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A. INTRODUCTION

The New Jersey Municipal Land Use Law, N.J.S.A. 40:55D-1 et seq., stipulates that
each municipality in the State of New Jersey must reexamine its Master Plan and

Development Regulations at least every ten years. Specifically, N.J.S.A. 40:55D-89

states:

"The governing body shall, at least every ten years, provide for a
general reexamination of its master plan and development

regulations by the Planning Board which shall prepare and adopt by
resolution a report on the findings of such reexamination, a copy of

which shall be sent to the Office of Planning Advocacy and the

County Planning Board. A notice that the report and resolution have

been prepared shall be sent to any military facility commander who

has registered with the municipality pursuant to section 1 of P.L.

2005, с.41 (C.40:55D-12.4) and to the municipal clerk of each

adjoining municipality."

The purpose of this report is to examine how changes over time have impacted land
use decisions. It provides the Planning Board with the opportunity to determine if the

goals, objectives and recommendations of the 2004 Master Plan, 2010 Master Plan
Reexamination Report, 2020 Master Plan Reexamination Report and the Addendum

No. 1 to the 2020 Master Plan Reexamination Report adequately address planning
issues affecting Colts Neck today and in the foreseeable future. It is also a tool that

identifies outdated zoning classifications, land use conflicts and development
regulations that need updating. Finally, it provides the opportunity to review the needs
and initiatives of other governmental bodies and sets the Township's planning agenda
for the next ten years.

The Municipal Land Use Law states that failure to comply with the reexamination

requirement "shall constitute a rebuttable presumption that the municipal development
regulations are no longer reasonable". This reexamination of the Township of Colts

Neck 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 problems and objectives relating to land development in Colts
Neck at the time of the adoption of the 2020 Master Plan Reexamination

Report.

b. The extent to which such problems 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
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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 regulation should be prepared.

e.

f.

The recommendations of the Planning Board concerning the
incorporation of re-development plans adopted pursuant to the "Local
Redevelopment and Housing Law". P.L. 1992, c.79 (C.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.

The recommendations of the planning board concerning locations
appropriate for the development of public electric vehicle infrastructure,
including but not limited to, commercial districts, areas proximate to public
transportation and transit facilities and transportation corridors, and public
rest stops; and recommended changes, if any, in the local development
regulations necessary or appropriate for the development of public
electric vehicle infrastructure.

This reexamination report represents the reexamination of the Township of Colts Neck
Comprehensive 2004 Master Plan which was adopted on February 10, 2004, 2010
Master Plan Reexamination Report adopted February 9, 2010, the 2020 Master Plan
Reexamination report adopted January 14, 2020, and the Addendum No. 1 to the 2020

Master Plan Reexamination Report adopted August 11, 2020.
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B. MAJOR PROBLEMS AND OBJECTIVES RELATING TO
LAND DEVELOPMENT IN THE TOWNSHIP OF COLTS NECK

IN 2020, THE YEAR THE CURRENT REEXAMINATION
REPORT WAS ADOPTED

The 2020 Master Plan Reexamination Report lists the following significant land use
policies on which the report was based.

1. Preservation of the open character of the Township as a low-density
residential area with agricultural activity. This was the first and basic
objective of Colts Neck's original Master Plan in 1961 and continues to be

the cornerstone of the 2020 Reexamination Report land use policies.

2. Designation of lower densities in major areas of underdeveloped land.

3. Locating higher density residential zoning in the southwestern corner of
the Township (A-4 and A-6 Zones) to implement the Township's
affordable housing obligation.

4. Confining commercial uses to an area along State Highway Route 34 that
is south of Yellow Brook and north of State Highway Route 18. The
commercial district should be a modest distance along County Route 537

and be bordered by New Street (Block 29.13, Lot 14) to the west and the
former Meridian Academy School to the east.

5. The industrial base should not be expanded above its present locations
and intensity.

6. Public water and sanitary sewer facilities shall not be further extended
into the Township. Individual users of public water and sewers should be

limited to the A-4 and A-6 Zones and the existing water customers along
Swimming River Road and Asbury Avenue.

The 2020 Reexamination Report anticipated that future zoning decisions would follow
these policies and be based on the unique physical features and natural carrying
capacity that limits development in Colts Neck.

The Township's overall land use plan encouraged agriculture and low-density single
family residential housing. Future development is encouraged to utilize the design
flexibility of cluster and lot size averaging developments. It is a basic goal that new
growth would simulate the existing pattern of development and preserve large
contiguous tracts of land for agriculture and open space. The plan recommended that
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low lot coverage standards be retained to minimize stormwater runoff and erosion, as

well as increase infiltration to protect the water quality of the Swimming River
Reservoir, a Category One (C-1) waterbody.

AGRICULTURAL DISTRICTS

The Township's plan for agricultural areas (AG Zone) is to promote agriculture and

retain farmland by utilizing planning and innovative land conservation techniques,
protecting the economic viability of the agricultural industry and advising residents of

the benefits and the special needs of agriculture. The plan recognizes that if

agriculture is to be sustained as a viable industry in the future, farms must be of

sufficient size to promote commercial farming and the conversion of prime farmland
into non-farm uses must be discouraged.

While planning and zoning can provide flexible land development techniques, they

cannot preserve agriculture alone. Other factors such as taxation, regulatory policy,
profit margins and land values each affect the state of agriculture. If farmland

preservation efforts are not made immediately, sites that should be retained for farming
will be developed with homes, and once farms are residentially developed, it is unlikely
that the land will be returned to agricultural use again.

AGRICULTURAL/RESIDENTIAL DISTRICTS

The Agricultural/Residential Districts (A1, A2 & A3 Zones) are largely a reflection of the

existing pattern of development which is described as high-quality single-family
dwellings on large lots. The goal of the agricultural/residential districts is to have
zoning regulations that match the developed character of the area. When development

of existing farms occurs, cluster designs are encouraged in order to create buffers
between the new houses and such uses as an adjacent farm, abutting residential

neighborhood or collector/arterial streets.

A-5 RURAL RESIDENTIAL DISTRICТ

The A-5 Rural Residential District was established in 1999. The purpose of the zone is

to provide for the ordinary development of open land, protect views and wooded areas

and minimize the construction of roads and other impervious surfaces so as to

preserve the watershed of a public water source as well as the aesthetic character of

Colts Neck. This zone is currently limited to four developments that were originally
approved under the rural residential development standards. These standards allowed

a reduction in pavement width, curbing and subsurface drainage systems when large
lots of 220,000 square feet or more were planned. However, the rural residential
development standards were repealed after the State adopted the Residential Site
Improvements Standards. The A-5 zone was then created to identify these projects
and provide zoning that reflects the existing pattern of development.
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A-4 MIXED HOUSING DISTRICT

The A-4, Mixed Housing District is limited to the southwestern corner of the Township.
This zone was established specifically in recognition of the Township's obligation to
provide low- and moderate-income housing. The zone offers a variety of housing
opportunities ranging from atriums, townhouses, duplexes, quadplexes, and garden
apartments to single family dwellings. The zone intended that design alternatives be
used to maximize design flexibility and provide a mixture of housing types. The A-4,
Mixed Housing District contains two developments.

The first is the Grande at Colts Neck. The Grande was constructed in 1995 and
satisfied Honorable Eugene Serpentelli's Order and the Township's Round One
Affordable Housing Obligation. The Grande at Colts Neck contains 276 units,
comprised of 188 single family dwellings and 88 stacked flat quadplex affordable units.
Of the 88 quadplex affordable units, 22 units were designated as rental units. The
project is built at a gross density of 3.7 units per acre.

Charleston Meadows is the second development in the A-4, Mixed Housing District.
The project partially satisfies Honorable Linda Grasso Jones, J.S.C. August 13, 2020,
order of Fairness and Preliminary Mount Laurel Compliance to the Township's Third
Round Affordable Housing Obligation. The development received preliminary major site
plan and subdivision approval on December 6, 2022, and final major site plan and
subdivision approval on July 9, 2024. The development is currently under construction.
The project includes 68 townhomes and condominium units. The fifty-two townhomes
are market rate units on fee simple lots. Of the remaining 16 condominiums, 15 will be
dedicated to very low, low, and moderate-income households. The project contains a
gross density of 4.5 units per acre.

A-6 RESIDENTIAL DISTRICT

The A-6, Residential District was originally established to satisfy a portion of the
Township's Round II (1987-1999) low- and moderate-income housing obligation under
the New Jersey's Fair Housing Act N.J.S.A. 52:27D-301 et seq., the rules of the New
Jersey Council on Affordable Housing N.J.S.A. 5:93 and the Mount Laurel doctrine.
The District advanced the public welfare by settling Mount Laurel litigation, and creating
a realistic opportunity for affordable housing by a court approved regional contribution
agreement (RCA) for up to 107 units and providing developer funding for eight and a
half (8.5) of the RCA units.

The Zone offered an alternative development option consisting of courtyard dwelling
units at a maximum density of 1.24 units per acre. Colts Neck Building Associates, LLC
received two different site plan approvals from the Planning Board to develop the
property with 48 courtyard dwellings consisting of four attached dwelling units arranged
to form a semi-enclosed courtyard. However, due to unfavorable market conditions
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