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4. Incorporation of amendments to certain zoning districts for age-restricted 
residential development; 

5. Identification and incorporation of rural conservation strategies for the ARE 
districts; 

6. Propose amendments to the zoning map to reflect recommendations of the 2004 
Land Use amendments and others as viewed appropriate by the Board; 

7. Determine techniques for increasing minimum required lot size in light of the Fair 
Haven and Atlantic Highlands decisions, which nullified the Manalapan decision 
relating to the calculation of density based upon environmental resource 
constraints; 

8. With the adoption of the new storm water regulations a definitional difference 
between measuring the Special Water Resource Protection Areas and the 
Township's Riparian Buffer Ordinance, the Township should revise the ordinance 
to conform to state regulations. 
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40:55D-89d. The specific changes recommended for the master plan or 
deveiopment regulations, if any, including underlying objectives, policies and 
standards, or whether a new plan or regulations should be prepared. 

A.:fter review of the Master Plan, land development ordinance, and discussion of other 
planning issues in preparation of the 2005 Reexamination Report, the Planning Board has 
identified the following recommendations. 

Master Plan 

1. The Planning Board should update its goals and objectives to reflect the priorities 
of the Planning Board and the preparation of new element and amendments to its 
Master Plan. 

2. The Planning Board should update its Conservation Plan element in a manner that 
sets forward polices that support and implement the Land Use Element. 

3. The Planning Board also within the Conservation Plan element should incorporate 
certain environmental constraints information, including but not limited to land 
use/land cover, geology, forested areas, wetland areas, stream quality and 
subwatersheds, farmland capability, septic capability, depth to seasonal high 
water table and critical habitat areas. 

4. The Planning Board should amend the Stormwater Management Plan to 
incorporate a discussion on Category 1 waters and a recommendation to conduct a 
Stream Corridor Protection Plan for the Route 9 corridor. 

5. . The Planning Board should amend the Land Use Element to rezone certain areas 
based on the Farmland Preservation Plan, environmental characteristics and the 
policies and recommendations of the State Development and Redevelopment Plan 
and the Western Monmouth Development Plan. 

6. The Planning Board in amending the Land Use Element should develop a policy 
framework for incorporation into the Master Plan ways to identifY changes it 
wants to recommend on age-restricted housing. 

7. The Planning Board should evaluate development options for the ARE zones as 
well as consideration of their appropriateness in meeting the purposes of the 
zones. 

8. The Planning Board should advance the concept of mixed use development; 

9. There have been a number of changes in regulations, State law, regional and State 
planning initiatives, and local assumptions forming the basis of the master plan 
and development regulations since adoption of the last Land Use Plan element 
that suggest the need for an updated Land Use Plan, including: 

• State Development and Redevelopment Plan; 

• Western Monmouth Development Plan especially the planning agenda;; 

• Third Round COAH rules adoption; 

• Continued demographics changes; and 
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• The MOM Line draft Environmental Impact Statement. 

10. The Planning Board should prepare a Policy Statement as required by N.J.S.A. 
40:55D-28d of the MLUL, indicating the relationship of the proposed 
development of the municipality, as developed in the master plan to (1) the master 
plans of contiguous municipalities, (2) the master plan of the county in which the 
municipality is located, (3) the State Development and Redevelopment Plan 
adopted pursuant to the "State Planning Act," sections 1 through 12 ofP.L. 1985, 
c.398 (C. 52:18A-196 et seq.) and (4) the district solid waste management plan 
required pursuant to the provisions of the "Solid Waste Management Act," P.L. 
1970, c.39 (C. 13:1E-l et seq.) of the county in which the municipality is 
located" . 

11. The Planning Board should consider the simultaneous submission of its planning 
documents for review by the State Planning Commission to secure Initial Plan 
Endorsement with the Monmouth County Planning Board submission of the 
Western Monmouth Development Plan. 

Land Development Ordinance 

The Planning Board has identified the following recommended changes and 
modifications to the Land Development Ordinance and actions to support the 
implementation ofthe Township's Master Plan. They are: 

1. Based on the recent Atlantic Highlands and Fair Haven Decisions (Reversal of 
Manalapan decision) the Planning Board recommends an investigation into 
whether the Land Development ordinance should be amended to provide a partial 
credit for constrained land, reduce development of critical resource areas and 
increase the required lot size to avoid such areas at the time of subdivision. 

The Planning Board recommends that the Township Committee 

a. Incorporate architectural standards into the land use ordinance to address 
nonresidential development that is proposed in the Township; 

b. Amend its coverage requirements in its residential zones; 

c. Adopt the development options in the 2005 Land Use Plan for the ARE 
zones; 

d. Amend the development options in certain zones to incorporate the age­
restricted policy framework from the Land Use Element; 

e. Address stormwater regulations based on recommendations in the new 
stormwater management plan. 

f. Consider zoning recommendations from the 2004 Land Use Plan 
Amendment. 

g. Consider amending the Riparian Buffer ordinance to establish 
conformance with state regulations for Special Water Resources 
Protection Areas in terms of measuring the distance of the buffer; 
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h. Develop a "grandfather ordinance" for individual property owners that 
may be become non-conforming because of zoning changes. 

1. Consider revising the zoning map to merge special zoning districts into the 
broader policy districts; 

J. Consider a method of controlling the size of residential floor area; and 

k. Provide the Planning Board the means of addressing signage issues; 

1. Amend the Land Development Ordinance to conform to all zoning and 
design recommendations of the 2005 Land Use Plan as identified in Figure 
1 of this document 
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c. 40:55D-8ge "The recommendations of the planning board concerning the 
incorporation of redevelopment plans adopted pursuant to the "Local 
Redevelopment and Housing Law," P.L. 1992, c. 79 (C.40A: 12 A-I 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." 

To date Howell Township has not prepared or adopted any redevelopment plans for any 
areas of the municipality in accordance with the Local Redevelopment and Housing Law 
cited above. Based on the foregoing sections of the reexamination report, the Howell 
Township Planning Board recommends exploring and evaluating the merits of 
designating a redevelopment area for William Hurley Industrial Complex to determine 
whether a redevelopment plan should be prepared to facilitate the revitalization of the 
site. 

To advance the goals of the master plan., the Township Council should determine whether 
a preliminary redevelopment area investigation by the Planning Board should be prepared 
pursuant to the Local Housing and Redevelopment Law, as a first step toward 
determining the role of the municipality in the redevelopment process. 
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