine the master plan, zoning and land use and development regulations of a 
municipality to determine whether they continue to address the development goals 
and objectives of the municipality and to provide recommendations that will address 
proposed changes in development goals, the impact of development within the 
municipality and the impact of planning and development regulations by Ocean 
County, the State of New Jersey and the Federal government. This reexamination of 
the Township of Manchester’s Master Plan conforms to the requirements of the 
Municipal Land Use Law and addresses the requirements of N.J.S.A. 40:55D-89 by 
including the following: 

A. The major issues and objectives relating to land development in the municipality at the time of 
adoption of the last reexamination report.   

B. The extent to which such issues and objectives have been reduced or have increased subsequent to 
such date. 

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. 

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. 

E. The recommendations of the planning board concerning the incorporation of redevelopment plans 
adopted pursuant to the "Local Redevelopment and Housing Law", N.J.S.A. 40A:12A-1 et al., 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. 

 
With respect to format, this Reexamination Report addresses in the same sequence the elements outlined 
within subsections “A” through “E” of the above-mentioned Municipal Land Use Law citation. It is important to 
note that a Master Plan should be kept up-to-date and flexible so that it can respond to changing conditions and 
reflect the current land use policies of the municipality.  
 
 

 

 

 



2025 MASTER PLAN REEXAMINATION REPORT 
TOWNSHIP OF MANCHESTER 

 
 5 

 
 

The findings and recommendations contained in this report are primarily based on the review of the following 
documents: 

1. “Master Plan, Township of Manchester, Ocean County, New Jersey, Revised December 5, 2011. 

2. “Reexamination Report, Prepared for Township of Manchester Planning Board” signed by   T. Andrew 
Thomas, PP, AICP, and Thomas A. Thomas, PP, of Thomas Planning Associates, LLC, of Brielle, NJ, 
prepared March 27, 2014. 

3. Resolution of the Manchester Township Planning Board Adopting Master Plan Reexamination Report 
adopted by the Planning Board April 7, 2014. 

4. “Proposed Amendments to the Master Plan – Land Use Plan Element Letter” Thomas A. Thomas, PP, of 
Thomas Planning Associates, LLC, of Brielle, NJ, prepared April 22, 2014. 

5. Resolution of the Manchester Township Planning Board Adopting Amendments to Master Plan 
Reexamination Report adopted by the Planning Board July 7, 2014. 

6. “Master Plan Reexamination Report Addendum, Township of Manchester, Ocean County, New Jersey” 
signed by David Roberts PP, AICP, LLA, and Daniel Bloch, PP, AICP of Master Consulting, dated March 23, 
2015, adopted by the Planning Board May 4, 2015. 

7. Resolution of the Manchester Township Planning Board Adopting Master Plan Reexamination Report 
dated March 23, 2015, adopted by the Planning Board May 4, 2015. 

8. “Master Plan Reexamination Report Addendum, Township of Manchester, Ocean County, New Jersey” 
signed by David Roberts PP, AICP, LLA, and Daniel Bloch, PP, AICP of Master Consulting, dated October 
21, 2015, last revised November 25, 2015. 

9. “Master Plan Reexamination Report Addendum, Township of Manchester, Ocean County, New Jersey” 
signed by David Roberts PP, AICP, LLA, and Daniel Bloch, PP, AICP of Master Consulting, dated February 
25, 2016. 

10. Resolution of the Manchester Township Planning Board Adopting Master Plan Reexamination Report 
dated February 25, 2016, adopted by the Planning Board March 7, 2016. 

11. “Master Plan Reexamination Report, Township of Manchester, Ocean County, New Jersey” Adopted by 
the Manchester Township Planning Board: by Daniel N Bloch, PP, AICP of Maser Consulting. dated 
August 7, 2017. 

12. “Master Plan Open Space & Recreation Plan 2017 Update, Township of Manchester, Ocean County, New 
Jersey” by Daniel N Bloch, PP, AICP of Maser Consulting. Dated December 4, 2017. 
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A. The major issues and objectives relating to land development in the municipality at the time of 
adoption of the last reexamination report.   

~AND~  

B. The extent to which such issues and objectives have been reduced or have increased subsequent to 
such date. 

The most recent reexamination report of the Manchester Township Master Plan was adopted by the Planning 
Board on August 7, 2017. We note that there has also more recently been a “Master Plan Open Space & Recreation 
Plan 2017 Update” adopted by Planning Board December 4, 2017. All issues identified in the previous 
reexamination have been included within this report for review and comment. 

This portion of the Reexamination Report identifies measures implemented by the Township to reduce and mitigate 
the major issues and implement the objectives identified within the elements of the previous Reexamination Report. 
The major issues and objectives identified in Section I above are reiterated in this section (Section II) to facilitate 
review. 
 
Previous Issues & Objectives (2017) – Master Plan 
 
1. Housing Plan - The 2010 Master Plan Reexamination Report noted that a revised Housing Plan Element will 

be required to be prepared by the Township in response to amended affordable housing legislation, Court 
orders and/or COAH approval of new Round 3 Rules. The 2014 Reexamination Report stated that the 
Township will continue to monitor any amendments to or adoption of new COAH Rules. 

a. The Township is in the process of preparing a new Housing Element and Fair Share Plan to address 
the requirements of the Court order. The Township filed a petition to the Court for a Declaratory 
Judgement on or before July 7, 2015. The Court granted the Township temporary immunity by Order 
dated August 28, 2015, which has since been extended. The Township entered into Settlement 
Agreement with the Fair Share Housing Center (“FSHC”) on February 7, 2017, and with the 
Manchester Development Group (“MDG”) on February 17, 2017. The Court approved both Settlement 
Agreements on April 7, 2017. The Township is in the process of adopting an updated Housing Element 
& Fair Share Plan, which will implement the terms of the Settlement Agreements to address the Third-
Round obligations. The Township has also adopted Ordinance 17-008, which rezones the MDG 
property from PRC-1 to PAF-1, in accordance with the Settlement Agreement with MDG. 

We note that the “MDG” tract has been purchased by the Ocean County & Manchester Township 
for open space. 

We note that the Township has submitted an updated Housing Plan Element as part of the 4th 
Round Affordable Housing requirements and is currently under review with the State Planning 
Commission. 

 
Previous Issues & Objectives (2017) – Land Use and Development Ordinance (Zoning) 
 
2. Review and amend the Land Use and Development Chapter to include and conform to updates of the New 

Jersey Residential Site Improvement Standards, as per §N.J.A.C. 5:21. 

a. This recommendation is still valid. 

3. Heritage Minerals Tract - It was recommended that an ordinance be drafted to create a C- Conservation Zone 
and a PC-Pinelands Conservation Zone, and to amend the Zoning Map in conformance with the Builder’s 
Remedy Consent Order and Stipulation of Settlement in the matter of Hovsons, Inc. v. Township of 
Manchester (Docket No. OCN-L-4357-93PW entered by Honorable Eugene D. Serpentelli, A.J.S.C. The C- 
Conservation Zone and the PC-Pinelands Conservation Zone would consist of portions of blocks and lots 
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commonly referred to as the Heritage Minerals Tract currently zoned PFA-S and FA-S. The rezoning would 
exclude a 995.4 acre “Development Area” zoned RC-2 and additional acreage associated with access ways 
from N.J. Routes 70 and Colonial Drive / N.J. Route 37. 

 

a. On June 2, 2014, the Planning Board conducted a Public Hearing on a report entitled “Planning 
Investigation of the Heritage Minerals Tract Site (Block 75.01, Lot 1 and Block 44, Lot 16) For a 
Determination of Suitability to be Designated an Area in Need of Redevelopment in accordance with 
N.J.S.A. 40A:12A-1 et seq.” Following the hearing, the Planning Board determined that the Heritage 
Minerals Tract qualifies as a “Non-Condemnation Area in Need of Redevelopment” and further 
approved forwarding the Planning Report and the Board’s determination that the Heritage Minerals 
Tract be considered for redevelopment to the Township Council for its review and consideration in 
accordance with the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A- 1 et seq. 

b. In June 2015, the Township formed a Heritage Minerals Working Group (“HMWG”), made up of 
political and community leaders to steer and review the redevelopment plan envisioned by the 
developer. The new plan being presented included 6,543 proposed homes, 1 million square feet of 
commercial space and 1 million square feet of industrial space. 

c. The Redevelopment Plan was prepared for the Heritage Minerals Tract Site with a Town Center 
concept, consisting of mixed-use development combined with a wide variety of housing types as well 
as commercial and light industrial uses. The Planning Board recommended on June 6, 2016, that the 
Governing Body adopt the Redevelopment Plan for Heritage Minerals. The Township Council adopted 
Ordinance No. 16-022 on June 13, 2016, to implement the Redevelopment Plan. However, on June 20, 
2016, Mayor Palmer vetoed the Ordinance. The veto was based on input from the NJDEP that 
development beyond the 2004 settlement agreement’s 1,000-acre footprint would be extremely 
difficult given the various environmental issues, permit requirements, and effects on the threatened 
and endangered species. The Township is currently in negotiations with Hovsons to re-consider the 
2004 settlement agreement and come up with a plan that would respect the 2004 settlement 
footprint but that does work in the Township’s best interest. 

This comment remains applicable. Heritage Minerals project site is still anticipated to start construction in 
the upcoming years and is anticipated to include affordable housing units towards the Township’s 4th 
Round obligation. 

4. It was recommended that Block 79, Lot 31 consisting of approximately 26.08 acres be rezoned from BVR-40 
Beckerville Village Residential to BVMF Beckerville Village Multi-Family to reflect the existing Manchester 
Apartment affordable housing development and to permit future expansion of affordable housing units 
provided the site can be serviced by an on-site sewage treatment facility. Such a facility would be designed 
to replace the existing on-site community septic systems for the existing 57 affordable housing units located 
on the property. 

This comment remains valid.  Recommended that all the properties owned by this “owner” should be 
re-zoned to this BVMF zone. 

5. Undersized Lots Planning Report in Pine Lake Park - A Planning Report was prepared in May 2012 that 
analyzed undersized lots in Pine Lake Park. The Report evaluated the potential development of undersized 
lots, the character of development, and existing zoning regulations in Pine Lake Park. It also provided 
guidelines for applicants and the Zoning Board of Adjustment for reviewing undersized lots based upon the 
Dallmeyer vs. Lacey Township Board of Adjustment Superior Court decision (219 N.J. Super. 134 decided 
April 15, 1987) which established guidelines for municipal boards of adjustment reviews of undersized lots. 
The May 2012 Report provided potential solutions for evaluating and developing undersized lots in the Pine 
Lake Park area and presented a recommendation to amend the Land Use and Development Chapter of the 
Township Code by adding a floor area ratio (F.A.R.) standard in the R-10 Residential Zone for the historic Pine 
Lake Park area. In June 2013 the Council adopted the recommended Ordinance. 
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a. The Township adopted Ordinance #13-005 on June 24, 2013, which established regulations and 
review procedures for undersized lots in the R-10 Residential Zone for Pine Lake Park including 
maximum building height and maximum lot coverage standards. 

A recommendation is being made as part of this re-examination report to amend the ordinance in §133-5A(4)(a). 
To require privately owned stormwater management on-site for all new construction, new accessory structures, 
and/or ancillary development (Building coverage of 500 SF or more). This will include installing adequate 
stormwater dry wells on applicable sites.  
 
Prior Issues & Objectives (2017) – Specific Changes 
 

6. Conditional use standards are recommended for child day care centers/nursery schools that define them and 
differentiate them from public or private elementary schools and ensure sites of sufficient size for parking and 
buffers. 

No further action is recommended at the time of this reexamination report. There exists, in §245-29B, an 
already required minimum buffer of 50 feet when any commercial property abuts a residential zone. 

7. It is recommended that the Township investigate and pursue Plan Endorsement, Center Designation or some 
alternative program that would allow the maximum impervious coverage to be increased from 30 percent to 
70 percent under the CAFRA regulations. 

Comment remains valid. Colliers Engineering has been completing efforts on this subject. The following is 
an update from Colliers: 

Manchester Township began working on the Plan Endorsement Petition in 2018. However, due to the 
COVID-19 Pandemic and other delays, the process has yet to be completed. Plan Endorsement involves a 
10-step process. Manchester Township is currently on Step 5. As per the direction from the State Office of 
Planning Advocacy, Manchester was required to go back through each step of the process and provide 
updated documentation to the State. The following outlines the 10-step process and Manchester’s status 
on each step. 
  

Step 5: Community Visioning 
Conduct up to two* public workshops and two public hearings (one Planning Board and one Township 
Council) prior to submitting final Vision Statement to State Office of Planning Advocacy. (*Note this was 
previously three but has been reduced to two as per the Plan Endorsement Guidelines revised in October 
2020). 
Status: The Township has completed the first visioning meeting on January 29, 2025. The Township needs 
to prepare an draft Visioning Statement and hold another public hearing. 
  

Step 6: Consistency Review 
Upon notice of receipt of a complete petition submission, OPA provides notice of commencement of 
consistency review of petition with State Plan and provides interested parties an opportunity to request 
that OPA conduct a public hearing. 
State agencies conduct consistency review of petition and provide OPA with comments. 
OPA conducts consistency review of petition. If inconsistencies exist, OPA will develop draft MOU and Action 
Plan, in consultation with the state agencies and the municipality. Action Plan outlines the necessary steps 
for petitioner to achieve Plan Endorsement, assistance from state agencies, and the benefits available to 
the municipality upon endorsement. 
  

Step 7: Action Plan Authorization and Completion 
SPC considers draft MOU and Action Plan at next regularly scheduled SPC meeting with at least 10 days 
notice. 
Petitioner conducts one public hearing* before the Planning Board for recommendation, and one public 
hearing* before the governing body to authorize MOU and Action Plan. Action Plan and MOU may be 
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considered at one joint public hearing by both governing body and Planning Board. Public hearing to take 
place within 60 days following notice of SPC approval of MOU and Action Plan. 
OPA issues Certificate of Eligibility within 10 days of receipt of signed MOU and resolution from petitioner. 
Petitioner works with State, county and regional agencies to complete Action Plan. 
  

Step 8: Recommendation Report and Draft Planning & Implementation Agreement 
OPA produces recommendation report and finalizes PIA within 45 days of completion of Action Plan. 
  

Step 9: State Planning Commission Endorsement 
OPA presents Recommendation Report and draft PIA to the PIC at a next scheduled PIC meeting after 
posting of OPA Report with minimum of 10 days' notice. 
SPC considers petition, recommendation report, PIA and proposed mapping changes at public meeting(s) 
within 45 days. The recommendation shall be considered at the next regularly scheduled meeting of the 
SPC. 
 

8. Currently Block 21, Lots 620, 621 and 1712 are in two zoning districts with the zone line between the R-40 Zone 
and HD-3 Zone running through the middle of the block between Wilbur and Ridgeway Avenues. The Planning 
Board recommends that the HD-3 (which requires 3 acres and allows more intensive commercial uses) be 
changed to B-1 (Business 1 District, which requires 1 acre and has less intensive uses) and that the Zone line of 
the proposed B-1 Zone be moved back to the centerline of Wilbur Avenue so that Lots 620 and 621 are entirely 
within the B-1 Zone, which would also include Lots 622, 1707, and the remainder of 1712 (See “Land Use Plan 
Revisions Map – Recommended R-40 to R-20, O-P to B- 1, R-40 to B-1/R-20 Overlay and HD-3/MF Overlay” in 
the Appendix). These changes are recommended to recognize that the level of traffic congestion at the 
intersection of Route 70 and 571 suggests that the intensity of commercial uses decrease on properties further 
from the intersection, both north and south on Route 571. It is also noted that the subject lots are under 
multiple ownership that hinders their consolidation for development under HD-3 standards, but are less 
restricted for smaller, less intensive uses under B-1 standards. The R-20 Overlay will enable additional 
marketability of the subject lots under the newly recommended R-20 Zone. Likewise, the Board recommends 
that Block 5, Lot 2059, located between Washington and Richmond Avenues with frontage on Route 571 near 
its intersection with Route 70, be rezoned from O-P to B-1. This parcel has frontage on Route 571 but is not 
large enough for HD- 3 zoning and is adjacent to R-10 zoning. This zoning would enable smaller, less intensive 
commercial uses at a location further from Route 70, but adjacent to HD-3 uses. However, the Board also 
recommends that such a change to the Zoning Map be coordinated with enhanced landscape buffer 
regulations that would increase the buffer between the B-1 Zone and abutting residential zones from the 
current 50 feet to 75 feet when existing vegetation of sufficient density and viability, as determined by the 
Board Engineer, can be supplemented with new infill planting. The required buffer would increase to 100 feet 
when no existing natural vegetation exists or is determined to be of insufficient density and viability to be 
effective. 
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Along Wilbur Avenue, currently Morgan Court and surrounding lots are zoned “B-1” with an “R-20 
Overlay”. Now that Morgan Court has been constructed, recommend removing the “R-20 Overlay” and 
rezoning Morgan Court and adjacent lots from B-1  to R-20 so existing and adjacent lots are conforming. 
 
Along Ridgeway Road, recommend removing the “R-20 Overlay” and keeping those majority of fronting 
lots B-1 zone for  more appropriate uses along Ridgeway Road.  
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Along Route 70, the MF Overlay is recommended to be removed from the HD-3 zone, also seen in the 
second screen-clip below. 

Pictured above is an excerpt from the current “Township GIS map” zoomed in to the area around Morgan 
Court, Wilbur Ave, and Route 70. 

Pictured above are the recommended changes in zones for the area around Morgan Court, Wilbur Ave, 
and Route 70. 

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. 

B-1 

R-20 

HD-3 
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The following section provides a highlight of various changes in local conditions, County and State policy changes, 
and anticipates new assumptions that may impact the Township over the next decade. 

 

The most recent reexamination (2017) stated that there have been no major changes in the underlying 
assumptions, policies and objectives forming the basis for the master plan or development regulations as 
last revised. 

Similarly, now in 2025, there have been no major changes in the underlying assumptions, policies and 
objectives forming the basis for the master plan or development regulations as last revised. Minor changes 
include Township Ordinances updates adopted as per State Requirements, Zone Map updates, 
Redevelopment Plans, etc. 

New open space has been acquired in the form of the Surf & Stream campground. 

A list of the ordinance revisions that have been made since the previous master plan reexamination exists 
at the end of this document as Appendix 2. 

 

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. 

Per the NJ Municipal Land Use Law (MLUL), the Township’s Master Plan and development regulations remain valid 
with respect to this Reexamination Report. There is no requirement to prepare a new master plan at this time; 
however, some plan additions should be considered. 
 
In 2025, we recommend the following specific changes for the Master Plan and Development Regulations, 
including underlying objectives, policies and standards, or whether a new plan or regulations should be 
prepared. 

1. Recommending requiring privately owned stormwater management on-site for all new construction, 
new accessory structures, and/or ancillary development (Building coverage of 500 SF or more) to install 
adequate stormwater dry wells. 

2. Recommending the encouragement of renewable energy uses in the zoning section solar, wind, etc. encouraging 
development applications to incorporate renewable energy where feasible. Considering personal wind turbines 
where applicable. 

3. Focus on Encouraging more and new Commercial Uses 

4. Pedestrian and bicycle network 

a. A potential route is the Railroad line from Manchester High School towards Berkeley Township.  

5. Sustainable New Jersey – Keeping Manchester’s Certification 

a. Manchester is currently Sustainable Jersey “Bronze Level” Certified with 225 points as of September 25, 
2025. The certification is good for three years however, the program will be revamped next year so at this 
point, the Township would not seek re-certification until 2029 (with most of the work being accomplished 
in 2028). There are two main goals that Manchester Township should strive to achieve to keep its 
certification: incorporate the Natural Resource Inventory into the Master Plan, and to adopt a policy or 
ordinance that defines regular updates to the NRI. 

i. We recommend that the Natural Resource Inventory be incorporated into the Master Plan as 
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required by the Sustainable Jersey certification procedures. The easiest option for achieving 
inclusion would be to add the NRI as a technical appendix, alike to what is done in this 
document. We recommend using the NRI as a basis to update the Open Space and Conservation 
elements along with showing the entire document in the appendix.  

ii. We recommend the town Council adopt a policy by the end of this year that outlines regular 
updates to the township’s NRI every 10 years in order to keep its certification.  

6. Recommend adding (water, sewer & traffic plan) element to master plan. 

7. Recommend the Township consider creating an ordinance section to create an Architectural Review Committee and 
describe its responsibilities.  

8. Recommend the Township consider creating an ordinance section to better define and limit lighting levels for 
residential and commercial properties and eliminate spillover. 

9. Recommend the Township revises planning and zoning applications/checklists for variances and major subdivisions 
to require Architectural Plans. 

10. Recommend the Township consider revising the ordinance, § 245-70E, on density calculations for cluster 
developments to be based upon “Buildable Area” of the lot, not the total area. 

a. “BUILDABLE AREA” – a “buildable area” is the portion of a property where a structure can legally be 
placed, excluding areas like steep slopes, wetlands, floodplains, historical, easements, etc. It’s not the 
same as the entire lot, but rather the “usable” land available for building according to local zoning 
regulations, which set limits on what can be constructed. 

11. Recommend the Township to consider repealing Township Ordinance §245-33W (Builders remedy Settlement 
Agreement known as Manchester Development Group LLC, et al vs. Manchester Township A.K.A. MDG 
Development) and RESERVING this section for future use. 

a. Proposed Changes to Township Ordinance: 
§245-33 (Pinelands Area Zoning Districts). 
W. Reserved: 
PRC-1 Pinelands Retirement Community. 
[Added 5-29-2007 by Ord. No. 07-018] 
(1) Permitted and conditional uses. 
[Amended 11-13-2017 by Ord. No. 17-025] 
(a) All uses and standards as included in the Pinelands Area Residential Zoning District 
Permitted and Conditional Uses (Schedule F). 
(b) Planned retirement community per § 245-67, subject to the following as specified in the 
Builders' Remedy Settlement Agreement known as Manchester Development Group LLC, et al 
vs. Manchester Township: 
[1] The maximum number of market-rate housing units shall not exceed 400 housing units for 
the Pulte Homes Tract;[27] 
[27]Editor’s Note: Former Subsection W(1)(b)[2], regarding the maximum number of market-
rate housing units permitted for the MDG Tract, and which immediately followed this 
subsection, was repealed 7-10-2017 by Ord. No. 17-008. 
(c) Retirement community multifamily housing. Retirement community multifamily housing 
may be permitted as a component of a planned retirement community, provided: 
[1] Not more than 25% of the units shall be multifamily units. 
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[2] Multifamily structures shall be a maximum of three habitable stories and one story of 
vehicular parking. The maximum building height shall be 45 feet. 
[3] The maximum number of housing units per building shall be 24. 
[4] Multifamily buildings shall be separated from adjacent structures by a distance equal to the 
height of the tallest of the adjacent structures. 
(2) Permitted accessory uses. Permitted accessory uses shall be the same as those permitted in 
the RA Zone. 
(3) Conditional uses. 
(a) Senior citizen light care subject to the provisions of § 245-73. 
(b) Continuing care for the elderly per § 245-75, subject to the density standards of 
Subsection W(1)(b) above. 
(4) Yard, area, and building requirements. All development in the PRC-1 Zone shall be located 
so as to maximize the protection of threatened and endangered species habitat, including 
dedication of a conservation easement a minimum of 150 feet measured from the delineated 
wetlands along the Cabin Branch. 
(5) Off-street parking, loading and vehicular access. Off-street parking, loading and vehicular 
access shall be the same as required in the RC Zone. 
(6) Signs. Signs shall be permitted in accordance with § 245-27 of this chapter. 
(7) Pinelands development credits. Pinelands development credits shall be purchased and 
redeemed for 30% of all units, excluding up to 20% of the total project units that are made 
affordable for low- and moderate-income households in accordance with applicable state law. 
Units made affordable for low- and moderate-income households that account for more than 
20% of the total project units shall purchase and redeem Pinelands development credits for 
30% of all such units. 
[Amended 11-13-2017 by Ord. No. 17-025] 
 

12. Recommend the Township consider repealing the CAFRA section Township Ordinance §245-68, which permits 
Garden Apartments in all CAFRA Area Zoning Districts, with some listed exceptions. (See below attachments for 
schedule breakdown of proposed changes). 

a. Proposed Changes to Township Ordinance: 
§245-68 (Garden apartments). 
A. Permitted. Garden apartments may be permitted in all CAFRA Area Zoning Districts except for FA-S, FA-
R, R-40, R-20, R-15, R-14, R-10, R-10A, RC, RC-2, OR-LI, B-1, TC, and MF Districts; and in all  the 
following Pinelands Area Zoning Districts:  PAF-1, PB-1, WTRC, WTB-1, WTHD, WTO-P, MI except for PPA, 
PFA-S, PFA-R, PR-A, PED-1, PED-9, PR-15, WTRA, PR-40, BVR-40, WTR-40 and POR-LI. Garden apartments 
are also permitted in the PRC-1 district if the site is located in a Pinelands Regional Growth Area. Garden 
apartments shall be subject to the conditions as specified below: 

 

13. Recommend the Township consider repealing the CAFRA section Township Ordinance §245-74, which permits 
Townhouses in all CAFRA Zoning Districts, with some listed exceptions. (See below attachments for schedule 
breakdown of proposed changes). 

a. Proposed Changes to Township Ordinance: 
§245-74 (Townhouse Developments). 
A. Permitted. Townhouses may be permitted in all CAFRA Zoning Districts except for R-40, R-20, R-15, R-
14, R-10, R-10A, and B-1 Districts. Townhouses may be permitted in all the following Pinelands Zoning 
Districts: PAF-1, PB-1, WTRC, WTB-1, WTHD, WTO-P, MI except for PPA, and POR-LI, PFA-S, PFA-R, PR-A, 
PED-1, PED-9, PR-15, WTRA, PR-40, BVR-40, and WTR-40 Districts. Townhouses shall be subject to the 
conditions as specified below: 
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2025 Master Plan Reexamination Recommendations consideration for Re-Zoning: 
1. The zones require updating from the existing commercial designation to reflect the current residential use as 

necessary to avoid a need for Zoning Board variance relief. 

2. Consider re-zoning trailer park properties to promote more commercial development on large tracts of land that face 
a commercial corridor or front on a Major Collector Road. 

3. OC Landfill – Consider those properties or surroundings be re-zoned for future uses. 

4. The Township has received a request from the property owner to rezone (Ridgeway Road OC Rt 571 and Hangar Road, 
Manchester Twp) – A recommendation is being made that to agree with the request where the developer is seeking 
to add a mixed-use building on this lot. In their formal request for the zone change, the owner states “This requested 
zoning change is consistent with the Township’s planning policy and would promote orderly development of currently 
undeveloped land.” The proposed use is consistent with other recent mixed use building approved site plans at this 
intersection of Ridgeway Road and OC Rt 571. As stated previously, there exists in §245-29B, a minimum buffer of 50 
feet when any commercial property abuts a residential zone. We note that there are residential neighbors along 
Hangar Road, as a result of this, no direct access is to be constructed along Hangar Road for the area to be zoned as 
PB-1. 

Pictured above is the property owner’s “Aerial Map” depicting the re-zone. 

5. New Recommendation. Rezone Block 4, Lots 1-5 from O-P to be R-10. These properties are currently 
residential uses but zoned for office use. R-10 would be a more applicable use and matches the adjacent 
R-10 zone containing similar residential properties. 
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Pictured above is an excerpt from the current “Township GIS map” zoomed into the area around Block 4, Lots 1-5. 

 

 
Pictured above are the recommended changes in zones from the current “Township GIS map” zoomed into the 
area around Block 4, Lots 1-5. 
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6. New Recommendation. Rezone Block 111, Lot 7 from WTRC to be WTHD. This property is currently owned by 
the adjacent property owner of Lot 2, which is within the WTHD zone. WTHD would be a more applicable use 
and matches the adjacent WTHD zone which both front Route 530, creating the lots fronting Route 530 
(between Route 70 & Route 539) to both be the same zone, allowing for the same continuous use in that area. 

Pictured above is an excerpt from the current “Township GIS map” zoomed into the area around Block 111, Lot 
7. 

Pictured above are the recommended changes in zones from the current “Township GIS map” zoomed into the area around 
Block 111, Lot 7. 
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E. The recommendations of the planning board concerning the incorporation of redevelopment plans 
adopted pursuant to the "Local Redevelopment and Housing Law", N.J.S.A. 40A:12A-1 et al., 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. 

 

Since the most recent Reexamination of the Master Plan (2017), the Township of Manchester has led efforts to 
employ redevelopment planning pursuant to the Local Redevelopment and Housing Law N.J.S.A. 40A:12A-1 et 
seq. as a mechanism to stimulate growth and has designated various areas to be in need of redevelopment, 
including: 

1. Block 62, Lots 30 & 30.01 (Former Stavola Property) – Permitted Mixed Use site. The Pinelands 
Commission, at its May 10, 2024, meeting, certified Ordinance 24-02, adopting the Redevelopment Plan 
for Block 62, Lots 30 & 30.01, dated December 28, 2023. Before the Manchester Planning Board currently. 

2. Ordinance #24-40 entitled “AN ORDINANCE OF THE TOWNSHIP OF MANCHESTER, COUNTY OF OCEAN, 
STATE OF NEW JERSEY AMENDING VARIOUS SECTIONS OF CHAPTER 245 OF THE CODE OF THE TOWNSHIP 
OF MANCHESTER” was Introduced and approved on October 28, 2024. Second Reading/Public 
Hearing/Adoption is scheduled for November 12, 2024. In summary, this ordinance reverts the zoning of 
Block 72.01, Lot 17 and Block 72, Lots 8 and 16 along Ridgeway Boulevard to POR-LI from its current 
designation in the PRC-1 zone, and permits townhouse developments on tracts of 10 acres or greater in 
all Pineland Zoning Districts except for the PPA, PFA-S, PFA-R, PR-A, PED-1, PED-9, POR-LI, PR-15, WTRA, 
PR-40, BVR-40, and WTR-40 districts. 
We note the NJ Pinelands would not certify Ordinance #24-40. 

 
2025 Master Plan Reexamination Recommendation for Redevelopment Plans: 

The purpose of a redevelopment plan is to identify goals, such as attracting businesses or improving infrastructure, and provide 
the tools to achieve them through actions like land acquisition, public facility upgrades, and the creation of new zoning and 
financial incentives. As well as attracting anchor stores, such as a large grocery, or other strategically placed store to maximize 
customer flow through the entire area and create a complementary mix of other retailers to form a complete shopping 
destination. Overall, a redevelopment plan can guide projects that revitalize the physical, economic, and social fabric of a 
previously developed area. 
 

1. 108 Lacey Road (Whiting Town Center) – Consider if desired to determine if “Area In Need of Redevelopment” possible 

for Mixed Use . 

2. Golf Driving Range, Rt. 37 – Confirm status of TC Town Center designation or consider redevelopment. 

3. Crestwood Shopping Center (90, 9.01) – Consider if desired to determine if “Area In Need of Redevelopment” 

4. America Keswick’s (96, 5.01) – Currently has an assortment of uses on their property.  Consider if the property needs 

to be re-zoned to reflect the uses to prevent applications before the zoning board. Additionally, we recommend 

subdividing the lot to create an orderly separation of all or most of the individual uses on site. 

5. Town center designation to incorporate the visionary meetings and should be included within Visioning Statement. 
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CONCLUSION 

This 2025 Reexamination Report concludes that the previous Master Plan Reexamination (2017) remains a 
relevant document for the advancement of planning policy necessary to the future use of land in the Township 
of Manchester. This report further concludes that the policies, goals and objectives of the previous Master 
Plan Reexamination (2017) should be retained, including the recommendations put forth herein this 
Reexamination Report. The Township should carefully consider all the recommendations outlined in this 
Reexamination Report. It is through the continued communication & effort of the Governing Body, Township 
Officials, Consultants, Public, etc. that this document can continually be used to shape the future of Manchester 
Township in the best possible ways. 
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Appendix 1 - Zoning Map - Manchester Township, NJ Adopted 3-11-2024 Per Ordinance 24-009 
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Appendix 2 - Zoning Schedule D – Pre and Post Ordinance Revisions 

Pictured above is Zoning Schedule D before repealing the CAFRA section of Township Ordinances §245-68 & §245-
74. Items pursuant to these Ordinances are in red. 

Pictured above is Zoning Schedule D after repealing the CAFRA section of Township Ordinances §245-68 & §245-74. 
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Appendix 3 - Zoning Schedule E – Pre and Post Ordinance Revisions 

Pictured above is Zoning Schedule E before repealing the CAFRA section of Township Ordinances §245-68 & §245-
74. Items pursuant to these Ordinances are in red. 

Pictured above is Zoning Schedule E before repealing the CAFRA section of Township Ordinances §245-68 & §245-
74. 
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Appendix 4 – Disposition List (2016-2024) - Manchester Township, NJ 
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Appendix 5 - Manchester Township Natural Resource Inventory - 2020
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