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Stafford Master Plan Outline 

Stafford’s Comprehensive Master Plan provides a comprehensive guide for the future 

development over the next ten years. It serves as a comprehensive approach to planning 

issues and considers many factors impacting a community’s economic development needs, 

setting a framework for the community’s vision for open space preservation, and how the 

Township has and continues to recover from Superstorm Sandy.  This Master Plan includes the 

following elements: 

 Demographics and Community Profile 
 Land Use Plan 
 Circulation 
 Open Space and Recreation 
 Utilities 
 Community Facilities 
 Environmental 
 Historic Preservation 
 Floodplain Management Plan 
 Recycling 
 Policy Statement indicating Relationship of Plan to other State, County planning 

efforts 

Upon adoption of the Master Plan by the Planning Board, the Plan gives the community the 

legal basis for control over future development. The Master Plan provides the basis for land 

use planning policy and zoning changes. These recommendations are then referred to the 

Governing Body for their review and use in guiding zoning and other land use decisions. Most 

changes are implemented in the form of zoning amendments and land development 

ordinances. 



 

 

Master Plan Process 

As part of the planning process in Stafford, a Master Plan Subcommittee comprised of 

Township employees and other stakeholders, was established to help guide the plan and 

its development.  A Kick-off Meeting was held on August 15, 2016 to discuss the overall 

scope of the project, clarify the main objectives of the Master Plan, and set up additional 

meetings. Over the next ten months, additional meetings were held to go over progress made, 

identifying land use needs and decisions, and site visits to determine existing conditions.  During 

the process, draft elements of the Master Plan were presented to the subcommittee for their 

review and feedback. Upon completion, the draft Master Plan was presented to the Planning 

Board. Comments heard were incorporated into the Final Master Plan.  Additionally, as part of the 

Master Plan process, extensive review and analysis was completed of existing planning 

documents and other important information.  This review included the following: 

 All 2007 Elements of the Stafford Township Master Plan,; 

 Previous Master Plans including Master Plan Re-exams; 

 Stafford Township’s Strategic Recovery Planning Report; 

 Stafford Township’s Land Development Ordinance; 

 The Township’s Tax Mapping and associated tax data; 

 Master Plans and ordinances of adjacent municipalities, where applicable; 

 New Jersey State Development and Redevelopment Plan; 

 Township Historic Data; 

 The Pinelands and CAFRA area regulations; and 

 Available Township, County, and NJDEP GIS data. 

Master Plan Goals and Objectives 

The Municipal Land Use Law (40:55D-28) requires that every municipal master plan contain 

a statement of Goals and Objectives that serves as the basis for the community’s 

comprehensive master plan. The Goals and Objectives set forth in this master plan outline 

the vision for what the Township hopes to achieve over the next 10 years. The Goals and 

Objectives have been established by revisiting the Township’s past planning initiatives from the 

2007 Master Plan.  Each goal and objective in each 2007 Master Plan element was reviewed to 

determine continued inclusion, update, revision, or removal based on existing conditions, 

Superstorm Sandy recovery and hazard mitigation, and input by the Sub Committee.  Every goal 

and objective in each element was warranted for inclusion based on this review and any goals or 

objectives no longer in an element that was within the 2007 Master Plan was removed because it 

was either completed or no longer viable or relevant.   



 

 

The Goals are developed as an overall framework for the development of the Township. 

The Objectives provide a more specific approach to achieving the Goals.  The following 

are the overarching Goals and Objectives for Stafford’s Master Plan.   

GOALS 

 To promote the establishment of appropriate population densities in 

concentrations that will contribute to the well-being of persons, neighborhoods, 

and the region, and the preservation of the environment. 

 To provide sufficient space and appropriate locations of a variety of agricultural, 

residential, recreational, commercial and industrial uses and open space, both 

public and private, according to the respective environmental requirements in 

order to meet the needs of all citizens. 

 To encourage the location and design of transportation routes which will promote 

the free flow of traffic while discouraging the location of such facilities which will 

result in congestion or blight. 

 To promote the conservation of historic  sites and districts, open space, the 

valuable natural resources, and to prevent sprawl and degradation of the 

environment through improper use of land. 

 To promote a desirable visual environment through conservation and 

preservation of valuable natural features. 

 To assure that the development and general welfare of Stafford Township does 

not conflict with the development and general welfare of neighboring 

municipalities, Ocean County and the State as a whole. 

 To encourage coordination of the various public and private procedures and 

activities shaping land development with a view of lessening the costs of such 

development and to the more efficient use of land. 

 To encourage the appropriate and efficient expenditure of public funds by the 

coordination of public development with land use policies. 

 To promote the maximum practicable recovery and recycling of recyclable 

materials from Stafford Township solid waste through the use of planning 

practices designed to effectuate the State Recycling Plan goals and compliment 

municipal recycling programs. 



 

 

 
 

 To maintain a high quality of jobs and businesses, collaborative partnerships, 

and enhancement of the local tax base, while respecting the commercial 

character of the community. 

 To improve range, quality and cost-effectiveness of community services and 

facilities. 

 To provide for the active and passive recreational needs of residents and visitors 

to the Township. 

 To provide pedestrian and bicycle linkages among parks, recreation areas, and 

neighborhoods and between neighborhoods and commercial areas. 

 To integrate hazard mitigation and resiliency throughout the Township as has 

been done through various FEMA projects, raising of structures, and other hazard 

mitigation techniques. 

 To continue to look for opportunities to increase land preservation to not only 

improve open space for Stafford’s residents but to remove density in existing flood 

hazard areas as outlined in the Floodplain Management Plan. 

OBJECTIVES 
 To encourage residential rehabilitation and raising of structures in floodplains. 

 Implement design standards for new construction that require resiliency and 

hazard mitigation techniques for natural hazards, particularly structures in 

floodplains. 

 Incorporate more green building design and LEED credit goals to reduce climate 

change effects and increase Stafford’s sustainability 

 To promote the redevelopment where appropriate and require hazard mitigation if 

within the floodplain. 

 To promote the preservation and conservation of open space and 

environmentally sensitive areas through coordination of the Township’s planning 

efforts with Federal, State and County and non-profit agencies. 

 To encourage appropriate land uses, land use intensities, and new transportation 

routes that promote the free flow of traffic on the Township’s primary roadway 

system, particularly Bay Avenue, Route 72, and Route 9. 



 

 

 

 To undertake a revision of the Township’s Land Use and Development per the 

recommendations of the Land Use Element;  

 To develop infill design standards for residential development and rehabilitation 

projects ensuring consistency with the existing fabric and character of the 

neighborhoods. 

 To encourage communication and coordination with the school districts and 

hospitals; incorporate their long- range planning strategies into the Township’s 

revitalization efforts. 

 To manage growth and limit development on environmentally  sensitive land 

through rezoning, buffering, and open space preservation and acquisition. 

 To encourage zoning that creates a diverse, mixed-use setting with multiple 

options for housing and retail establishments. 

 Identify and acquire future active recreation sites to be added to the existing 

inventory of open spaces in order to accommodate anticipated population growth 

 Improve trailways and bikeways in the Township 

 To continue to develop a comprehensive circulation system comprised of State, 

County, and Local roadways and intersections as well as mass transit and 

pedestrian opportunities. 

 To improve the existing circulation system which will improve and enhance 

safety, traffic flow, and overall accessibility through the Township. 

 Implement roadway and intersection improvements along Route 72 and Route 9 

in a manner consistent with improving the connectivity for local trips while 

minimizing the impact of through traffic. 

 Implement strategies identified in the Route 9 Corridor Study to alleviate traffic 

congestion, reduce accident rates, improve traffic calming, support mixed-use 

commercial development and increase transit (bus) usage along the corridor. 

 The majority of the Township’s future growth will be located within Regional 

Growth Centers with the remaining development being redevelopment of existing 

parcels and businesses. The Township should continue to require a traffic 

impact study for each application in order to continually monitor and evaluate the 

appropriateness of the Township road system. 



 

 

 Improve the pedestrian features and amenities throughout the Township, 

particularly in areas consisting of local business, residential, parks/schools, 

Township facilities and downtown corridors such as Route 9 and Bay Avenue. 

 Continually evaluate the most frequent accident locations within the Township to 

ensure that the State and County roadway/intersection improvements focus on 

the issues.  Any location or intersection under Township jurisdiction should be 

evaluated such that recommendations can be included in the Capital 

Improvement Program. 

 The Township should consider the possibility of implementing other strategies to 

minimize the impact of its commuter traffic on the roadways within town. 

Strategies such as ridesharing, vanpooling and increased transit service should 

be considered. 

 To identify properties and districts that may be eligible for listing on the National 

and New Jersey Historic Registers. 

 To implement strategies to encourage future preservation of historic resources 

within the Township. 

 
 

 To continue to provide adequate services to fit the needs of the Township. 

 To continue to share services to the extent possible. 

 To continue to evaluate the adequacy of existing facilities. 
 To control disturbance of environmentally sensitive lands such as floodplains, 

wetlands, and threatened and endangered species and habitats. 

 To protect the quality of groundwater and surface water to safeguard its use for 

drinking water supply, recreation and natural habitats. 

 To determine utilities service areas on the basis of the Master Plan's overall 

vision of land use and density. 

 To re-evaluate sewer service areas in light of the Land Use Plan to manage 

growth. 

 To maintain the adequacy of the existing sewer and water systems. 

 Maximize the amount of recycled materials collected from residential and non- 

residential properties. 
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The 2017 Community and Demographic Profile provides the technical background and 
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baseline information for the preparation of Stafford’s 2017 Master Plan. The profile 

includes narrative and graphic descriptions of existing demographic, economic, and 

housing conditions in the Township based on the most up-to-date information available. 

All data within this Community and Demographic Profile was extracted from the U.S. 

Census Bureau, North Jersey Transportation Planning Authority, and other sources.  All 

of these data sources have a margin of error and predictions for the future may not take 

into consideration local characteristics and truths that affect the accuracy of such 

predictions.  All of these data sources are the most up to date possible, but it should be 

recognized that use of this data has some error associated with it and that more up to 

date data sources should be used post 2017. 

 

Population Characteristics 

TOTAL POPULATION 

Historically, Stafford Township and Ocean County have continuously grown in 

population.1 The Township saw the greatest increase in population between 1990 and 

2000. As shown in the Figure 1 below, the 2010 resident population was calculated by 

the US Census at 26,535; an increase of a little more than 4,000 people over a period of 

ten years.  Also shown in Figure 1, the North Jersey Transportation Planning Authority 

(NJTPA), a metropolitan planning organization, forecasts a population growth over the 

next 30 years. Between 2010 and 2040, NJTPA expects an increase of 38 percent or 

10,105 people, yielding a total of 36,640 residents. This number would represent an 

annual percent population change of 1.1 percent.  However, given the built-out nature of 

the Township, which the NJTPA does not take into account, it is unlikely Stafford 

Township will surpass a population of 30,000 residents by 2040.  While Stafford ranked 

eighth in total population out of the 33 municipalities in Ocean County, an analysis of 

population growth over the last 20 years shows that Stafford’s population growth rate 

has generally surpassed the County, the State, and that of Lacey Township (see Figure 

2). From 1980 to 1990 Stafford Township and Ocean County increased population at 

almost the same rate: 28.3 and 25.2 percent respectively. 

 

1 Unless otherwise indicated, all data was obtained from the U.S. Census Bureau.  



2017 Master Plan Community and Demographic Profile 

 3 

 Page 3 of 23  

 
 

The following decade (from 1990 to 2000) Stafford far exceeded the county growth rate 

with a 69.1 percent growth rate, compared to the county’s 17.9 percent. New Jersey’s 

rate of growth was less than both the Township and County’s statistics at 5.0% 

between 1980 and 1990 and 8.9% between 1990 and 2000.  

 

Figure 1: Comparative Population Growth Rates 
Stafford Township, 1940 to 2040 
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Figure 2: Comparative Population Growth Rates 
Stafford Township, 1990 to 2010 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

Despite its population growth rates, Stafford’s 2010 density of 578.8 persons per square 

mile was less than that of the density in the County (936 ppsm.) and the State (1,210.10 

ppsm.).  Stafford’s density is more in line with neighboring towns of Barnegat Township, 

Jackson Township, and Manchester Township. Stafford ranked as the ninth least 

densely populated town in the County. Neighboring Eagleswood Township was the least 

densely populated town in the County, at 99.8 persons per square mile, while Point 

Pleasant Borough maintained the highest density at 5,272 persons per square mile. 

Sources: U.S. Census Bureau 2000 & 2010                                          

69.10%

14.50% 17.90%

8.90%

17.80%

9.10% 12.80%
4.50%

86.90%

23.60%

30.70%

13.40%

0.00%

10.00%

20.00%

30.00%

40.00%

50.00%

60.00%

70.00%

80.00%

90.00%

100.00%

Stafford Lacey Ocean County New Jersey

P
e

rc
e

n
t 

C
h

an
ge

1990-2000 2000-2010 1990-2010



2017 Master Plan Community and Demographic Profile 

 5 

Page 5 of 23 
 

 
 

Figure 3: Population Density 
Stafford Township, 2000 & 2010 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

 

 

 

AGE OF RESIDENTS 

Between 2000 and 2010, residents aged 45 to 59 years old increased by 42.1 percent. 

Residents aged 75 to 85+ years old also increased by 29.26 percent, and residents 

aged 60 to 74 years old increased by 24.68 percent. The significant increase of the 45+ 

age cohorts can be attributed in general to the aging of the baby boom generation, and 

also to the construction of age-restricted housing. Residents under the age of 5 years old 

decreased by 13.36 percent from the previous decade, which can be attributed to the 

significant increase in older age cohorts not having children within the Township since 

2000. The 2010 U.S. Census showed that 48.3 percent of the population were male, and 

51.7 percent were female. 

 

 

 

 

Sources: U.S. Census Bureau 2000 & 2010                                          
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       Table 1: Age of Residents, Stafford Township 
 
 

 
 
 
 
 
 
 
 
 
 
 

Concurrently, the median age in Stafford has risen by 3.6 years between 2000 and 

2010, from 40.3 to 43.9. The County and State median age rose by similar margins 

during that time period (see Figure 4). In both 2000 and 2010, Stafford’s median age 

was higher than the Statewide and County median, except in 2000 when the median 

age was slightly less than that of the County’s. 

Figure 4: Median Age Comparison 
Stafford Township, 2000 & 2010 

 

Table 1 

Age Cohorts, Stafford Township, 2000 - 2010 

Age 2000 2010 Number Change Percent Change 

Under 5 1,466 1,270 -196 -13.36% 

5 to 19 4,327 5,430 1,103 25.49% 

20 to 44 7,109 7,012 -97 -1.36% 

45 to 59 4,190 5,954 1,764 42.10% 

60 to 74 3,557 4,435 878 24.68% 

75 to 85+ 1,883 2,434 551 29.26% 

Total 22,532 26,535 4,003 17.76% 
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INCOME 

In Stafford, the median household income increased from $52,269 in 1999 to $73,968 in 

2014, according to the 2014 American Community Survey (ACS). Between 1999 and 

2014, the household income segments of $100,000 to $149,999, $150,000 to $199,999, 

and $200,000 or more, increased the most, at over 125.61%, 361.93%, and 285.06% 

respectively. Conversely, households producing incomes less than $74,999, decreased, 

except for households producing less than $10,000, which increased by approximately 

20.10%. 

Table 2: Household Income in Stafford Township 

 

 

With inflation taken into consideration, Stafford’s household median income, measured 

in 2014 values, reflects a decrease of 0.41% from 1999 to 2014, which was much lower 

than the County and State’s decrease from 1999 to 2014, which was by 6.29% and 

8.03% respectively. 

Table 2 

Housing Income, Stafford Township, 1999 - 2014 ACS 

Household Income 1999 2014 Number Change Percent Change 

Less than $10,000 393 472 79 20.10% 

$10,000 to $14,999 378 303 -75 -19.84% 

$15,000 to $ 24,999 822 597 -225 -27.37% 

$25,000 to $34,999 860 810 -50 -5.81% 

$35,000 to $49,999 1,564 1,292 -272 -17.39% 

$50,000 to $74,999 2,047 1,586 -461 -22.52% 

$75,000 to $99,999 1,271 1,561 290 22.81% 

$100,000 to $149,999 890 2,008 1,118 125.61% 

$150,000 to $199,999 176 813 637 361.93% 

$200,000 or more 154 593 439 285.06% 

Total  8,555 10,035 1,480 17.29% 

Median Household Income *$74,273  $73,968  -305 -0.41% 

* 1999 Median Household Income adjusted for inflation. 

Sources: U.S. Census Bureau 2000 & 2014 American Community Survey                                  
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Figure 5: Median Household Income Growth Rates 
Stafford Township, 1999 - 2014 ACS (adjusted for inflation) 

 

 

 

 

 

 

Housing Characteristics 
 

HOUSING TYPES 

According to the 2014 ACS, Stafford Township has a total of 13,591 housing units. The 

majority of housing units (90.4 percent) are single-family detached. The next largest unit 

type is single-family attached (shares a common party wall, similar to a duplex except 

units are side by side only; townhouses, rowhouses, etc..) housing at 2.8 percent, and 

followed by two (2) unit housing units (Duplexes) at 1.0 percent of the total.  The 

remaining housing units are multi-family units with more than two (2) units and mobile 

homes at 2.8 percent.   
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Figure 6: Units in Structure 
Stafford Township, 2000 

 

 

 

 

The majority of single-family attached and detached units are owner-occupied while 

most multi-family units are rentals. In Stafford, 10,035 (73.8 percent) of the total 

housing units (13,591) within the Township are occupied while 3,556 (26.2 percent) are 

vacant. Approximately 87.6 percent (8,791) of all occupied housing units are owner-

occupied while just 12.4 percent (1,244) are renter-occupied. Table 3 below represents 

all housing unit structures within Stafford Township. 
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Table 3: Housing Units by Number of Units in Structure and Tenure 
Stafford Township, 2014 ACS 

 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

AGE OF HOUSING 

The number of units built in Stafford has increased steadily since 1949. In fact, a major 

boom in housing development occurred from 1990 to 1999, which created 3,540 units or 

26 percent of the total housing stock. Stafford continued to grow with over 6,177 units 

built (45.4 percent of the total stock) between 1990 and 2009. Table 4 below shows all 

units built within the Township over the past century according to the ACS.

Table 3 

Housing Units by Number of Units in Structure and Tenure, Stafford Township, 2014 ACS 

Number of Units 
Owner-

Occupied 
Renter-

Occupied 
Vacant Total Percent 

1-unit, Detached 8,184 732 3,374 12,290 90.4 

1-unit, Attached 150 114 111 375 2.7 

2 Units 18 101 11 130 0.9 

3 to 4 Units 26 22 -4 44 0.3 

5 to 9 Units 0 70 0 70 0.5 

10 or more Units 35 205 61 301 2.2 

Mobile Home or other 
type 378 0 3 381 2.8 

Total 8,791 1,244 3,556 13,591 100 

Sources: U.S. Census Bureau 2014 ACS.      
* The ACS is derived from survey responses of a sample of the community population. There is a margin of error 
with each set of responses. As such, individual owner and renter occupied survey responses may not reflect the 
total number of vacant and total number of units for each housing type.                            



2017 Master Plan Community and Demographic Profile 

 11 

PAGE 11 OF 23  

 

 
Table 4: Age of Housing Stock 
Stafford Township, 2014 ACS 

 

Table 4 

Age of Housing Stock, Stafford Township, 2014 ACS 

Year Built Total Units Percent Total 

Built 2010 or later 169 1.2 

Built 2000 to 2009 2,637 19.4 

Built 1990 to 1999 3,540 26 

Built 1980 to 1989 2,082 15.3 

Built 1970 to 1979 2,478 18.2 

Built 1960 to 1969 1,806 13.3 

Built 1950 to 1959 483 3.6 

Built 1940 to 1949 108 0.8 

Built 1939 or earlier 288 2.1 
 

 

 

Figure 7: Age of Housing Stock 
Stafford Township, 2014 ACS 
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OCCUPANCY AND VACANCY RATE 

Between 2000 and 2010, the number of occupied housing units increased by 1,561 or 

18.2 percent, and the number of vacant units simultaneously increased by 17.7 

percent, or 530 units. These changes indicate a healthy housing market in the 

Township and indicate a shift from seasonal housing to year-round housing. Between 

2000 and 2010, homeowner vacancy rate rates slightly increased from 1.9 to 2.9 

percent, but rental vacancy rates slightly decreased from 6.0 to 5.6 percent, 

respectively. 

Table 5: Number of Occupied and Vacant Housing Units 
Stafford Township, 2000 and 2010 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

HOUSEHOLD SIZE 

As illustrated in Table 6 below, Stafford’s average household size in 2000 was 

exactly the same as in 2010. However, the average family size in 2010 was more 

than that of 2000. Over the course of the past decade, Stafford’s average household 

size has been slightly more than that of Ocean County, but has had a slightly smaller 

average family size. 

 

 

Table 5 

Number if Occupied Vacant Housing Units,                                                      
Stafford Township, 2000 and 2010 

Subject 
2000 2010 

Number Percent Number Percent 

Occupied Housing Units 8,535 74.1 10,096 74.2 

Vacant Housing Units 2,978 25.9 3,508 25.8 

Total 11,522 100 13,604 100 

        

Homeowner Vacancy Rate 1.9 - 2.9 - 

Rental Vacancy Rate 6.0 - 5.6 - 

Sources: U.S. Census Bureau 2000 & 2010.                                 
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Table 6: Comparative Average Household Size Stafford 
Township, 2000 & 2010 

 

 

 

 

 

 

 

HOUSING VALUE 

In Stafford, nearly 70.8 percent of specified owner-occupied housing units are valued 

between $200,000 to $499,000. Median housing value in the Township (50 percent 

are lower and 50 percent are higher) is $276,000. 

Table 7: Housing Value Stafford Township, 2014 ACS 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

HOUSING PRODUCTION 

Over the last 15 years the number of residential certificates of occupancy issues in Stafford 

averages approximately 221 per year since 2000. However, from 1996 to present, the  

Table 6 

Number if Occupied Vacant Housing Units, Stafford Township, 2000 
and 2010 

Average Household Size 
Stafford Ocean County 

2000 2010 2000 2010 

Household Size 2.61 2.61 2.51 2.58 

Family Size 3.01 3.1 3.06 3.16 

Table 7 

Housing Value, Stafford Township, 2014 ACS 

Owner-Occupied Units Number Percent 

Less than $50,000 309 3.5 

$50,000 to $99,999 187 2.1 

$100,000 to $149,999 388 4.4 

$150,000 to $199,999 1,059 12 

$200,000 to $299,999 3,319 37.8 

$300,000 to $499,999 2,904 33 

$500,000 to $999,999 625 7.1 

$1,000,000 or more 0 0 

Total 8,791 100 

Median Value: $276,000 

Sources: U.S. Census Bureau 2000 & 2010.                                 

Sources: U.S. Census Bureau 2014 ACS. 
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number of residential building permits dropped more significantly, representing the fact that 

the Township was nearing full build-out, as the vacant, developable land continues. 

 
Figure 8: Residential Building Permits Certified 

Stafford Township, 2000-2015 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Economic 

AT PLACE EMPLOYMENT 

The US Census reported that in 2012, there were 508 businesses located in Stafford (and 

vicinity) employing between 7,076 and 8,922 people (see Table 8). Retail Trade, Health Care 

and Social Assistance, and Other Services (except public administration) were the top three 

industries located in Stafford area accounting for 272 out of the 508 establishments (see 

Table 9). 

Table 8: At-Place Employment Stafford Township, 2012 

Table 8 

At-Place Employment, Stafford Township, 2012 

Jurisdiction Number of Businesses Number of Employees 

Stafford 508 7,076 - 8,922 

Ocean County 12,552 134,831 

New Jersey 230,600 3,526,716 
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Table 9:  Type of Businesses in Stafford Township 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

EMPLOYMENT PROJECTIONS 

The North Jersey Transportation Planning Authority (NJTPA) forecasts continued job 

growth for both the Township and the County to the year 2040. Between 2015 and  2025, 

NJTPA forecasts a growth rate of 12.01% for the Township and 18.59% for the County. 

Between 2025 and 2040, the forecasts are 10.98% for the Township and 11.17% for the 

County. (See Table 10 and Figure 9).  This calculation may be associated with the 

projected population in Stafford in 2040, which is unlikely to exceed 30,000 residents, 

therefore employment growth projections may be tempered.   

 

 

 

 

 

 

Table 9 

Type of Businesses, Stafford Township, 2014 ACS 

Type of Industry Number Percent 

Utilities 1 0.19% 

Manufacturing 8 1.57% 

Wholesale Trade 6 1.18% 

Retail Trade 121 23.81% 

Transportation and Warehousing 9 1.77% 

Information 11 2.16% 

Finance and Insurance 25 4.92% 

Real Estate and Rental and Leasing 26 5.11% 

Professional, Scientific, and Technical Services 41 8.07% 

Administrative and Support and Waste 
Management and Remediation Services 

37 7.28% 

Educational Services 6 1.18% 

Health Care and Social Assistance 93 18.30% 

Arts, Entertainment and Recreation 9 1.77% 

Accommodation and Food Services 57 11.22% 

Other Services (except public administration) 58 11.41% 

Total 508 100% 

Sources: U.S. Census Bureau 2014 ACS. 
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Table 10: NJTPA Employment Projections 
Stafford Township, 2015 - 2045 

 
 
 
 
 
 
 
 
 

 
 

Figure 9: NJTPA Employment Projections  
Stafford Township, 2015 - 2040 

 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Table 10 

NJTPA Employment Projections, Stafford Township, 2015 - 2040  

  2015 2020 2025 
Growth Rate  
2015 - 2025 

2030 2035 2040 
Growth Rate 
2025 - 2040 

Stafford 10,086 10,842 11,298 12.01% 11,804 12,380 13,101 10.98% 

Ocean 
County 

159,077 176,976 188,652 18.59% 200,556 211,602 222,975 11.17% 
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Labor Force Characteristics 

 
EMPLOYMENT RATES 

In 2014, approximately 62.2 percent (13,652) of Stafford’s population was in the labor 

force. The unemployment rate at the time was 9.2%. 

 
Table 11: Employment Status 
Stafford Township, 2014 ACS 

(Expressed as % of all resident workers, 16+) 

 
 
 
 
 
 
 
 
 
 
 
 
 

Table 11 

Employment Status, Stafford Township, 2014 ACS 

  Percent 

In labor force 62.2 

 Civilian labor force 62.1 

                  Employed 56.4 

                  Unemployed 5.7 

                  Armed forces 0.1 

Not in labor force 37.8 
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EMPLOYMENT BY INDUSTRY 

The industry groups discussed here represent the places of employment of Stafford 

residents, regardless of location, and may or may not be located in Stafford, the County 

or the State. The top three employers of Stafford residents were identical to the 

County’s. (1) Educational, health and social service industries; (2) retail trade; and (3) 

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

services (see Table 13). Similarly, residents in the New Jersey were also largely 

employed by the educational, health and social service industries and retail trade. 

 

Table 12: Industry Status 
Stafford Township, 2014 

(Expressed as % of all resident workers, 16+) 

 

Table 12 

Industry Status, Stafford Township, 2014 ACS 

Type of Industry Stafford Ocean County New Jersey 

Agriculture, Forestry, fishing and hunting, and 
mining 

1.1 0.4 0.3 

Construction 6.8 8 5.6 

Manufacturing 3.5 5.4 8.7 

Wholesale Trade 2.2 2.9 3.4 

Retail Trade 15.1 13.5 11.2 

Transportation and warehousing, and utilities 4.2 5.7 5.7 

Information 3 2.5 2.9 

Finance and insurance, and real estate and rental, 
and leasing 

5.4 6.6 8.6 

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

7.9 9.8 12.8 

Educational services, and health care and social 
assistance 

26.5 26.1 23.7 

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

13.5 8.4 8.3 

Other services, except public administration 3.8 5 4.5 

Public administration 7.2 5.8 4.4 

 

 

 

 

Sources: U.S. Census Bureau 2014 ACS. 
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LABOR FORCE EDUCATION 

In 2014, the US Census American Community Survey reported that more than one third 

of the population in Stafford age 25 and over had a high school diploma (includes 

equivalency) as the highest form of educational attainment.  In the same year, about 

one fifth of the 25+ population had an associate or bachelor’s degree, and 9.0% had a 

graduate or professional degree as the highest form of educational attainment (see 

Table 14). 

 

When compared to the County and the State, Stafford had a greater percentage of 

people 25 years or older with a high school diploma. However, Associates, Bachelors, 

or Graduate and Professional degrees were lower than the State’s percentages, but 

higher than that of the County’s. 

 

Table 13: Educational Attainment 
Stafford Township, 2014 

(Expressed as a % of 25+ population, male and female) 
 

Table 13 

Educational Attainment, Stafford Township, 2014 ACS 

Jurisdiction 

High School 
Diploma 
(includes 

equivalency) 

Some 
College, No 

Degree 

Associates 
or 

Bachelor's 
Degree 

Graduate or 
Professional 

Degree 

Stafford 37.2 18.6 27 9 

Ocean 
County 

36.7 20.1 24.7 8.6 

New Jersey 28.8 17 28.8 13.8 
 
 
 

 

 

 

 

 

 

Sources: U.S. Census Bureau 2014 ACS. 
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CLASS OF WORKERS -PRIVATE AND PUBLIC 

In 2014, 72.30% of Stafford’s labor force was employed as private wage and salary 

workers. Almost 24% worked in the public sector – a higher percentage than both the 

County (16.6%) and the State (14.2%). 

 

Figure 10: Class of Worker 
Stafford Township, 2014 ACS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Table 14: Regional Class of 
Worker Stafford Township, 2014 

(Expressed as Percent) 
 
 

 

 

 

 

 

 

 

Table 14 

Regional Class of Worker, Stafford Township, 2014 ACS 

Jurisdiction 

Private 
Wage & 
Salary 

Workers 

Government 
Workers 

Self-
employed 
Workers 

Unpaid 
Family 

Workers 

Stafford 
Township 

72.3 23.9 3.8 0 

Ocean County 77.7 16.6 5.6 0.1 

New Jersey 81 14.2 4.7 0.1 

72.30%

23.90%

3.80%
0.00%

Private wage and salary
workers

Government workers

Self-employed workers

Unpaid family workers

Sources: U.S. Census Bureau 2014 ACS. 

Sources: U.S. Census Bureau 2014 ACS. 
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JOB LOCATIONS 

In 2014, the majority of Stafford residents (71.80%) worked within Ocean County. Only 

3.90 percent worked outside of the State, and almost one quarter (24.40%) worked in 

another New Jersey County. 

 

Figure 11: Job Location 
Stafford Township, 2014 ACS 
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Sources: U.S. Census Bureau 2014 ACS. 
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Introduction 

The last comprehensive revision of the Township’s Master Plan occurred in 2007. This Land Use 

Element describes the Township’s existing development pattern and changes that have occurred since 

the prior Master Plan, current or potential redevelopment initiatives, and the Township’s zoning 

districts. The Element also provides recommendations to modify existing land use policy specifically 

related to Post Sandy Recovery and zoning incorporated into the Land Use Plan discussion. 

 
Existing Development Pattern 

A land use analysis of Stafford was conducted using existing mapping and tax records. On page 4 

below is an excerpt from the 2007 Land Use Element which shows the Township’s land cover in 

2007.  The following page displays an updated Land Cover Map and Table for 2017. Comparisons 

between the 2007 and 2017 land cover tables show slight changes in certain categories.  It should be 

note that percentages are lower with the inclusion of water and wetlands in the calculations. 

Residential uses increased by 174 acres and is concentrated into residential developments such as the 

areas west of the Garden State Parkway and north of Route 72 (Ocean Acres/Atlantic Hills/Fawn 

Lakes); south of Route 72, east of Route 9 (Beach Haven West/Village Harbor); the older 

“Manahawkin” and Bay Avenue sections of the Township, and newer development on Oak Avenue 

and newer subdivisions in the northern section of the Township, west of Route 9. Commercial 

development also increased by 109 acres and is generally found within the neighborhood or highway 

commercial corridors, concentrated along Bay Avenue, and along Routes 72 and 9. Since the last 

Master Plan, newer development along Route 72 includes the Market Place at Stafford, BJ’s, Lowes, 

and a new Holiday Inn. Farms have decreased significantly to 83 acres in 2017.  The public utilities 

comprise approximately 1% of the Township’s land, consisting of the NJ Natural Gas facility, Bell 

Atlantic, and the Southern Ocean Treatment Control facility. Today- 18,019 acres, or 66% of the 

upland area of Stafford is under municipal, county, state and federal jurisdiction, including Edwin 

Forsythe National Wildlife Refuge, State Stafford Forge Wildlife Management Area, and the 

Pinelands state lands. At the time of the last master plan, roughly 1/3 of the town was owned by state 

or federal government. 
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ExistingLandUse 2007 Acres Percentage 

Residential 4,114 15%

Farms 370                      1%

Business/Commercial 618                      2%

Quarry               63 0.2%

School 391                      1%

NJ Natural Lands Trust               30 0.1%

Public Utility 140                      1%

Church, CharitableProperty&Quasi-Public               81 0.3%

Cemeteries & Graveyards               40 0.1%

Environmental Constrained Vacant Land 3,054 11%

Environmental Unconstrained Vacant Land 192                      1%

Business Park 388                      1%

Golf Course 493                      2%

Municipal Land 607                      2%

County Land 655                      2%

State Land 9,032 32%

Federal Land 7,695 27%

27,963 100% 
 
 
  

 

 

 
 

 

 

 

 

 

 

VACANT LAND 
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Existing Land Use 2017 Acres Percentage
Residential 4,288 12.2% 
Farms 83 0.2% 
Business/Commercial 727 2.1% 
Quarry 63 0.2% 
School 395 1.1% 
NJ Natural Lands Trust 30 0.1% 
Public Utility 140 0.4% 
Church, Charitable, or Quasi-Public Land 81 0.23% 
Cemeteries/Graveyards 40 0.1% 
Environmental Constrained Vacant Land 3,054 8.7% 
Environmental Unconstrained Land 192 0.54% 
Business Park 388 1.1% 
Golf Course 493 1.5% 
Municipal Land 607 1.8% 
County Land 655 2% 
State Land 9,032 25.7% 
Federal Land 7,695 22% 
Water/Wetlands 7,161 20% 
TOTAL 35,125 100% 

 

As Stafford Township has continued to grow and develop, even less vacant land is available than 

when the 2007 Master Plan was completed.  Mostly the remaining farmlands have been developed 

which has reduced vacant developable land.  Various environmental constraints including wetlands 

and tidelands along the Bay and also environmental and developmental constraints in the Pinelands 

mean over 50% of the Township is undevelopable.  As a result, the Township has been committed 

to focus its growth within the Regional Center and Pinelands Regional Growth areas and has been 

actively acquiring and preserving open space through the assistance of the County, State, Federal 

agencies and non-profit groups.  As this process continues, Stafford inches closer and closer to 100% 

full build-out with very limited developable vacant land.  This situation will prompt more 

redevelopment of underutilized parcels as time goes on, especially for land uses that are no longer 

needed or become obsolete.   

Since the last Master Plan, the Township has undergone a number of development activities 

including: 

 Stafford Senior Apartments; 

 Additional commercial uses and upgrades such as CVS, Aldi, Wawa, and others; 

 Continued big box store and strip mall development along Route 72. 

 Stafford Park Redevelopment including affordable housing projects such as Stafford 
Senior Apartments and the Landfill solar field. 
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 Sandy Recovery Reconstruction including Beach Haven West community facility 
reconstruction and thousands of residential rebuilds, raises, or repairs. 

 

Additional development activities include: the Paramount Homes development, which has 120 homes 

and a clubhouse in Stafford, and the planned Eagles Lake Golf Course, which is located in both 

Stafford and Eagleswood. 

Goals and Objectives 

Since the last Master Plan prepared by Stafford Township, several changes and events have occurred, 

most notably Superstorm Sandy.  Superstorm Sandy caused a massive amount of damage to the 

Township’s coastal areas including many private single family homes that were rendered unsuitable 

for habitation.  This has prompted the rebuilding of many homes at a raised elevation above the flood 

plan which is another notable change in land use.  Notable commercial changes since the 2007 Master 

Plan include improvement to the Route 72 corridor through improved circulation, more commercial 

space, and other amenities to the public.  The Stafford Park Redevelopment Plan has also been 

substantially implemented and will be discussed on the following pages.  The Township recognizes 

the need to plan for new land use trends while maintaining existing residential neighborhoods and 

commercial centers while improving hazard mitigation and increasing its resiliency to major storm 

events and other natural hazards.  The need to increase resiliency with respect to natural hazards and 

extreme precipitation events is of the upmost importance within this land use plan.  With this in mind, 

the Township has established the following goals and objectives to guide future land use and improve 

resiliency in the Township.   

 Provide a land use pattern that preserves residential neighborhoods, strengthens 
commercial districts, preserves and enhances parks and open spaces, and accommodates 
community facilities. 

 Improve the resiliency of the Township’s coastal areas through acquiring at-risk     
properties to flooding, raise existing residential homes in the floodplain, and implement 
hazard mitigation techniques including green and grey infrastructure. 

 Encourage the adaptive reuse and rehabilitation of older housing in the Township. 

 Periodically review land use patterns in all zoning districts to identify necessary 
amendments to the Township Zoning Ordinance in order to protect the desired character 
of Stafford. 

 Implement more resilient building practices in existing floodplains and more resilient 
building requirements in areas where Sandy had immense land use impacts. 
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REDEVELOPMENT INITIATIVES 
 
Stafford Park/Business Park 

Stafford Business Park is located at the interchange of Route 72 and the Garden State Parkway 

and is bordered by those two highways to the north and east respectively and by 17,000 acres of 

preserved state forest to the south and west. It is within the Regional Growth Area of the New Jersey 

Pinelands Region. In August 2005, the Stafford Municipal Council adopted a resolution directing 

the Planning Board to conduct a preliminary investigation into whether the Stafford Business Park 

site meets the statutory criteria for designating it as an “area in need of redevelopment”.  In 

September of 2005, the Planning Board recommended to the governing body at a public hearing 

that the area meets the redevelopment criteria. The governing body adopted a resolution 

designating all of the proposed area a redevelopment area on October 4, 2005. On October 5, 

the Redevelopment Plan was introduced to the Planning Board at a Public Hearing. The report was 

amended to reflect the comments provided by the Planning Board, and subsequent amendments 

in the course of the development process. On November 15, 2005, the Township adopted the 

Redevelopment Plan for the Stafford Business Park and amended its Zoning Map to reflect the 

Redevelopment Area.  In July of 2006, the Pinelands Commission approved a Memorandum of 

Agreement, between itself, the Township and Ocean County that enabled the Township to proceed 

with a plan to redevelop the Stafford Park. In October 2006, the Township adopted an ordinance 

indicating that all development in the Redevelopment Area is consistent with the Pinelands 

Comprehensive Management Plan.   

Now in 2017, the Redevelopment Plan has undergone several amendments and is substantially 

complete.  The Redeveloped area is now known as Stafford Park.  The Redevelopment Plan was able 

to achieve many of its goals such as traditional architectural vocabulary drawn from nearby seashore 

communities and has been developed in accordance with LEED green building standards.   

The main overall goal of the Stafford Park Redevelopment Plan has been accomplished which is to 

return vacant, non-productive properties to full productivity by creating new development 

opportunities for private and public-private investment.  The following smart growth planning 

principles were accomplished through the Stafford Park Redevelopment Plan including: 

 Providing opportunities for modern retail and office space; 
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 Providing opportunities for a mixture of housing stocks, including a provision for 
affordable housing; 

 Ensure a long-term productive reuse of the Township’s landfill site, as well as providing 
for the remediation of the site; and 

 Provide for a mixture of residential uses, supportive neighborhood commercial, and 
recreational/open space opportunities that have boosted much desired taxable 
improvements to the Township’s ratable base and advance the revitalization of the 
Stafford Business Park section of Stafford without adding significantly to the cost of the 
Township services. 

Since its adoption on August 2, 2005 the Stafford Park/Business Park Redevelopment has undergone 

several amendments.  Regardless, the goals and initiatives of the amended Redevelopment Plan have 

been accomplished by constructing 112 affordable apartments and 216 market rate units in the 

Stafford Preserve Apartments development.  Additionally, approvals have been granted for an 

additional 100 age-restricted affordable rentals including 10 special needs units that will be 

constructed in the near future.  The site also has constructed approximately 400,000 square feet of 

retail space with additional lots still available to construct additional retail.  County facilities have 

also been built on both sides of Cook Road, including the Ocean County Animal Facility and the 

Ocean County Social Service Building.  The structures built within the Stafford Park Redevelopment 

Plan implemented several green building strategies in the form of design, construction, and continued 

operations.   

By utilizing green principles in the design and construction of Stafford Park/Business Park, water 

and energy use has reduced favorably. There are three design decisions that help in the reduction of 

water use.  These include low flow water fixtures, rooftop runoff capture, and the installation of new 

wetlands.  All three of these reduce water use by reducing the consumption of clean water, 

eliminating water consumption due to irrigation by only irrigating with recaptured rainwater, and 

improving bio-retention and infiltration, resulting in retention of 96% of suspended solids in runoff. 

Also, by using LEED guidelines, the development has been able to reduce up to 30% of its energy 

use.  Solar panels on retailer rooftops also helped to lower grid energy demand. 

The office and retail phase of the Redevelopment Plan is almost 100% complete.  One more parcel 

remains to be developed at the corner of Campbell Boulevard and Stafford Park Boulevard.  Of the 

Planned 650,000 square feet of retail and office approximately 400,000 square feet has been built or 

planned per the amendments to the original Redevelopment Plan.  The vision of a “Main Street” 
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consisting of “lifestyle” retail directly linked to the residential components has been achieved as had 

the main goals of the Redevelopment Plan.  The image below taken from Google Earth represents the 

progress of the redevelopment for the almost complete Redevelopment Plan. 

 

 

 

*Image from Google Earth 

 
 
 
 
 
 
 
 
Zoning 
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As shown on the Township’s Zoning Map, there are over 30 zoning districts within 

Stafford: 

 Rural Residential 

o Rural Residential Zone (RA) 

o Low-Density Rural Residential Zone (RA-4) 

o Environmentally Sensitive Rural Residential Zone (RA-5) 

 Residential 

o R-2, R-3, R-4, R-75, R-90, RR-1, RR-2A, and RR-2 Residential Zones  

o R-3/PRC Planned Retirement Community Zone 

 Affordable Housing 

o Age-Restricted, Multi-Family Affordable Housing Zone (ARMFAH) 

o Multi-Family Affordable Housing (MFAH-10 & MFAH-12) 

o Mobile Home Park Zone – Affordable Housing (MHP-AH) 

 Senior Housing 

o ARMFAH Zone 

o R-3/Planned Retirement Community Zone 

 Commercial 

o Marine Commercial (MC) 

o Highway Commercial (HC) 

o   Neighborhood Commercial (NC) 

o Highway Medical Commercial (HMC) 

o Neighborhood Medical Commercial (NMC) 

o Recreation Marine Commercial (RMC) 

o Local Business (LB) 

o Rural Business (RB) 

o Community Commercial (CC) 

o Mixed Use (MU) 

 Stafford Park Redevelopment Area 

o Business Park Redevelopment Plan (BP) 

 Recreation-Preservation 

o Recreation Open Space (ROS) 

o Preservation (P) 

o Conservation (C)  
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o Public Utility (PU) 

 Special Zoning Districts 

o Edwin B. Forsythe National Wildlife Refuge (W) 

o Municipal Land (ML) 

o Municipal School (ML-SCH) 

o Municipal Park (ML-P) 

o County Land (CO) 

o County Park (C-P) 

o State Land (S) 

o Cemetery (CM) 

o Southern Regional High School Campus (RGL-SCH) 

o Private School/Church (PS/C) 

 Pinelands Districts 

o Pinelands Village (PV) 

o Forest Area (FA) 

o Preservation Area (PA) 

 

The image on the following page delineates the most current Zoning Map of Stafford Township. 
 
Residential Districts 

There are a total of twelve (12) residential zoning districts, ranging from the rural, lower density, 

single-family RA-3 and RA districts to the higher density, RR-1, RR-2, R-90, and R-75 districts.  

The disparity in density is quite significant as the rural residential districts require a minimum lot area 

between 1 and 4 acres based upon the presence of public sewer service/infrastructure and the higher 

density districts such as the R-75 district require minimum lot area of 7,500 square feet or 0.17 acres.  

The RR-1 and RR-2 districts are even denser with minimum lot areas of 4,000 and 5,000 square feet.  

This fact shows the varying nature of Stafford’s housing stock and built landscape in terms of its 

rural areas that are preserved and it’s more suburban neighborhoods along major thruways.  The RA 

district is located in several areas of the Township with the largest RA district located in the 

Beachview Avenue area between the Garden State Parkway and Route 9.  Other locations include 

small pockets further south off of Route 9 on Green Street and a small subdivision on Cypress Lane.   

The RA-4 and RA-5 districts consist of scattered subdivisions in the northern and southern areas of 
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the Township between the Garden State Parkway and Route 9.  Such areas include smaller established 

residential neighborhoods near Cedar Run just west of Route 9 South.  R-2, R-3, and R-4 districts are 

also scattered in the Township with the largest concentrations being located south of Route 72 

scattered between Route 9 and the GSP.  The R-4 district is located northwest of Ocean Acres along 

Route 72 consisting of Paramount homes, Fawn Lakes, and Atlantic Hills. 

The R-75 district is located at the heart of the Township along Route 72 and the intersection of Route 

9 and Route 72.  Additionally, the R-75 district regulates the western section of Beach Haven West.  

R-75 includes several residential neighborhoods, including the traditional residential 

neighborhood of Manahawkin, Deer Lake Park, Colony Lakes, and scattered areas south of Bay 

Avenue.  The R-90 district regulates the entire Ocean Acres residential development which is an 

established neighborhood within the Township built over many phases including the 70’s, 80’s, and 

90’s.  It is now by far the largest single residential neighborhood within Stafford Township.  

Additionally, there are some other pockets of R-90 zones located throughout the Township.  

Finally, RR-1 and RR-2A residential districts are the densest single family neighborhoods within the 

Township and are almost exclusively found within the Beach Haven West neighborhood with others 

including Village Harbour and East Point neighborhoods.  These neighborhoods are the densest in 

Stafford Township because they cover a small land area which contributes to the high density.  RR-2 

is exclusively found on Mallard Island and Cedar Bonnet Island covering very small land areas.  Both 

islands have been subject to flooding issues from regular and extreme storm events where the 

Township has or is working to implement hazard mitigation techniques to lower the damage done 

from extreme natural hazards.  The R-3/PRC district consists of 160 acres of land where Perry’s Lake 

adult community is located. The tables below present key information for each of these above 

referenced residential zones.  The purpose of residential categories as shown in the tables below is to 

guide residential development to the appropriate location, and at the appropriate density. 

 

 

Permitted Uses for Residential Zones 
 

Table 1.1 
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Permitted Uses for Residential Zones within Stafford Township 

Permitted Uses RA RA-4 RA-5 R-2 R-3 R-4 R-90 R-75 RR-1 RR-2 RR-2A R-3/PRC 

Single-family Detached × × × × × × × × × × × × 

Farm and Agricultural × × ×                   

Stables ×                       

Day-Care × × × × × × × × × × ×   

Community Residences × × × × × × × × × × ×   

Recreation Facilities   × ×                   

Cemeteries   × ×                   

Parks and Playgrounds × ×   × × × × × × × × × 

Permitted Accessory Uses for Residential Zones 

 
The table on the following page represents the bulk and yard standards for all residential zones 

located within the Township.  Some zones may have different figures for each category.  

Table 1.2 

Permitted Accessory Uses for Residential Zones within Stafford Township 

Permitted Accessory Uses RA RA-4 RA-5 R-2 R-3 R-4 R-90 R-75 RR-1 RR-2 RR-2A R-3/PRC 

Private Swimming Pools × × × × × × × × × × × × 

Private Tennis Courts × × × × ×   × × × × × × 

Storage Sheds × × × × ×   × × × × × × 

Detached Garages × × × × ×   × × × × × × 

Home Occupations × × × × ×   × × × × × × 

Private Recreational 
Buildings 

          
×I 

            

IR-4 §211-20(c)(2): private recreational buildings, clubs and activities of a quasi-public, social, fraternal or recreational character, such as gold and tennis clubs or 
fraternal organizations, provided that the same are clearly accessory or incidental to a permitted use and are not of a commercial character or nature. 
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Table  1.3 

Bulk Standards for Stafford Township Residential Zones 

Bulk Standards RA RA-4 RA-5 R-2 R-3 R-4a R-90b R-75 RR-1 RR-2 RR-2A R-3/PRCc 
IMinimum Lot Area (Sq. Ft.) 43,560 

(1 acre) 
174,240 
(4 acres)

217,800 
(5 acres)

20,000 15,000 10,000 9,000 7,500 6,000 4,000 4,000 15,000 

IIMinimum Lot Area (Sq. Ft.) 174,240 
(4 acres) 

43,560 
(1 acre) 

N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A 

Minimum Lot Width (Ft.) 150 300 400 120 100 90 75 75 75 50 50 100 

Minimum Lot Depth (Ft.) 175 350 500 150 125 100 110 100 80 80 80 125 

Minimum Front Yard Setback (Ft.) 60 75 100 40 40 25 35 25 20 20 20 40 

Minimum Side Yard Setback (Ft.) 20 50 75 20 20 15 10 10 8 4 4 20 

Minimum Combined Side Yard 
Setback (Ft.) 

50 100 150 40 40 30 25 20 20 10 10 40 

Minimum Rear Yard Setback (Ft.) 40 75 100 30 30 30 30 20 20 20 20 30 

Maximum Building Height (Ft.) 35 35 35 35 35 35 35 35 35 35 35 35 
IIIMaximum Percent of 
Building/Impervious Coverage (%) 

N/A N/A 3/N/A 20/30 30/45 30/50 40/55 40/55 50/65 40/65 40/65 30/45 

I&IIMinimum Lot Area: RA and RA-4 zones have different minimum lot frontage area square footages depending on the properties with or without access to existing public sewer services and properties with or 
without existing public infrastructure (on septic) and be governed by the area, yard, and building requirements of §211-16F & §211-17E. 

IIIMaximum Percent of Building/Impervious Coverage: All residential zones impervious surface coverage areas can increase upon installation of dry wells for roof runoff, in accordance with standards delineated 
with §130-72E. 
aR-4 §211-17: This table depicts Bulk Standards for single-family dwellings. Reference Chapter 211 (§211-20) of the R-4 Stafford Township Zoning for Bulk Standards for planned retirement communities two. Three, 
and four family dwellings.  
bR-90 §211-21: This table depicts general Bulk Yard Standards for the R-90 zone. Reference Chapter 211 (§211-21) of the R-90 Stafford Township Zoning for more detailed Bulk Standards for single-family detached 
dwellings.  
cR-3/PRC §211-25: This table depicts general Bulk Yard Standards for the R-3/PRC zone. Reference Chapter 211 (§211-25) of the R-90 Stafford Township Zoning for Bulk Standards for planned retirement 
communities, two, three, and four-family dwellings, and planned mobile home retirement communities.  
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Conditional Uses 

The following table outlines conditional uses allowed within the residential districts: 

 

In addition to the many residential zones in Stafford, there are four affordable housing zoning districts 

which technically qualify as residential zones.  These zones include the ARMFAH or Age-Restricted, 

Multi-Family Affordable Housing Zone located adjacent to the municipal complex off of Bay Avenue.  

The Multi-Family Affordable Housing (MFAH-10 & MFAH-12) zones include low and moderate 

income housing units located west of Doc Cramer Boulevard.  Finally, the Mobile Home Park Zone – 

Affordable Housing (MHP-AH) consists of existing mobile homes that provide affordable units off of 

McKinley Avenue known as Pine Crest Village.  Additional affordable housing units and developments 

are found in the Stafford Business Park (BP) zone.  The following tables show permitted uses and required 

bulk standards for affordable housing zone districts in Stafford Township. 

Table 1.5 

Permitted Uses for Affordable Housing Zones 

Permitted Uses ARMFAHI MFAH-10II&III MFAH-12IV MHP-AHV 

Multifamily Dwellings ×1 × ×   

Mobile Home Parks       × 
IARMFAH §211-25.3: Multifamily dwellings limited to age-restricted units for residents who are persons 55 years of age or older, as contained in the Fair 
Housing Act, as amended in 1988. 
II&IIIMFAH-10 §211-34.2: Multifamily for-sale dwellings at a density not to exceed 10 units per acre. Twenty percent of the total number of units shall be 
affordable to low- and moderate-income households, half of which shall be affordable to low-income households and half to moderate-income 
households. Multifamily rental units at a density not to exceed 10 units per acre. Fifteen percent of the total number of units shall be affordable to 
moderate-income households, half of which shall be affordable to low-income households. 
IVMFAH-12 §211-34.1: Multifamily dwellings at a density not to exceed 12 units per acres. 
VMHAH §211-34.2: Mobile home park at a density not to exceed nine units per acre with 60% of the units set aside for low- and moderate-income 
households, half of which shall be affordable to low-income households and half to moderate-income households. 

 
 
 
 

Table 1.4 

Permitted Conditional Uses for Residential Zones within Stafford Township 

Permitted Conditional Uses RA RA-4 RA-5 R-2 R-3 R-4 R-90 R-75 RR-1 RR-2 RR-2A R-3/PRC

Integrated Commercial Development2 ×                       

Churches ×             ×         

Soil Removal/Resource Extraction     ×                   

Forestry Activities     ×                   

Bed and Breakfasts3 ×                       

Planned Retirement Communities           ×           × 

Planned Mobile Homes                       × 
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Table 1.6 

Bulk Standards for Affordable Housing Zones 

Bulk Standards ARMFAH MFAH-10 MFAH-12 MHP-AH 

Minimum Lot Area (Sq. Ft.) 5 acres 5 acres 5 acres 10 acres 

Minimum Lot Width (Ft.) 200 250 150 300 

Minimum Lot Depth (Ft.) 500 250 150 300 

Minimum Front Yard Setback (Ft.) 100 50 35I 35II 

Minimum Side Yard Setback (Ft.) 20 50 20 20 

Minimum Rear Yard Setback (Ft.) 50 50 20 20 

Maximum Building Height (Ft./Stories) 45/3 42/3 42/3 25 

Minimum Accessory Building Setback (Ft.) N/A 50 20 20 

Minimum Unoccupied Open Space (%) N/A 30 30 25 

Maximum Percent Impervious Coverage (%) 75 N/A N/A N/A 

Maximum Building Length (Ft.) 380 N/A N/A N/A 

Minimum Distance between Principal Structures 
(Ft.) 

40 N/A N/A N/A 

Maximum Permitted Density (Per Acre) 16 dwelling 
units 

N/A N/A N/A 

Minimum Distance between Principal Building(s) 
and Parking Areas (Ft.) 

6 N/A N/A N/A 

Minimum Distance between Principal Building(s) 
and  Driveway Areas (Ft.) 

15 N/A N/A N/A 

IMFAH12 - The minimum front yard setback shall be 35 feet, except that the minimum front yard setback shall be 50 feet for frontage on 
Route 9. 
IIMHAH - The minimum front yard setback shall be 35 feet, except that the minimum front yard setback shall be 50 feet for frontage on Route 
9. 

 
Infill Residential 

Infill development is the process of developing vacant or underutilized parcels within existing areas 

that are already largely developed. This was addressed in the previous 2007 Master Plan.  As the Township 

is even more built out than compared to 2007, infill development still continues.  It is a continued 

recommendation from the 2007 Master Plan to approve infill residential for each of the Residential 

Districts.  The Township implemented additional design standards for infill development as recommended 

in the 2007 Master Plan.  It is recommended to draft and update these infill design standards for all 

residential structures within the Township to include architectural guidelines that will serve as a guide 

to all residential rehabilitation, raising of structures in floodplains, and new construction.  For example, 

rehabilitation should preserve any existing features, such as cornices, windowsills, transoms, and other 

traditional façade components reflective in the existing neighborhood development.  Raising of homes 
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to above base flood elevation should include design standards that are in keeping with the existing 

character of the neighborhood and providing aesthetically improved facades and supports when possible.  

Also design standards can assist the Township in implementing more resilient building techniques and 

improved hazard mitigation for all residential structures.   

Residential Zoning Ordinance Changes Since 2007 

Since 2007 the Stafford Township Zoning Ordinance has made three (3) changes to the Residential 

District.  

 Detached single family removed in 2007 by 2007-98 for RMC Zone.   

 On June 04, 2012 the Township adopted a Zone Amendment Block to include Block 57, 

Lot 3.02 in the R-75 (Residential) zone and Block 44.125, Lot 2 within the R-90 

(Residential) zone.  

 On April 12, 2016 the Township adopted an inclusive Zone Amendment to include Block 

44.15, Lots 2-19 within the R-90 (Residential) zone and removing said lots from the NMC 

(Neighborhood Medical Commercial) zone. 

Recommended Zoning Ordinance Revisions for Residential Zones 

It is recommended that the Township revisit its Route 9 Corridor zoning requirements with 

particular attention honed upon density standards for residential uses directly on Route 9.  The 

reasoning behind this recommendation is that Route 9 already experiences a high level of traffic 

and there has been a concern of increased traffic accidents.  Higher density residential may 

exacerbate this problem and cause a public safety issue.  There are several current zoning districts 

that front directly upon Route 9 that permit residential uses or construction.  These zoning districts 

include RA-4, RA, and R-3 Residential Districts plus Local Business, Rural Business, Mixed Use, 

and Neighborhood Commercial districts.  The four commercial districts permit community 

residences such as group homes for developmentally disabled and other similar residences, 

combined residential and commercial, and long term care facilities.  Combined residential and 

commercial uses are allowed a residential density of 16 units per acre in the LB zone and 11 units 

per acre for the MU zone.  This is a significant density and it is recommended that any new 

combined residential and commercial uses utilize streets connected to existing signaled 

intersections for ingress and egress to avoid direct traffic demand increases onto Route 9.   
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Community residences pertain to developmentally disabled, community shelters for domestic 

violence victims, terminally ill residences, or persons with head injuries.  The permitted densities 

for community residences is of no consequence in terms of traffic increases.  However, long term 

care facilities do not have a density.  It is recommended to add a bed per acre requirement to 

maintain a density that would not significantly increase traffic upon Route 9.  Group homes in the 

MU zone are subject to R-2 requirements and can’t front on Route 9 or Bay Avenue. The existing 

residential zones including the RA at the northern border of the Township and the RA-4 zone at 

the southern border are built out at the low permitted densities and will most likely not produce 

many more residential units.  There is a small R-3 zone off of Lyle Avenue that is vacant.  Given 

the size of the R-3 area not many homes would be yielded from development however 

consideration should be given to acquiring for open space.   

Based on the review of the existing residential zoning districts, the Township has found several 

areas or sections of the ordinance that could be improved or rewritten for the benefit of the 

Township and the public good. 

 Setbacks for Bay Avenue need amendments as buffers do not match the setbacks.  It is 

recommended that all setbacks off Bay Avenue be a minimum of 25 feet; 

 Decks with respect to impervious coverage and setbacks for roof over porches, screened in 

porches, and similar accessory uses whether in the front or rear yard of a tax lot need to be 

addressed.  It is recommended to permit specific accessory uses such as decks, porches (with 

or without roof), patios, or screened-in decks/porches to have less restrictive setback 

requirements while also still prohibiting these accessory uses from becoming living space 

and also respecting existing view sheds of neighbors; 

 It is recommended to amend the zoning ordinance to be consistent with existing law for 

Post-Sandy rebuilds.  The requirement is that if more than 50% of the structure was 

damaged, than the home may be built exactly as it was Pre-Sandy. 

 

 

 

Commercial Districts 

There are ten (10) commercial zoning districts within the Township. The Highway Commercial (HC) 
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district includes the Market Place at Stafford, BJ’s, Lowes and most of the commercial “big box” 

development along Route 72, from the Garden State Parkway to Mill Creek Road.  The Community 

Commercial (CC) district fronts the northern side of Route 72, west of Neptune Road and east of 

Atlantic Hills Boulevard and a portion of the Eightmile Branch Tributary. This area contains a Buy 

Rite, among other establishments that mainly serves the existing residential communities nearby.  The 

rest of the CC district is vacant land that connects to a preservation situated on the eastern portion of 

the Eightmile Tributary.  The Neighborhood Commercial (NC) district contains six (6) separate areas 

scattered throughout different neighborhoods and areas of Stafford.  Two areas front Route 72 just south 

of the CC district, three (3) other small pockets of the NC district front along the eastern and western 

side of Route 9 and north of Route 72, and the final portion of the NC district lies southeast of the other 

districts situated on the southern side of Route 72.  Some businesses within this district fronting Route 

72 are the Learning Experience, the Ocean County Community Church, and the USPS Collection Box. 

Small pockets of residences lie just behind these businesses and south of Leeward Road and Admiral 

Avenue.     

Another existing commercial district is known as the Mixed Use (MU) district.  In its entirety the MU 

district includes roughly 150 acres of land in two (2) different sections of the Township. One section 

of the MU district forms a long segment in the middle of the Township traversing from the northwest to 

the southeast situated along both sides of Bay Avenue in-between Hilliard Boulevard and Beach Haven 

West Boulevard.  The second portion of the MU district is located just west of its larger counterpart at 

the southern tip of the Manahawkin Lake.  The MU district provides for commercial uses along key 

arterial roadways while also permitting a residential component within a retail or commercially used 

structure.   

Stafford also contains two medical commercial districts: known as the  Highway Medical Commercial 

(HMC) district which includes the Southern Ocean County Hospital property on both sides of Route 

72 just northwest of the Garden State Parkway, and the Neighborhood Medical Commercial (NMC) 

district, located in the proximity of Beacon Avenue and Nautilus Drive north of the existing HMC 

district. 

The Local Business (LB) and Rural Business (RB) are more small pockets of commercial uses including 

along Bay Avenue from Route 9 to Indian Road. The two LB districts along Route 9 are found on the 
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southern side while the RB districts can be found on the northern side with Route 72 splitting the two 

districts.  The Marine Commercial (MC) district is located in four (4) small pockets on the northern 

portion of Cedar Bonnet Island, and the Recreation Marine Commercial (RMC) district is located 

along Cedar Dock Run Road which includes several residences and small businesses situated on the Cedar 

Run Tributary.  The table below presents key information for each of these above referenced commercial 

zones.   

Permitted Uses for Commercial Zones 
 

 

Table 1.7 

Permitted Uses for Commercial Zones within Stafford Township 

Permitted Uses HC MC NC HMC NMC RMC LB RB CC MU
Detached Single-family   

Marinas, Boat Repair, Outdoor Boat Storage × ×  

Retail × × × × ×  × × × × 
Major Retail ×   

Personal Service    × 
Aquaculture × ×  

Restaurants × × × × ×  × × × × 
Hotels/Motels × ×   

Child-care Centers × × × × ×  × × × × 
Family Day-care × × × × × 
Bed and Breakfasts ×  × × 
Recreational & Amusement Facilities (For Profit)  × × 
Combined Residential/Commercial  ×II  ×I ×I ×III 
Inns ×   

Boatels ×   

Offices (Recognized Profession or Business) × × ×  × × × × 
Veterinaries × ×  × × × 
Banks   

Indoor Private Recreational & Amusement Facilities ×   

Churches and Other Places of Worship ×  × × × × 
Public Buildings for Local Government  × × 
Private Recreational Buildings  ×  × 
Funeral Homes   × 
Hospitals × ×   

Doctors Office and Associated Uses × ×   

Long-term Care, Assisted Living, Continuing Care × ×  × × × 
Motor Hotels with Amenities ×   

Permitted Uses HC MC NC HMC NMC RMC LB RB CC MU
Schools and Institutions of Higher Learning × ×   

Municipal Parks ×   × 
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Contractors, Lumber Yards, and Self-Storage ×   

Clubs and Activities of a Quasi-public, Social, 
Fraternal or Recreational Character 

  ×    × ×  × 

Car Washes and Auto Body Shops ×  × 
Clinics and Other Therapeutic & Rehab Facilities × ×   

Community Residence for Developmentally Disabled 
Domestic Violence, Terminally Ill, and Head Injuries 

 x    × × ×  × 

Essential Services × ×  × 
Contractors and Builders Offices  × 
Medical Diagnostic Offices and Laboratories × ×   

Emergency Medical Service Facilities × ×   

Adult Day Health Care Facilities × ×  × × 
Antiques   × 
Government Services   × 
Retail Commercial Businesses (Medical) × ×   

Signs ×   

Studios   × 
Funeral Homes × ×  × × × 
Public and Private Schools  × × 
Financial Institutions × × × ×  × × × × 
Car or Boat Dealerships × ×   

Microbreweries  × 
Pharmacies × × ×   

Motor Vehicle Repair ×   

Outdoor Recreation ×  × 
Billboards   
ICombined residential and commercial uses, provided only one residential unit shall be allowed on the ground floor, on-site shared parking in 
conformance with the Residential Site Improvement Standards (RSIS) must be met, requirements of the area and bulk regulations are met, and for 
properties located along Route 9 from Bay Avenue to Hilliard Boulevard residential density shall not exceed 16 units per acre. 
IICombined residential and commercial uses in one structure, provided that the building has a square footage of 5,000 square feet or less, and only one 
residential unit is permitted. 
IIIMaximum density is 6 units to the gross acre, all units must be serviced by public water and sewer, and the minimum tract area is two acres. 

 

 

 

 

 

 

Permitted Accessory Uses for Commercial Zones 
Table 1.8 

Permitted Accessory Uses for Commercial Zones within Stafford Township 
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Permitted Accessory Uses HC MC NC HMC NMC RMC LB RB CC MU

Private Swimming Pools × × ×     × × × × ×IV 
IOutside Storage Uses ×                   
Garages ×                   
Private Tennis Courts  × × ×       × × × ×IV 
IIMotor Vehicle Repair Garages ×                   
Detached Garages   × ×     ×III × × ×   
Storage Sheds   × ×     ×III × × ×   
Home Occupations           ×         
Parking Areas                   × 
IOutside storage uses, provided that such storage is clearly accessory to the principal use of the site, and further provide that areas 
devoted to the outside storage of material shall be fenced and screened from adjacent residential zones or uses in accordance with 
this chapter or, in the case of adjacent businesses, by a dense evergreen screen or masonry wall not less than four nor more than six 
feet in height. 
IIMotor vehicle repair garages, as an accessory component to a retail automotive parts, tires and accessory establishment. 

IIIRMC §211-15.1: Detached residential garages and sheds. 

IVMU §211-25.2: Private swimming pools and tennis courts as part of a residential development.

Conditional Uses 

The following table outlines conditional uses allowed within the commercial districts: 
    Table 1.9 

Conditional Uses for Commercial Zones within Stafford Township 

Conditional Uses HC MC NC HMC NMC RMC LB RB CC MU

Home Occupations   ×               × 

Self-storage                     

Video Arcades                     

Multi-family Dwellings                   ×I 

Contractor's Offices                     

Motor Vehicle Repair Shop/Service Stations ×                   

Combined Residential/CommercialII     ×   ×     ×     

Sexually Oriented Businesses             ×       

Bed and Breakfasts               ×III     

Cemeteries               ×     

Auto Dealerships                     

Townhouses                   × 

Helistop   ×                 
IMaximum density is 6 units to the gross acre, all units must be serviced by public water and sewer, and the minimum tract area is two acres.
IICombined  residential and commercial uses in one structure or on one lot, provided that the minimum floor area for the residential unit meets the 
requirements of this chapter, and further provided that only one residential unit shall be permitted in a building which has a square footage of up 
to 5,000 square feet. In regard to any building which has square footage in excess of 5,000 square feet, no residential unit shall be permitted. 

IIIWith frontage on Route 9 or Bay Avenue. 

Bulk Standards for Commercial Zones 
The following table represents the bulk & yard standards for all commercial zones within Stafford. 
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Commercial Zoning Ordinance Changes Since 2007 

Table 1.10 

Bulk Standards for Commercial Zones 

Bulk Standards HCI MC NC HMCII NMCIII RMCIV LBV RBVI CCVII MUVIII 

Minimum Lot Area  
(Sq. Ft.) 

43,560
/87,12

0 

43,56
0 

18,000 43,560 27,000 4,000 20,000 43,560 43,560 20,000 

Minimum Lot Width (Ft.) 200 150 100 200 100 50 150 200 200 150 

Minimum Lot Depth (Ft.) 200 175 100 200 100 80 100 200 200 100 

Minimum Front Yard 
Setback (Ft.) 

90/60/
50 

40 60 90/60/
50 

35/60 20/15 60 60 90/50 10-25 

Minimum Combined 
Side Yard Setback (Ft.) 

N/A 40 N/A N/A N/A 10 N/A N/A N/A N/A 

Minimum Side Yard 
Setback (Ft.) 

50 20 20 50 20 4 20 50 50 10-20 

Minimum Rear Yard 
Setback (Ft.) 

40/50 30 20 40 20 20 20 40 40 25 

Maximum Building 
Height (Ft.) 

50/70 50 40 50 40 35 45 40 50 * 

Maximum FAR  N/A N/A N/A N/A N/A N/A N/A N/A N/A 1 

Minimum Percentage of 
Green Space (%) 

35-40 35-40 35-40 35 35 N/A 40-45 40-45 55 N/A 

Maximum Unoccupied 
Open Space (%) 

N/A N/A N/A N/A N/A N/A N/A N/A 45 N/A 

Maximum Percent of 
Building/Impervious 
Coverage (%) 

65 N/A 65 65 65 40 65 55 N/A 65 

IHC §211-27: minimum lot area can increase to 87,120 sq. ft. for permitted uses delineated under §211-27A(7). Minimum front yard setback of 90 ft. from Route 
72 paved road surface; 60 from Route 9 paved road surface; and 50 feet from future rights-of-way on all other streets. Minimum rear yard setback can increase 
to 50 ft. for permitted uses delineated under §211-27A(7). Maximum height can increase to 70 ft. for permitted uses delineated under §211-27A(7) 
IIHMC §211-30: minimum front yard setback of 90 ft. from Route 72 paved road surface; 60 from Route 9 paved road surface; and 50 feet from future rights-of-
way on all other streets. Minimum requirements for permitted uses pursuant to section 211-30A(7) shall be as follows (Added 10-21-1997 by Ord. No. 97-85) 
minimum lot area: 3 acres, minimum lot width: 200 ft, minimum lot depth: 200 ft., minimum front, side, and rear yard setback: 50 ft., maximum percent of 
building/impervious cover: 65%. 
IIINMC §211-29: minimum front yard setback can increase to 60 ft. when the property fronts on a state highway (Amended 10-06-1990 by Ord. No. 90-58). 
Minimum requirements for permitted uses pursuant to section 211-30A(7) shall be as follows (Added 10-21-1997 by Ord. No. 97-85) minimum lot area: 3 acres, 
minimum lot width: 200 ft, minimum lot depth: 200 ft., minimum front, side, and rear yard setback: 50 ft., maximum percent of building/impervious cover: 65%. 
IVMC §211-15.1: Minimum front yard setback shall be 20 ft. provided that 15 feet shall be permitted at the end of a cul-de-sac or lagoon end lots. Minimum 
accessory building side yard setback: 6 ft. and a rear yard setback of 10 ft, provided that lagoon end lots shall provide for a side yard setback of  4 ft. and a rear 
yard setback of 6 ft. from the bulkhead for aboveground pools and storage sheds under 100 square feet. 

VLB §211-26: Where sanitary sewers are not or cannot be made available, all development other than residential shall comply with the area, yard, and building 
requirements of the Rural Business Zone (RB) (Added 7-11-1989 by Or. No. 89-43).  

VIRB §211-26.1: Minimum requirements for permitted uses pursuant to section 211-26.1A(9) shall be as follows (Added 10-21-1997 by Ord. No. 97-85) minimum 
lot area: 3 acres, minimum lot width: 200 ft, minimum lot depth: 200 ft., minimum front, side, and rear yard setback: 50 ft., maximum percent of 
building/impervious cover: 65%. 
VIICC §211-14.1: Minimum front yard setback shall be 90 ft. from Route No. 72 paved road surface and 50 ft. from rights-of-way on all other streets. 

VIIIMU §211-25.2: *Maximum building height shall be 3 stories for lots along Bay Avenue and for lots of 5 acres or more located on Route 9. The maximum 
building height shall be 2 stories for lots located along Route 9 on sites less than 5 acres. Open space requirements shall be subject to §130-51. Reference §211-
25.2(H) for area, yard, and building requirements for multifamily dwellings and townhouses.  
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Since 2007 the Stafford Township Zoning Ordinance has made three changes to its existing Commercial 

Zoning Districts. The first change was adopted on April 14, 2008 where the Township adopted a Zone 

Amendment Block to include Block 229, Lot 42.01 in the MU (Mixed Use) zone. The second zoning 

change was introduced on May 01, 2012 and adopted on June 04, 2012 to include Block 60, Lots 15 

CO1, 15 CO2, 15 CO3, and 15 CO4 within the Mixed Use Zone, and to also include those same tax lots 

into the Wellhead Protection Overlay Zone. The most recent amendment was introduced on March 03, 

2016 and adopted by the Township on April 12, 2016 to add Block 44.15, Lots 2-19 in the NMC 

(Neighborhood Medical Commercial) zone and to remove same lots from the R-90 zone. 

 

Recommendations to Commercial Districts 
It is recommended that the Township revisit its Route 9 Corridor zoning requirements with particular 

attention honed upon density standards for residential uses directly on Route 9.  This is for the same 

reason as previously discussed in the Residential section of this Plan.  The reasoning behind this 

recommendation is that Route 9 already experiences a high level of traffic and there has been a concern 

of increased traffic accidents.  Higher density residential may exacerbate this problem and cause a public 

safety issue.  Long term care facilities should have a density assigned to avoid additional traffic.  Even 

though these types of facilities house elderly occupants that usually do not drive, visitors and staff will 

still add a significant amount of traffic based on the size of any given facility.  The density for mixed 

uses should also be revisited.  Also, the front yard setbacks for all commercial districts along Route 9 is 

recommended to be revised to require a minimum of 25 feet from the Right-Of-Way.   

The Township is recommended to review the permitted uses in the Recreation Marine Commercial 

(RMC) to determine if single family detached homes should be permitted.   

The Township is recommended to add self-storage uses as permitted uses within the Local Business 

(LB) district.   

Recreation/Preservation 

The Township has four recreation-preservation zones: Recreation Open Space (ROS), the R-5/ROS, 

Preservation (P), and Conservation (C), in addition to the Special Zoning Districts ML-P and C-P. 

 

Permitted uses within the ROS include: recreational parks, golf courses, and private recreation 

buildings and clubs. The Preservation and Conservation Districts permit: berry agriculture and 
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horticulture, fish and wildlife management, forestry and beekeeping. The permitted uses are listed in 

the table below. 

Table 1.11 

Permitted Uses for Recreation/Preservation Zones within Stafford Township 

Permitted Uses C P ROS R-5/ROS 

Cemeteries ×     × 

Maintenance Building ×I       

Single Family Residential Dwellings     ×IV 

Berry Agriculture and Horticulture   ×     

Fish and Wildlife Management    ×     

Forestry   ×     

Beekeeping   ×     

Cluster Residential Development   ×     

Commercial Farms, Farm Markets, and Pick-your-
own Farms 

      × 

Family Day-care Homes       × 

Recreational Parks, Playgrounds, and Related 
Facilities  

    ×   

Golf Courses     ×II   

Recreational Facilities       ×V 

Community Residences       ×VI 

Private Recreational Buildings     ×III   
IMaintenance building relating to the operation of the cemetery only, not to exceed a height of 20 feet. 
IIGolf courses and accessory structures and uses to include but not limited to restaurants and banquet halls. 

IIIPrivate recreational buildings, clubs, activities of a quasi-public, social, fraternal or recreational character, 
such as swim or tennis clubs, or fraternal organizations 

IVDetached single-family dwellings. 

VRecreational facilities; clubs; activities of a quasi-public; social; fraternal or recreational character, such as 
golf and tennis clubs; or fraternal organizations. 

VICommunity residences for the developmentally disabled, community shelters for victims of domestic 
violence, community residences for the terminally ill, and community residences for persons with head 
injuries, as defined in N.J.S.A. 40:55D-66.2. The requirements for such residences shall be the same as for 
single-family dwelling units within this zone. 

 
 
 
 
 
 
 

Permitted Conditional uses within these zones include: 
 

 

 

Table 1.12 



2017 Master Plan Land Use Element

  

26 | P a g e  
 

Permitted Conditional Uses for Recreation/Preservation Zones within Stafford Township 

Permitted Conditional Uses C P ROS R-5/ROS 

Soil Removal/Resource Extraction       × 

Soil Removal/Resource Extraction Processing       × 

Forestry Activities       × 

 
 

The following table represents the bulk and yard standards for all Recreation/Preservation zones 

located within the Township.  Some zones may have different figures for each category.  Bulk 

standards within these zones include: 

Table 1.13 

Bulk Standards for Recreation/Preservation Zones within Stafford Township 

Bulk Standards C P ROS R-5/ROS 

Maximum Building Height (Ft.) 25 35 35 35 

Minimum Front Yard Setback (Ft.) 500 50 25 100 

Minimum Side Yard Setback (Ft.) 500 50 25 75 

Minimum Rear Yard Setback (Ft.) 350 100 50 100 

Minimum Combined Side Yard Setback (Ft.) N/A N/A N/A 150 

Minimum Distance from Building or Structure 750 N/A N/A N/A 

Minimum Lot Width (Ft.) N/A 400 200 400 

Minimum Green Space (%) N/A N/A 60 N/A 

Minimum Accessory Building  Side and Rear Yard Setback (Ft.) N/A N/A N/A 50 

Maximum Building and Impervious Coverage (%) N/A N/A 40 6III 

Minimum Lot Area (Acres) N/A 8I 3II 5 

Minimum Lot Depth (Ft.) N/A 400 200 500 

Maximum Lot Coverage (%) N/A 5 N/A 3 
IMinimum lot area shall be eight acres, provided that sanitary sewer facilities are available. In the even that sanitary sewer facilities are not 
available, the minimum lot area will be 39 acres. 

IIThe Minimum lot area shall be three acres, provided that sanitary sewer facilities are available. In the even that sanitary sewer facilities are not 
available, the minimum lot area will be five acres. 

IIIThe maximum percent of impervious surface coverage on any lot shall be 6%. However, the maximum impervious surface coverage allowed shall 

increase to 9% upon the installation of dry wells for roof runoff in accordance with the standards delineated with §130-72E. 

 

According to the 2007 Master Plan Land Use Element, an effort was recommended to further protect 

lands with significant environmental constraints including a recommendation to expand the P 

Preservation District to lands with threatened and endangered species, C-1 category streams and 

associated buffers, significant wetlands, lands that are outside of the Regional Center, and lands 

within the PA-4 and PA-5 zones that have no sewer service.  This recommendation was implemented.  
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Currently it is not recommended to expand the existing preservation zones. 

Special Zoning Districts 

There are several special zoning districts, as shown on the Township’s zoning map, that include lands 

which are publicly owned, and certain quasi-public lands, including: 

 National Wildlife Refuse Zone (W) 

 Municipal Land Zone (ML) 

 School Zone (ML-SCH, or RGL-SCH) 

 Park Zone (ML-P) 

 Office Complex Zone (ML-OFF) 

 County Park Zone (C-P) 

 County Land Zone (CO) 

 State Land Zone (S) 

 Private School Zone (PS) 

 Private School/Church Zone (PS/C) 
 

Permitted uses in these districts include federal, state, county and municipal buildings and grounds, 

including schools, libraries, museums, parks and playgrounds, offices and related facilities, private and 

parochial schools and churches associated with private and parochial schools. Where a Special District 

Zone is located within the Pinelands, the designated permitted uses are authorized only to the extent 

that the same are in conformance with the Comprehensive Management Plan.  It is recommended that 

all public land, including federal, state, county and municipal lands correspond with their appropriate 

zoning category.  

Wellhead Protection Overlay Zone 

The Wellhead Protection Overlay Zone is an overlay zone whereby, in addition to the requirements 

of the underlying zoning district, specific uses and activities are prohibited, including: 

 Permanent  storage  or  disposal  of  hazardous  wastes,  industrial  or  municipal sludge or 
radioactive materials, 

 Collection  and  transfer  facilities  for  hazardous  wastes,  solid  wastes  and radioactive 
waste landfills, 

 Any use or activity requiring the underground storage of hazardous material or waste in 
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excess of an aggregate total of 300 gallons. 
 
All regulated activities regulated within the zoning overlay district and all site plan and major 

subdivision applications occurring within this area must submit an environmental impact assessment 

which demonstrates that the applicant and the proposed use fulfills the best management practices to 

protect groundwater quality within the WPO zone.  

 

General Ordinance Revisions 

 It is recommended to revise Chapter 213 of the General Code to eliminate the need for a survey 

to obtain a fence permit.  Revisions may include submitting a picture of the fence location, if 

applicant is replacing the fence due to damage, in lieu of a survey and sign an affidavit indicating 

they will replace the fence exactly as it was prior to any damage.   

 If an applicant is building a new fence it is recommended that the applicant sign an 

affidavit that requires the applicant to install a fence 6 inches inside the property line. 

 Double fences, including situations of perpendicular intersecting fences, between two 

properties should be eliminated to the extent possible by allowing coordination between 

property owners.  This revision may require revisions to setbacks related to fencing in 

the zoning code to allow for fencing near property lines. 

 The Township should consider revising Chapter 118-2 or 3 to eliminate the requirement to 

submit full engineer grading plans for all types of pools.   

 The Township is recommended to revise the general ordinance, specifically regarding zoning 

permits, to eliminate the requirement that two permits of any kind automatically requires a 

zoning permit. 

 Stafford’s general ordinances should also be reviewed to evaluate the effectiveness of regulating 

abandoned properties.   

 It is recommended to revise the definitions of Motor Vehicle Service Stations and Motor Vehicle 

Repair Garages to ensure it is permitted to repair an automobile for said uses.   

Recommendations for Zoning Ordinance & Land Use Amendments 
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The following list briefly summarizes the land use and zoning ordinance recommendations: 

 Reevaluate and revise setbacks for sheds in all residential zones to eliminate any excessive 
accessory use setback requirements applicable to sheds.  Revision to side yard setback 
requirements for accessory uses in residential uses are of note, while revision to accessory use 
rear yard setbacks should be mindful of view sheds for lagoon properties if changed.   

 Update  infill design standards for residential development  and rehabilitation projects  
ensuring  consistency  with  the  existing  fabric  and  character  of  the neighborhoods 
while also including architectural guidelines that will serve as a guide to all residential 
rehabilitation, raising of structures in floodplains, and new construction with improved 
resiliency and hazard mitigation for natural hazards.   

 The Sign Ordinance is recommended to be revised accordingly: 
o Significant increase to permitted square feet allowed for businesses in all 

commercial zones by making sign size a function of frontage and/or façade size 
to permit appropriate sized signs depending on the size of the use or structure 
housing a business.   

o A similar requirement should be implemented regarding total number of signs 
based on lot size or frontage for a business in any commercial zone.   

o Sign setbacks are recommended to be revised for commercial zones.   
o Definitions are recommended to be added including but not limited to 

illuminated signs with interior backlighting or exterior lighting, LED messaging, 
and any other message changing signs.   

o Flag signs, banner signs, and a-frame foldable signs need to be regulated to be 
event-oriented, require a permit, install a time limit making them temporary, and 
only be permitted on specific roadways.   

o Sign regulations for corner lots should be reviewed for potential revisions. 

 Continue to protect environmental constrained lands (lands with threatened and endangered 
species, C-1 category streams and associated buffers, significant wetlands, lands that are 
outside of the Regional Center, within PA-4 and PA-5 and have no sewer service). 

 Ensure environmentally sensitive design and encourage green building such as LEED as 
part of new development or alteration.  This may be accomplished by providing zoning 
incentives to reduce water usage, reduce energy usage, or similar LEED related goals in 
exchange for greater permitted density. 

 Ocean Acres in the R-90 zone has approximately four blocks of existing duplexes which are 
not permitted uses.  It is recommended to add a provision into the zoning ordinance to 
grandfather these land uses in only the R-90 zone to reduce the need for duplex owners to 
go before a planning or zoning board for a rebuild after storm damage or other minor 
changes to a structure. 

 Amend front yard setbacks on Bay Avenue for both residential and commercial zones to a 
minimum front yard setback of 25 feet. 

 It is recommended to reevaluate streetscape design standards within the zoning ordinance. 

 Reevaluate specific accessory use setback and impervious coverage requirements for 



2017 Master Plan Land Use Element

  

30 | P a g e  
 

decks, porches (with or without roof), patios, or screened-in decks/porches to be less 
restrictive.  Any revisions to the ordinance is recommended to continue to prohibit a roofed 
porch or deck from being transformed into a living space, and view sheds must be respected 
if applicable; 

 Amend the Township ordinance to be consistent with existing law with respect to Post-
Sandy rebuilding.  The ordinance should state that if more than 50% of any structure was 
damaged during Superstorm Sandy, than the structure may be rebuilt exactly as it was Pre-
Sandy with no increase in footprint or size to the structure in any way. 

 It is recommended to review the density requirements for all residential and commercial 
districts with frontage on Route 9 allowing any type of residential use to ensure traffic is 
not significantly increased along Route 9.   

 It is recommended to add a bed per acre requirement for nursing homes or long term care 
facilities to maintain a density that would not significantly increase traffic upon Route 9.  

 The Township is recommended to review the permitted uses in the Recreation Marine 
Commercial (RMC) zone to determine if single family detached homes should be permitted 
specifically along Cedar Run Dock Road. 

 The Township is recommended to add self-storage uses as permitted uses within the Local 
Business (LB) district. 

 The Township is recommended to revise the zoning ordinance with respect to pools to 
increase setbacks for above ground and in ground pools as accessory structures.  This 
recommendation is an effort to ensure there is enough pervious surface between the concrete 
or surface edge of a pool to avoid stormwater run-off issues between residential properties.    
This may require separating above ground pools and in ground pools to have different 
setback requirements in each residential zone to address specific issues such as pools too 
close to an existing bulkhead.   

 It is recommended to reevaluate the fencing requirements for corner lots for height, site 
triangles, and types of fences. 

 The Township is recommended to implement an already planned zoning change adjacent to 
the BJ Wholesale Club property to permit a medical use. 

 It is recommended to revise the internal walkways and patios setback requirement for all 
residential zones, which was added to the zoning code via Ordinance 2007-34, to include 
driveways as part of the setback requirement from the lot line. 

 It is recommended to reevaluate property maintenance regulations. 

 Non-Conforming Uses:  Over the years, changes to the Township’s Land Use and Zoning 
Ordinance have created a significant number of non-conforming uses and lots including 
minimum lot size, bulk and yard standards, and other issues.  Additionally, many property 
owners are attempting to rebuild non-conforming uses.  It is recommended to only allow 
non-conforming uses to be rebuilt exactly the same prior to any Superstorm Sandy damage 
with no expansions or increased floor area whatsoever.  
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Introduction 

The Circulation Element provides an inventory of the existing and proposed 

transportation network and includes recommendations to address compatibility with 

future land uses. The primary emphasis of the Circulation Element will be the 

Township’s roads and other modes of transportation.  It should be noted that the major 

trouble spots in the Township with regard to overcapacity conditions and high accident 

rates are in fact under the jurisdiction of either the State NJDOT or Ocean County. 

Stafford Township is approaching its build out population and as it does, the local traffic 

volumes will begin to level off.  However, one of the major points of concern for the 

Township is the “through” traffic or the traffic from the surrounding communities entering 

Town to utilize its services and patronize its retail establishments.  As the Township 

completes the development of its highway commercial retail areas along Route 72, as 

the Southern Ocean County Hospital expands and as the only access to/from Long 

Beach Island, the “through” traffic will continue to increase. 

Stafford Township has been extremely proactive with the NJDOT and Ocean County in 

identifying primary roadways and intersections which are vital to not only serve the local 

traffic but also to keep the through traffic moving. Creation of the Route 72 Access 

Management Plan and participation in the Route 9 Corridor Coalition prove this initiative 

to stay ahead of the traffic demands of the Town.  Continued planning will ensure that 

the completion of the development of the commercial areas of the Town as well as the 

redevelopment of the older areas of the Town will be accommodated with regard to 

vehicular and pedestrian movement. 

Roadway Characteristics and Functional Classification 

FUNCTIONAL CLASSIFICATIONS 

Functional classification is the systematic organization of highways and roadways into 

separate classes or groups, based upon their intended service function.  For a Township 

such as Stafford Township, there are four (4) major classes of street systems: principal 

arterial, minor arterial, collector, and local access. The four major classes of street 

systems are consistent with the Federal Functional Classification of highways which is 

based upon procedural guidelines established by the US Department of Transportation 
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and the NJ Department of Transportation.  Ocean County also utilizes these functional 

classification guidelines.  The roadway functional classifications are shown in Table 1. 

 

Table 1 – Roadway Classification System 

Principal Arterials 

(freeway/expressway) 

Principal arterials form an interconnected network of continuous routes serving corridor 

movements having the highest traffic volumes and the longest trip lengths. The principal 

arterial system is broken into two sub systems; interstate system and other principal arterials. 

The interstate system consists of the presently designated interstate routes. The other 

principal arterial highways may be freeways, expressways or land service highways (where 

abutting property owners do have a right of reasonable access to the system. 

Minor Arterial Minor arterials are the links between principal arterials and the collector roads Minor arterials 

are very similar to principal arterials, but handle shorter length trips and lesser traffic volumes. 

The jurisdiction of minor arterials is typically part of the County road system; however state and 

municipal roads may also be minor arterials. 

Collector Collector roads “collect” traffic from local streets and may provide direct access to a major 

development. Typically, collector roads are under Municipal or County jurisdiction. 

Local Access Any street which does not meet any of the above classifications is a local access roadway. 

Such streets provide land access for circulation and easement for public utilities. 

 

Principal Arterials 

Principal arterial highways form an inter-connected network of continuous routes serving 

corridor movements having the highest traffic volumes and the longest trip lengths. 

Principal arterials are inter-regional roadways that convey traffic between centers, and 

are usually excluded from residential areas.  Some principal arterials are actually 

freeways/expressways which provide limited access to/from the roadway and no direct 

access to abutting properties. There are two principal arterial roadways running through 

the Township; the Garden State Parkway and NJ Route 72. 

The Garden State Parkway is a freeway/expressway with a north/south orientation which 

extends from Bergen County in northern New Jersey to Cape May County in southern 

New Jersey.  The Garden State Parkway provides direct access to a number of New 

Jersey municipalities, including many shore communities throughout the central corridor 

of the state. The Garden State Parkway provides a full movement interchange with NJ 

Route 72 at Interchange 63. There are approximately 5 miles of the Garden State 

Parkway within the Township. 
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NJ Route 72 is a principal arterial roadway with an east/west orientation which extends 

from Cherry Hill/Camden in the west to Long Beach Island in the east.  NJ Route 72 

does provide access to the abutting properties which is strictly regulated by the NJDOT 

and the NJ Route 72 Highway Access Management Plan. There are approximately 10 

miles of NJ Route 72 within the Township. 

Minor Arterials 

Minor arterial roadways distribute traffic between lower-order residential streets, arterials 

and expressways.  They are designed to promote free traffic flow; therefore, parking 

should be prohibited and direct access to homes from minor arterials should be avoided.  

US Route 9 is the only minor arterial within the Township.  US Route 9 provides a 

north/south orientation which extends from Middlesex County in the north to Cape May 

County in the south. There are approximately 5 miles of US Route 9 within the 

Township. 

Collector Roads 

Collector roadways carry traffic of adjoining residential streets; they are not intended to 

interconnect adjoining neighborhoods or subdivisions and should not carry regional 

through-traffic. Travel speeds and traffic volumes are less than arterial roads but are still 

higher than local roads. 

The collector roads in the Township primarily consist of the roadways which are under 

the jurisdiction of Ocean County.  The one exception being McKinley Avenue. The 

following is a listing of the collector roads within the Township: 

 Bay Avenue 

 Ocean County Route 539 

 Hilliard Boulevard 

 Cedar Run Dock Road 

 Nautilus Drive 

 Lighthouse Drive 

 McKinley Avenue 

 Cedar Bridge Road 

 Mill Creek Road 



2017 Master Plan Land Use Element

 

  
 

6 | P a g e  
 

Local Access Roads 

Local roads constitute all roads not included in the higher classifications. Local 

roadways carry traffic having a destination or origin on the street itself. They carry the 

least amount of traffic at lowest speed.  All other roads within the Township are 

classified as local roads. 

ROADWAY JURISDICTION 

The roadways within the Township are separated into three different jurisdictions; State 

(NJDOT & NJ Turnpike Authority/Garden State Parkway), Ocean County and Local.  

There are approximately 20 miles of roadways under State jurisdiction within the 

Township.  The NJDOT has jurisdiction over NJ Route 72 (10 miles) and US Route 9 (5 

miles). The NJ Turnpike Authority/Garden State Parkway has jurisdiction over the 

Garden State Parkway (5 miles).  There are approximately 20 miles of roadways under 

Ocean County jurisdiction within the Township.  The following is a listing of those 

roadways: 

 Tuckerton-Warren Grove-Whiting Road 

 Recovery Road 

 Hay Road 

 Mill Creek Road 

 Mayetta Landing Road 

 Stafford Avenue 

 Cedar Bridge Road & Hilliard Boulevard 

 Jennings Road 

 Sim Place Road 

 Cedar Run Dock Road 

 Bay Avenue 

 Warren Grove Road 

 Lighthouse Drive 

 Nautilus Drive 

All other roadways within the Township are under Township jurisdiction. The Township 

owned roadways comprise approximately 100 miles.  
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New Jersey Department of Transportation – Access Code 

The NJDOT provides the regulation and design manual of access to/from the state 

highway system.  The Township has two roadways for which access is regulated by the 

NJDOT: NJ Route 72 and US Route 9. The access code establishes uniform standards 

that are applicable to all state highways and provide for the consistent application of 

these standards. It enables all levels of government as well as developers and lot 

owners to readily determine how access will be managed on any given state highway 

and/or lot. The access code controls the number and location of driveways, street 

intersections, traffic signals and interchanges to the state highway in order to maximize 

traffic flow and capacity as well as safety. 

NJ ROUTE 72 ACCESS MANAGEMENT PLAN 

In 1995, the Township requested that the NJDOT undertake the evaluation of Route 72 

and preparation of an Access Management Plan (AMP).  The development of the plan 

required the formation of a joint partnership made of local, state and county officials as 

well as environmental and planning agencies. The plan identified existing traffic and 

accident conditions, developed a model for future conditions and made 

recommendations for improvements and property access necessary to accommodate 

future traffic conditions. The plan was approved in 1997 by the Township and has been 

incorporated into the NJ Access Code for application to the portion of NJ Route 72 within 

the Township.  The AMP has since been amended in order to accommodate intersection 

improvement design changes and modifications to size/nature of future developments. 

Specifically, in 2001 the AMP was modified to include a design change to the Route 

72/East Road intersection.  In 2004, the AMP was modified to include another design 

change associated with the Route 72/East Road intersection improvement as well as to 

include a change to the access road locations for a senior residential development at 

the west end of Route 72. The NJDOT is currently implementing modifications to 

include another design change associated with the Route 72/East Road project, 

identification of a new traffic signal location and the modification of a shared driveway 

scenario for several properties.  The NJ Route 72 AMP identified 15 

roadway/intersection improvements which are in various stages of design, construction 

or have been completed. The following is a list of the improvements and their status: 
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NJ Route 72 AMP Recommended Improvements – ALREADY COMPLETED 
 Completion of the Garden State Parkway Interchange 
 Additional lane westbound between Route 9 and Garden State Parkway 
 Right turn lane westbound into Nautilus Drive 
 Far side jughandle for Route 72 eastbound traffic destined to Mill Creek Road 

northbound 
 Widening McKinley Avenue to 4 lanes (2 per direction) 
 Construct a roadway between Route 72 and McKinley Avenue (Captain 

Randolph Boulevard) 
 Install traffic signal at Neptune Drive 
 Widen Route 72 to six lanes through Route 9 Interchange 

NJ Route 72 AMP Recommended Improvements – CURRENTLY UNDERWAY 

 Route 72/East Road intersection reconstruction 
 Convert access to right-in/right-out at Barnacle Drive 

NJ Route 72 AMP Recommended Improvements – FUTURE 
 Provide westbound right turn lane into Lighthouse Drive (environmentally 

constrained) 
 Widen Route 72 to four lanes between Garden State Parkway and County Route 

539. 

As can be seen, the NJ Route 72 AMP provided a good basis for the traffic and roadway 

improvements along the Route 72 corridor. The majority of the recommendations have 

been implemented and the Township is working toward moving the remaining few 

forward with the NJDOT. 
 

Route 9 Corridor Coalition 

The Route 9 Corridor Coalition was formed by NJDOT in order to develop a more holistic 

and sustainable transportation solutions in support of the State’s Smart Growth agenda. 

Through the process of coordination, planning and public outreach, the communities of 

Southern Ocean County (including Stafford Township) together with the NJDOT and 

other regional and state agencies have developed a corridor wide Master Plan for Route 

9. This Master plan is embodied in the following six guiding principles that set the 

transportation and land use goals of the corridor: 

1. Balance regional mobility and local access needs 
2. Focus on improving capacity where it counts 
3. Reconnect and enhance the transportation network 
4. Strengthen community character 
5. Provide alternatives to the car 
6. Match growth with infrastructure limitations 
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The Township is committed to work with the Corridor Coalition in an effort to reshape the 

Route 9 corridor through Town.  Of particular concern is the preservation of the 

character, density and mix of land uses along the section of Route 9 south of McKinley 

Avenue; the creation of a “downtown” and a “sense of place” along Route 9 between Bay 

Avenue and Cedar Bridge Road/Hilliard Boulevard; and the minimization of 

d evelopment along the section of Route 9 north of Cedar Bridge/Hilliard Boulevard. 

DESIRABLE TYPICAL SECTIONS AND ACCESS LEVELS 

The Access Code regulations directly affect existing and proposed access points to US 

Route 9 and NJ Route 72 (via the NJ Route 72 Access Management Plan which is 

adopted into the Access Code). The access code stipulates the type of access that can 

be provided to all highways under the jurisdiction of the NJDOT. The Access Levels 

(AL) describe whether direct access is permitted or whether left turn access must be 

gained via turn lanes or jughandles. The access code also details the long range 

configurations, Desirable Typical Section (DTS) for each section of state highway under 

State jurisdiction. The DTS indicates the recommended cross section or number of 

lanes and right-of-way width.  A review of the existing Access Levels and Desirable 

Typical Sections along both US Route 9 and NJ Route 72 has identified the need to 

make certain modifications in order to more properly align with the improvements 

recommended in the NJ Route 72 Access Management plan and the principles and 

goals of the Route 9 Corridor Coalition.  The following tables indicate the existing and 

proposed highway sections, access levels and desirable typical sections for US Route 

9 and NJ Route 72. It remains for these modifications to be reviewed, approved and 

formally adopted into the NJ Access Code by the NJDOT. 
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US Route 9 
Milepost, Access Level and Desirable Typical Section 

North to South 
Existing 

Milepost 
 

73.30  Barnegat/Stafford border 
 

AL 3 Right turn access with provision for left turn access via jughandle 
DTS 4A 114 feet wide - 4 lanes divided with shoulders or parking 

 

71.08  Oxycocus Road 
 

AL 3 Right turn access with provision for left turn access via jughandle 
DTS 4A 114 feet wide - 4 lanes divided with shoulders or parking 

 

70.50  Centerline of Route 72 
 

AL 3 Right turn access with provision for left turn access via jughandle 
DTS 4B 90 feet wide - 4 lanes divided without shoulders 

 

70.20  South end of Route 72 Interchange 

AL 4 Driveway with provision for left turn access via left turn lane 
DTS 4F 116 feet wide - 4 lanes undivided w/ shoulders or parking, w/ 14 foot wide 

two-way left turn lane 
 

69.34  Cedar Creek (between Mayetta Landing Road and Cedar Run Dock Road) 
AL 4 Driveway with provision for left turn access via left turn lane 
DTS 4F 116 feet wide - 4 lanes undivided w/ shoulders or parking, w/ 14 foot wide 

two-way left turn lane 
 

68.42  Eagleswood/Stafford border 
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US Route 9 

Milepost, Access Level and Desirable Typical Section 
North to South 

Proposed 

Milepost 
 

73.30  Barnegat/Stafford border 
AL 4 Driveway with provision for left turn access via left turn lane 
DTS  4F 116 feet wide – 4 lanes undivided with shoulders or parking, with 14 foot 

wide two-way left turn lane 
 

71.08  Oxycocus Road 
AL 4 Driveway with provision for left turn access via left turn lane 
DTS  4F 116 feet wide – 4 lanes undivided with shoulders or parking, with 14 foot 

wide two-way left turn lane 
 

70.76  Beach Avenue 

AL 4 Driveway with provision for left turn access via left turn lane 
DTS 4F 116 feet wide - 4 lanes undivided w/ shoulders or parking, w/ 14 foot wide 

two-way left turn lane 
 

70.50  Centerline of Route 72 
 

AL 3 Right turn access with provision for left turn access via jughandle 
DTS 4B 90 feet wide - 4 lanes divided without shoulders 

 

70.20  South end of Route 72 Interchange 
AL 4 Driveway with provision for left turn access via left turn lane 
DTS 4F 116 feet wide - 4 lanes undivided w/ shoulders or parking, w/ 14 foot wide 

two-way left turn lane 
 

69.34  Cedar Creek (between Mayetta Landing Road and Cedar Run Dock Road) 
AL 4 Driveway with provision for left turn access via left turn lane 
DTS 4F 116 feet wide – 4 lanes undivided with shoulders or parking, with 14 foot 

wide two-way left turn lane 
 

68.42  Eagleswood/Stafford border 
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NJ Route 72 
Milepost, Access Level and Desirable Typical Section 

West to East 
Existing 

Milepost 
 

18.06  Barnegat/Stafford border 
AL 3 Right turn access with provision for left turn access via jughandle 
DTS 4A 114 feet wide - 4 lanes divided with shoulders or parking 

 

21.00  SOCH 
AL 3 Right turn access with provision for left turn access via jughandle 
DTS 6A 148 feet wide - 6 lanes divided with shoulders or parking 

 

24.10  Between Jennings Road and Mill Creek Road 
 

AL 3 Right turn access with provision for left turn access via jughandle 
DTS 4A 114 feet wide - 4 lanes divided with shoulders or parking 

 

26.32  Causeway Bridge 
 

AL 2 Access along street or interchange only 
DTS 4A 114 feet wide - 4 lanes divided with shoulders or parking 

 

27.18  West end of Bonnet Island 
 

AL 
DTS 

2 
5A 

Access along street or interchange only 
131 feet wide - 5 lanes (2 lanes one direction + 3 lanes opposite direction) 
divided with shoulders 

27.40  Bonnet Island 
AL 
DTS 

2 
6A 

Access along street or interchange only 
148 feet wide - 6 lanes divided with shoulders or parking 

 

27.55  Bonnet Island 
 

AL 2 Access along street or interchange only 
DTS 4A 114 feet wide - 4 lanes divided with shoulders or parking 

 

28.18  Stafford/Ship Bottom border 
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21.60  Garden State Parkway 

 

NJ Route 72 
Milepost, Access Level and Desirable Typical Section 

West to East 
Proposed 

Milepost 
 

18.06  Barnegat/Stafford border 
AL 4 Driveway with provision for left turn access via left turn lane 
DTS 4A 114 feet wide - 4 lanes divided with shoulders or parking 

 

21.00  SOCH 
AL 4 Driveway with provision for left turn access via left turn lane 
DTS 6A 148 feet wide - 6 lanes divided with shoulders or parking 

 

 
AL 3 Right turn access with provision for left turn access via jughandle 
DTS 6A 148 feet wide - 6 lanes divided with shoulders or parking 

 

24.10  Between Jennings Road and Mill Creek Road 
 

AL 3 Right turn access with provision for left turn access via jughandle 
DTS 6A 148 feet wide - 6 lanes divided with shoulders or parking 

 

26.32  Causeway Bridge 
 

AL 2 Access along street or interchange only 
DTS 6A 148 feet wide - 6 lanes divided with shoulders or parking 

 

27.18  West end of Bonnet Island 
 

AL 2 Access along street or interchange only 
DTS 6A 148 feet wide - 6 lanes divided with shoulders or parking 

 

27.40  Bonnet Island 
 

AL 2 Access along street or interchange only 
DTS 6A 148 feet wide - 6 lanes divided with shoulders or parking 

 

27.55  Bonnet Island 
 

AL 2 Access along street or interchange only 
DTS 6A 148 feet wide - 6 lanes divided with shoulders or parking 

 

28.18 Stafford/Ship Bottom border 
 

State Improvement Projects 

The NJDOT has four projects underway within the Township, all of which are along 

Route 72. 
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NJDOT PROJECTS 

Route 72 / East Road Intersection 

This intersection is located just east of the Garden State Parkway and is the primary 

intersection for access to several shopping centers, Township schools, Township 

parks/play fields and a newly constructed church/school. This project will include 

roadway widening, construction of a farside jughandle, installation of two new traffic 

signals and construction of segments of roads which connect the project to the 

Township’s roadway infrastructure. This project was identified within the Route 72 

Access Management Plan.  The NJDOT has fully funded this project which has entered 

ROW acquisition and Final Design Phases. It is anticipated that the construction of this 

improvement will be commence during 2018.  

Route 72 / Marsha Drive 

This intersection is located just west of the Causeway Bridge between Stafford Township 

and Long Beach Island and is the last signalized intersection in the Township before the 

bridge. The project is under construction and will include roadway widening and 

intersection improvements necessary to facilitate the Causeway Bridge widening project. 

Route 9 / Beachview Avenue 

This intersection is located at the northern end of the Township along Route 9 and is a 

primary access road for the residential neighborhood located to the west of Route 9.  A 

request has been made to the NJDOT to install a traffic signal at the intersection in order 

to improve the safety for vehicles turning into and out of Beachview Avenue. The 

NJDOT has reviewed the request and has indicated that the traffic volumes in at this 

intersection and in this area of Route 9 do not warrant a traffic signal at this time. The 

Township intends to continue to monitor the development and resulting traffic conditions 

in this area in order to resubmit to NJDOT in the future. 

Route 9 / Oxycocus Road 

This intersection is located mid-way between Bay Avenue and Cedar Bridge 

Road/Hilliard Boulevard along Route 9 and provides access to a portion of the parking 
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areas and the bus staging area for the Oxycocus Elementary School.  An evaluation has 

been made of the traffic conditions at the intersection and in the surrounding area in 

order to determine if a traffic signal is warranted at the intersection.  Based on a review 

of the conditions (during both school peak and roadway peak times) it has been 

determined that a traffic signal is not warranted at this time. The Township intends to 

continue to monitor the traffic conditions in this area. 

Local Improvement Projects 

Route 72 and Mermaid Drive 

The Township intends to make this intersection a 4-way intersection. 

Developer Driven Improvement Projects 
As development occurs within the Township, the need arises for roadway/intersection 

improvements to support the traffic demands of specific land uses. Developer driven 

improvement projects are designed and constructed 100% by the developer in order to 

mitigate the traffic impacts associated with a certain project. While no developer driven 

projects are listed herein at this time, the Township will continue to coordinate with 

developers to facilitate the implementation of appropriate transportation improvements 

for appropriate development projects. 

Accident Analysis 

TRAFFIC ACCIDENTS 

Traffic accident data was obtained from the Stafford Township Police Department for the 

years 2001 through 2006. The following table indicates the total number of reported 

accidents and whether there were any associated injuries or fatalities. 

Year Total # of Crashes # of Injuries # of Fatalities 

2016 1,202 126 0 

2015 1,110 129 2 

2014 1,073 128 3 

2013 1,141 133 1 

2012 1,143 142 1 

2011 1,308 131 2 
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The following list is breakdown of the top 10 intersection locations within the Township 

by number of accidents within the above 6 year period. 

Top 10 Accident Locations (2001-2006) 

1. Route 72 and Mill Creek 

2. Route 72 and Jennings Road 

3. Route 72 and East Road 

4. Route 9 and Hilliard Boulevard 

5. Route 72 and Nautilus  

6. Route 72 and Oak Avenue 

7. Route 9 and Cedar Bridge Road (Near Bruno’s) 

8. Route 72 and Marsha 

9. Route 9 at Mile Post 27 

10. Route 72 and Hull 
 

It is intended to improve the conditions at each one of the locations either directly or 

indirectly through the improvements already planned by the NJDOT and/or Township.  

The following list indicates the improvement which relates to each of the intersections. 

Related Improvements at Top 10 Accident Locations 

1. Route 72 and Marsha Drive – intersection improvement associated with 

Causeway Bridge project 

2. Route 72 and Mill Creek Road – intersection improvement by 

NJDOT/County/Twp 

3. Route 72 and Mermaid Drive – traffic signal installed May 2007. 4-way intersection 
proposed as pending future improvement. 

4. Route 9 and Hilliard Boulevard/Cedar Bridge Road – traffic demand lessened by 

future installation of traffic signal at Route 9 / Cedar Bridge Road North 

5. Route 72 Eastbound Offramp to Route 9 North – interchange improvement 

associated with Route 9 / Bay Avenue intersection (identified by Route 9 Corridor 

Coalition) 

6. Route 72 Eastbound Offramp to Route 9 South - interchange improvement 

associated with Route 9 / Bay Avenue intersection (identified by Route 9 Corridor 

Coalition) 
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7. Route 72 and Barnacle Drive – Southern Ocean County Hospital installing traffic 

signal 

8. Neptune Drive – Traffic signal installed 
9. Route 72 and Hull Drive – Traffic signal at Neptune Drive provides safer 

alternatives to using Hull Drive 

10. Route 72 and Jennings Road – intersection improvement associated with 

redevelopment of land use at corner. 

Transit Opportunities 

BUS SERVICE 

New Jersey Transit 

NJ Transit operates one bus route through the Township (559 – Lakewood-Atlantic City). 

This bus route provides service between Lakewood Terminal and Atlantic City Terminal 

with local service along Route 9 through the entire length of the Township. 

Ocean Ride 

The Ocean Ride transportation system provides 17 bus routes which operate throughout 

Ocean County.  Five of the routes serve destinations within Stafford Township (OC 5A & 

5B, OC 6, OC 9, LBI-North and LBI-South). The routes are designed to connect key 

residential developments areas with popular destinations such as local government 

facilities, healthcare, shopping, employment, social services and other transit 

connections. Within Stafford Township direct service is provided to several of the larger 

shopping centers and public destinations (Town Hall, Library, SOCH, etc.). The bus 

routes operate on fixed schedules which vary by route and by day. 

Stafford Township Dial-A-Ride 

Stafford Township Dial-A-Ride service provides complimentary transportation services 

for Stafford Township residents and visitors to destinations anywhere within Stafford 

Township.  The service operates Monday through Saturday from 8:30 AM to 5:30 PM 

with the bus running every 90 minutes. 

RAIL SERVICE 
Rail Service is currently not provided within the Township however, NJ Transit is 

considering an extension of their existing service to more fully support Monmouth, 
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Ocean and Middlesex Counties. 

Pedestrian Improvements 
The Township has become increasingly diligent regarding requiring pedestrian amenities 

to support each of the developer projects as well as with the local projects.  Going 

forward the Township should ensure that sidewalks are provided throughout the 

residential areas, local business areas and areas which may tend to have a pedestrian 

element.  Further, crosswalks must be appropriately marked at each intersection in order 

to make motorists aware that pedestrians could be present as well as to provide 

direction to pedestrians as to the appropriate locations for crossing. The sidewalks and 

crosswalks should be tied together with handicap accessible ramps with detectable 

warning surfaces.  At intersections controlled by a traffic signal the most current 

pedestrian amenities and equipment should be provided.  Items such as pushbuttons, 

countdown pedestrian head indications and educational signs should be incorporated 

into the designs.  School routes should be identified and the intersections and major 

crossing locations within these routes should be appropriately signed. The designation 

of school routes will allow the Township to seek assistance for signage and other 

pedestrian amenities from the State. 

 

Recommendations 

The following sets forth the action items recommended in order to fulfill the goals and 

objectives of the Circulation Element of the Master Plan: 

 Implement roadway and intersection improvements along Route 72 and Route 9 

in a manner consistent with improving the connectivity for local trips while 

minimizing the impact of through traffic. 

 Implement strategies identified in the Route 9 Corridor Study to alleviate traffic 

congestion, reduce accident rates, improve traffic calming, support mixed-use 

commercial development and increase transit (bus) usage along the corridor. 

 Review all future development or redevelopment applications for consistency 

with the guidelines of the NJ Access Code, the Route 72 Access Management 

Code, the NJDOT Mobility & Community Form and the principles set forth by the 

Route 9 Corridor Coalition. 
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 The majority of the Township’s future growth will be located within Regional 

Growth Centers with the remaining development being redevelopment of existing 

parcels and businesses. The Township should continue to require a traffic 

impact study for each application in order to continually monitor and evaluate the 

appropriateness of the Township road system. 

 Improve the pedestrian features and amenities throughout the Township, 

particularly in areas consisting of local business, residential, parks/schools, 

Township facilities and downtown corridors such as Route 9 and Bay Avenue. 

 Continually evaluate the most frequent accident locations within the Township to 

ensure that the State and County roadway/intersection improvements focus on 

the issues.  Any location or intersection under Township jurisdiction should be 

evaluated such that recommendations can be included in the Capital 

Improvement Program. 

 The Township should consider the possibility of implementing other strategies to 

minimize the impact of its commuter traffic on the roadways within town. 

Strategies such as ridesharing, vanpooling and increased transit service should 

be considered. 

 Continually evaluate the commercial and truck traffic through the Township. 

Currently, the commercial traffic utilizes the state and county road system with 

little to no impact on the local road system.  Although it is not envisioned to be a 

problem, the future evaluation would consider the addition or elimination of 

certain roadways for use by commercial and truck traffic. 

 Coordinate hazard mitigation and evacuation planning with Long Beach Island 

municipalities.  This activity should include consideration of strategic 

improvements on Route 72 & appropriate land use planning on the corridor. 

 Align and coordinate improvements in accordance with the goals, objectives, 

policies and recommendations of the Ocean County Multi-Jurisdictional All-

Hazards Mitigation Plan to the extent feasible. 

 The Township should update the road inventory and conditions survey in 

order to plan for future improvements. The Township should also continue to 

aggressively maintain and pave roadways when necessary. 
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Executive Summary 
Stafford Township has prepared this Open Space and Recreation Plan Element as part of its overall 2017 Comprehensive Master Plan 

Update through the Post Sandy Planning Assistance Grant (PSPAG).  Stafford Township experienced terrible damage from Superstorm 

Sandy in property damage and overall deleterious effects on the community’s character and economics.  Stafford Township began the 

recovery process through its participation in the PSPAG program in 2013 as it met the criteria stipulated by the New Jersey Department of 

Community Affairs, FEMA, and HUD.  The Township prepared and adopted a Strategic Recovery Planning Report that evaluated all of the 

impacts on the community’s housing, infrastructure, and economic growth and set goals for improved resiliency, hazard mitigation, and 

overall preparedness to future storms.  With the Strategic Recovery Planning Report completed, the Township began the next phase of the 

PSPAG program which allowed it to update its Master Plan with specific emphasis on Superstorm Sandy recovery and resiliency 

improvement.  Therefore, the Open Space and Recreation Plan Element herein will take into consideration impacts and recovery from 

Superstorm Sandy. 
 

Stafford Township last drafted and adopted an Open Space and Recreation Plan Element in 2007 as part of its 2007 Comprehensive Master 

Plan.  The report was prepared by Melillo & Bauer Associates in accordance with the guidelines and requirements of the New Jersey Green 

Acres Program.  It consisted of an inventory of existing open spaces and recreation facilities, a needs analysis to determine the amount of 

open space required, a resource assessment of the Township’s environmental resources, and an action plan. This updated Open Space and 

Recreation Plan Element will consist of similar sections and follow the guidelines and requirements of the New Jersey Green Acres Program.  

All open space and recreation facilities and their general condition will be identified, as well as improvements to facilities since the last 

assessment. 
 

An Open Space and Recreation Plan (OSRP) is defined by the Green Acres Program Section (New Jersey Department of Environmental 

Protection) as “a local government’s vision of open space and recreation. It should establish a philosophical and practical justification for the 

protection and preservation of open space and recreation opportunities. An OSRP provides a framework for implementation.”  Stafford 

Township has long preserved large areas for wildlife and open space conservation in concert with State and Federal lands.  As indicated by 

the open space inventory most of these areas preserved in perpetuity are owned by the Federal Government, the State of New Jersey, and 

Ocean County.  This would include the Edwin B. Forsythe Wildlife Refuge and the large amount of Township land within the Pinelands 

Preservation Area west of the Garden State Parkway.  These management areas and Pinelands Areas are mostly not appropriate for active 

recreation and the Township owns other parks and recreational areas that the public can use.   

    

The 2007 Master Plan compared the inventory of existing parks within the Township at that time to the State and National guidelines for 

adequate open space in relation to the size of the Township’s population in 2007.  The 2007 Recreational Element estimated a 2014 

build-out population of 28,604.  A population of 28,604 according to the State and National guidelines in 2007 recommends a need for 
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open space land to range between 179 - 332 acres.  The amount of land in the Township’s inventory as of 2007 dedicated to recreation was 

approximately 235 acres. This suggested at the time the Township had sufficient open space and recreation for its estimated 2014 

population.     
 
The 2015 American Community Survey estimated population is lower than the 2007 estimation but, the Township is estimated to grow by 
38% by 2040.  That estimation is based upon past growth rates and applying those growth rates into the future.  This estimation does not 
take into account the built-out nature of the Township and the large amount of preserved land.  Therefore, population growth by 2040 may 
be significantly less than the estimates.  Regardless, it is likely the amount of open space and recreation will need to expand to provide 
enough recreation opportunities for all of its residents.  Given the large amount of open space already existing, the Township is 
recommended to expand upon existing facilities and connect them with trails when possible to improve the overall recreational quality of the 
Township.  The Township shall continue pursuing trail grants to connect its open spaces, natural resources, and recreational facilities to 
the public.  It is also recommended to continue to look for open space acquisition opportunities, especially flood prone properties and 
environmentally sensitive lands. 
 

Introduction  

Stafford Township’s vision of open space and recreation is to continue to protect its environmentally sensitive areas, expand protection of 

environmentally sensitive areas particularly areas that can reduce flood damage to public and private property, and to provide exceptional 

recreational facilities to its residents.  The plan herein will identify all existing facilities related to recreation, open space, or protected land, 

and how these facilities meet recreational demands and the goals of the Township.  Additionally, this updated Open Space and Recreation 

Plan Element will build upon the goals, recommendations, and efforts from the previous plan adopted in 2007.  All of the Township’s 

existing open space and recreational facilities from 2007 still exist and are operational today.  Therefore, this update to the Open Space and 

Recreation Plan Element will draw and show parallels from the 2007 plan.   
 

Regional and Local Setting 

Stafford Township has approximately 35,084 acres, of land and water within its borders.  It is estimated that 13% of the Township’s total 

area is open public water.  The Township’s total land area, which consists of 30,448 acres, is used as the basis for open space and 

recreation calculations.  Surrounding municipalities to Stafford Township include Little Egg Harbor Township on the western border, 

Eagleswood Township on the southern border, and Barnegat Township occupies the entire northern border of the Township.  The shared 

boundary with Little Egg Harbor is located completely within the Pinelands while the areas west of the Parkway between Eagleswood and 

Barnegat Townships are also within the Pinelands.  Stafford Township is mostly a suburban municipality outside the Pinelands and 

CAFRA restriction areas.  Pinelands and CAFRA land areas within the Township tend to be developed at much lower densities than 

compared to non-regulated areas of the Township.  This results in most development within the Township following its major 

transportation routes in a vertical fashion along Route 9 and The Parkway, and in a horizontal fashion along Route 72 towards Long Beach 
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Island.  Exceptions include Ocean Acres which is nestled between the Parkway and Route 72 and the Stafford Park Redevelopment Area.  

Residential neighborhoods include Ocean Acres, Beach Haven West, Mallard Island, “Mud City”, and several others.  Stafford Township has 

two commercial corridors along Routes 9 and 72 with Route 72 exhibiting big box store commercial and Route 9 more local scale commercial 

uses.   

 
Population 

At the time of the 2015 American Community Survey, Stafford Township had a total population of 26,766 persons.  This is about 2,000 less 

people than the 2007 Open Space Plan estimated to be in the Township by 2014.  The 2015 population count when compared to the 2010 

Census estimate of 26,540 shows a small increase in the Township’s population over the past 5 years.  This increase amounts to less than 

1% which is actually the lowest growth rate the Township has experienced in decades.  This is mainly due to the reduced number of 

opportunities for residential development as most of the Township’s developable land has been taken.  As for the future, the North Jersey 

Transportation Planning Authority (NJTPA) conducts population projections within its purview which includes Stafford Township.  The 

NJTPA predicts by 2040 the population of Stafford will be 36,640 which is 10,100 more people than the 2010 Census, or a 38 percent 

increase.  However, as previously stated, the Township is unlikely to reach that population level due to the built out nature and amount of 

land preserved in perpetuity.  The population density in 2015 was 583.8 persons per square mile.  

 
Previous Open Space Efforts and Planning 

Since the 2007 Stafford Township Master Plan Update the Township has strived to achieve all of its open space acquisition and development 

goals as outlined by that Plan.  It has accomplished the following: 

 

 Implementing special zoning districts for specifically regulating and maintaining open space & recreation including the ROS 

Recreation Open Space Zone (ROS) and Special District Zone.  The ROS Zone permits recreational parks, playgrounds, golf courses 

and private recreational buildings and clubs.  The Special District Zone includes national wildlife refuges, municipal land, schools, 

municipal parks, County parks, County land, State land, private schools, and private schools/churches. 

 Stafford is located in the Pinelands National Preserve and the Forest Area.  Preservation Area and Pinelands Village Zones continue 

to reflect the municipality’s compliance with the Pinelands Comprehensive Management Plan.  

 The Land Use Development Ordinance continues to require that all major subdivisions and residential site plans provide open space. 

The amount of Open space set aside required is 5% of the buildable area of the tract.  The Planning Board may require development 

of recreation facilities and site improvements in the open space considering the character of the open space, the recreation needs of 

the persons residing in the development and the proximity to municipal recreation facilities.  

 Over the past twenty years the Township acquired numerous properties for open space including: 

o Stafford Township Council appropriated $200,000 as part of a joint effort with the county and federal governments, and the 
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Trust for Public Land to purchase a 93-acre parcel along Route 72 between Marsha Drive and Mill Creek Road.  

o The Township acquired land along Routes 72 and 9 for open space preservation to prevent the highways from becoming one 

long strip of commercial development.  

o Land acquisition efforts included an offer to purchase two lots off Lighthouse Drive for additional open space dedication, one of 

which has already been acquired. 
 

Consistency with State Development and Redevelopment Plan 

Since the time of the last Open Space and Recreation Plan Element in 2007, no changes have been made to the State Development and 

Redevelopment Plan (SDRP).  The Bay Avenue/Route 9/Route 72-corridor portion of the Township is still designated as a “regional center” 

in the SDRP.  The Township is predominantly designated Suburban with large areas designated as Environmentally Sensitive.  These 

designations have not changed and the Township is recognized as being consistent with State Plan policies and objectives.  The center 

designation recognizes the Township’s land use and development policies’ alignment with the goal of directing growth into appropriate areas 

of the community.  
 

Ocean County Natural Lands Trust Fund 

The Ocean County Natural Lands Trust Fund Advisory Committee has and continues to work with the Township of Stafford to acquire 

property for open space and to protect natural resources. In total, Ocean County preserves over 15,237 acres since its inception in 1998.  

The County has acquired numerous properties within Stafford Township since 2004.  These acquired properties can be viewed on the 

Ocean County website.  Acquisitions since the time of the last Open Space and Recreation Plan include properties along Route 9, Mary Bell 

Road West, Pennsylvania Avenue and Mill Creek Road, Route 539, and Hillary Boulevard.  Stafford Township continues to work with Ocean 

County to identify properties to be designated for open space and natural resource protection.   
 

Open Space and Recreation Goals 
The following are Stafford Township’s goals with respect to maintaining environmentally protected areas and existing recreational facilities, 

providing upgrades where necessary, and to increase open space and recreation within the Township when the opportunity presents itself.  

The Goals and Objectives of the Open Space and Recreation Plan Element are as follows:  

 
1. Identify and acquire future active recreation sites to be added to the existing inventory of open spaces in order to accommodate 

anticipated population growth; 

 Over the next ten years, acquire the identified park lands in the proposed park section and implement the trails grant to 
accommodate the anticipated population increase over that time; 

 Work with County or State Open Space initiatives to identify and acquire open space for active and passive recreational 
purposes; and 
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 Continue to pursue NJ Trail Grants to improve the Township’s trail system and connect existing or new open space and 
recreational areas. 

 
2. Continue to connect existing parks and open space with wildlife corridors, bikeways, or trails through NJDEP Trail Grants and also 

appropriate pedestrian links between active recreational uses and other land uses; 

 Acquire NJDEP Trail Grant funding to connect the Southern Regional Middle School facilities with the Southern Regional High 
School facilities and to upgrade the trails to accommodate bicyclists, hikers, and greenways; and 

 Assess land along major stream corridors for acquisition or easements to increase the trail system. 
 

3. Assess opportunities to acquire developed at-risk properties to convert into open space to lower flood damage to the Township and 
also potentially increase recreational facilities to its residents; 

 Review any properties or damaged homes that have not been rebuilt or repaired since Superstorm Sandy and consider them 
for acquisition; and 

 Work with County and State initiatives to acquire flood prone areas of the Township to further protect public and private 
property from extensive flood damage. 
 

4. Stafford Township will work with other agencies in acquiring, environmentally sensitive areas, such as woodlands, flood plain areas, 
wetlands, and wetlands buffers as a means of protecting water quality in the streams and aquifers of the Township and also reduce 
the chance of flood damage through wetland buffers; 

 Stafford Township will monitor NJDEP’s Blue Acres program for potential participation and any other potential programs offered 
by the State or Federal Government; and 

 The Township will assess future opportunities for environmentally sensitive and natural resource acquisition. 
 

5. Stafford Township will seek ways to acquire sites in key locations in imminent danger of development as a continuing goal from the 
last plan; 

 A key objective for the Township to complete this goal is to understand areas of the Township that can be developed under 
existing zoning through local, state, or federal regulations.  Achieving this objective will identify areas under threat of 
development that should at least be considered for open space, particularly if that area is within the Township’s floodplain.   
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Open Space and Recreation Inventory 
The inventory of existing parks, open spaces, and recreational facilities in the Township as of 2007 identified twelve (12) Township-owned 

parks, one (1) County park, and one (1) existing high school with their associated recreational facilities.  Currently, the Township has 

exactly the same number of parks but with a significant number of upgrades to its existing facilities.  All of these upgraded facilities are 

listed within the inventory and breakdown of each individual park within Stafford Township.  It should be noted the twelfth 

Township-owned park is Jennings Road Recreational Building which is not listed in the inventory.  This is because the building is mostly 

used for storage and the land is all wooded open space that currently does not provide any passive or active recreational facilities to 

Township residents.   

 

All of the identified parks and school sites within the Township have been observed and photographed, with an inventory of each facility.  

As the last Master Plan did, the Southern Regional High School was included in this inventory since many of their facilities are presently 

used by the residents of Stafford Township even if on a limited basis.  Many of Stafford’s open spaces are Federal, State, or County owned 

areas.  About half of Stafford’s land area is set aside and maintained as natural resources because of their environmental and wildlife value. 

The Pineland commission has designated significant lands in the southwest section of the township as ‘forest area’ to ensure the 

preservation of open undeveloped lands.  The wetlands on the eastern side of the Township are preserved in an effort to maintain the 

important open space and natural characteristics they contribute.   

 

The Federal and State governments combined own 16,688 acres of land invested in the Edwin B. Forsythe National Wildlife Refuge, the 

Manahawkin Wildlife Management Area, and in the Stafford Forge Wildlife Management Area.  This is expected to increase as Federal, 

State, and Township governments propose to acquire more acreage to add to these existing lands.  Stafford Township continues to strive for 

a balance between its growing suburban character and the elements of its surrounding environment.  The figure below depicts the land 

distribution designated as open space or environmentally sensitive as of 2007.  The table’s statistics are still accurate since no major land 

acquisitions have occurred on the Federal, State, County, or local level.   
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Existing Park Facilities 

This next section outlines Stafford Township’s open space, recreation, and park facilities as they currently exist now.  In addition, an 

overview will be given of new areas of the Township that are proposed for open space and recreation.  

 
   

7,675

922

7,564

527

17,736

660

Public, Private, and Preserved Land Distribution

Edwin B. Forsythe Wildlife Refuge

Manahawkin Wildlife Management Area

Stafford Forge Wildlife Management Area

Other State Land

Privately Owned Land

Other County & Municipally Owned Land
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Beach Avenue Park 

Description 
Beach Avenue Park is located 

on Block 235 Lots 8 & 9 
adjacent to a cemetery and 

across from where Center 

Street intersects with Beach 

Avenue.  It is approximately 

1.44 acres in size.  The Park 
was recently upgraded and 

provides residents with new 

recreational facilities in this 

neighborhood park. 

Existing Park Facilities 

 Basketball Court with 

benches. 

 Volleyball Court with 

bleachers. 

 Children’s Play Area 

with benches. 

 9/11 Memorial with 

benches. 

 Trash and recycling. 

 Dog Waste Bags. 

 Horse Shoe Court. 

 Picnic Tables/Area 

 Parking for 12 vehicles 

 

Proposed Park Facilities 
None.  Park recently 

improved. 
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Breakers Park 

Description 
Breakers Park is located on 

Block 44.119 Lot 29.01 off of 

Route 72, adjacent to 

Breakers Drive and Forecastle 

Avenue.  It is approximately 
5.98 acres in size.  The Park 

was recently upgraded and 

provides residents with a 

scenic aesthetic that offers 

fishing along a portion of the 

Mill Creek Tributary and will 
contain future walking trails. 

Existing Park Facilities 

 Fishing. 

 

Proposed Park Facilities 

 Walking Trail. 

 Parking Area. 
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Doc Cramer Park 

Description 
Breakers Park is located on Block 86.01 Lots 
1, 34, 37, 40, & 43, Block 88 Lots 78.02, 

79.01, & 105, Block 108 Lot 1, Block 118 

Lots 79.01 & 83, & Block 120.29 Lots 36.03, 

36.04, 36.05, & 36.06.  The park is located 

between McKinley Avenue and Oak Avenue.  

It is approximately 135 acres in size.  The 
Park was recently expanded and upgraded 

with additional recreational fields that add to 

the Township’s excellent recreation program.   

Existing Park Facilities 

 2 Baseball Fields (90’). 

 5 Little League Fields. 

 8 T-ball Fields. 

 5 Softball Fields. 

 7 Soccer Fields. 

 Football Field 

 Multipurpose Field. 

 2 Street Hockey Courts. 

 3 Children’s Play Areas. 

 Multiple Parking Areas. 

 Trash and Recycling. 

 Picnic Tables/Area. 

 Multiple Bleachers along Fields. 

 Restrooms. 

 

Proposed Park Facilities 

 Proposed Soccer Field. 

 Proposed Baseball Field. 

 Proposed Parking Lots. 

 4 Proposed Tennis Courts. 

 3 Proposed Basketball Courts. 
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Heritage/Manahawkin Lake Park 

Description 
Heritage and Manahawkin Lake Park lie adjacent 

to one another, but are considered two separate 

parks.  Heritage Park is situated on Block 

121.01 Lot 14 located between Route 72 and 

East Bay Avenue, across from A Paul King 
County Park.  It is approximately 1.64 acres in 

size.  Manahawkin Lake Park is situated on 

Block 60 Lots 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, 

13, 15.01, 16, and Block 65 Lot 20 located on 

Route 9 and West Bay Avenue.  It is 
approximately 9.33 acres in size.  The 

Manahawkin Lake Park was recently upgraded 

and provides residents with new recreational 

facilities in this neighborhood park.  Heritage 

Park is an existing community park as it provides 

a special amenity of historic and cultural 
displays that services the entire Township.  

Recently the park was upgraded with added 

restrooms and additional parking.   

Existing Park Facilities 

 Historic & Cultural Displays. 

 Restroom Building. 

 Parking Areas. 

 Beach Area. 

 Children’s Play Area. 

 Benches. 

 Picnic Area. 

 Trash and Recycling. 

 Bus Stop Shelter. 

 Walking/Jogging Trails. 

 Fishing. 

 Community Garden (Lake).  

 

Proposed Park Facilities 

 Picnic Grove Area. 
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Jennifer Bay Beach 

Description 
Jennifer Bay Beach is located on 

Block 167 Lots 1, 2, & 122 

situated on Jennifer Lane across 

from Susan Lane.  It is 

approximately 0.50 acres in size.  
The Park was recently upgraded 

and repaired after Sandy and 

provides residents a beach 

waterfront view and contains 

activities such as fishing. 

Existing Park Facilities 

 Beach Area. 

 Picnic Area. 

 Benches. 

 Fishing. 

 Trash and Recycling. 

 Storage Shed. 

 

Proposed Park Facilities 
None. Park recently 

improved. 
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Lighthouse Park 

Description 
Lighthouse Park is situated on 

Block 44.33 Lots 24.01 located 

on Lighthouse Drive, between 

Rudder Avenue and Sandy 

Circle.  It is approximately 
20.15 acres in size.  The Park 

was recently upgraded and 

provides residents with new 

recreational facilities in this 

neighborhood park. 

Existing Park Facilities 

 2 Basketball Courts. 

 2 Multi-Purpose Fields. 

 2 Hockey Courts. 

 1 Softball Field. 

 Dog Waste Bags. 

 2 Children Play Areas. 

 Jogging/Walking Path. 

 2 Parking Areas. 

Proposed Park Facilities 
None.  Park recently 

improved. 
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Mill Creek Park 

Description 
Mill Creek Park is situated on 

Block 147.11 Lots 407.02, 

407.03, 407.04, & 407.05 

located on Mill Creek Road 

adjacent to the Mill Creek.  It is 
approximately 4.97 acres in size.  

The Park was heavily damaged 

from Superstorm Sandy 

including extensive flood damage 

to the old community building.   

The Park was rebuilt and 
provides residents with new 

recreational facilities. 

Existing Park Facilities 

 Community Center. 

 Community Garden. 

 2 Tennis Courts. 

 2 Fishing Piers. 

 1 Basketball Court. 

 1 Bocce Court. 

 2 Children’s Areas. 

 2 Horse Shoe Courts. 

 Picnic Area. 

 Walking Paths. 

 Parking Area. 

 Benches. 

 Trash and Recycling. 

Proposed Park Facilities 
None.  Park recently 

improved. 
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Nautilus Park 

Description 
Nautilus Park is situated on 

Block 44.160 Lots 18, 19.01, 

19.02, & 20 and Block 44.213 

Lot 8 located on Nautilus Avenue 

and Atlantis Avenue.  It is 
approximately 30.95 acres in 

size.  The Park was recently 

upgraded and provides residents 

with new recreational facilities in 

this community park. 

Existing Park Facilities 

 3 Basketball Courts. 

 5 Children Play Areas. 

 Little League Field. 

 Ocean Acres Community 

Center.  

 Skate Park   

 Parking Areas. 

 Walking Path. 

 2 Soccer Fields. 

 

Proposed Park Facilities 

 2 Multi-Purpose Fields 
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Newell Avenue Park 

Description 
Newell Avenue Park is situated 

on Block 147 Lots 62.02 & 62.03 

located on Newell Avenue across 

from Bernard Drive and Eileen 

Lane.  It is approximately 0.38 
acres in size.  The Park was 

recently upgraded and provides 

residents with new recreational 

facilities in this neighborhood 

park. 

Existing Park Facilities 

 Children’s Play Area. 

 Picnic Area. 

 Benches. 

 Trash and Recycling. 

 

Proposed Park Facilities 
None.  Park recently 

improved. 
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Ocean Acres Lake 
Park 

Description 
Ocean Acres Lake Park is 

situated on Block 44.61 Lots 

24.03 located on Buccaneer Lane 

adjacent to Holiday Lake.  It is 

approximately 8.30 acres in size.  
The Park was recently upgraded 

and provides residents with new 

recreational facilities in this 

neighborhood park. 

Existing Park Facilities 

 2 Basketball Courts. 

 2 Tennis Courts. 

 Children’s Play Area. 

 Multi-purpose Field. 

 Beach Area – No 

Swimming. 

 Restroom Pavilion. 

 Picnic Area. 

 Benches. 

 Community Garden. 

 Trash and Recycling. 

 Parking Area. 

 Walking Path 

Proposed Park Facilities 
None.  Park recently 

improved. 
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A Paul King  
County Park 

Description 
A Paul King County Park is 

situated immediately west of 

Manahawkin Lake Park and 

north of Heritage Park on 

Manahawkin Lake’s southern 
shore.  The Park is on Block 73 

Lots 3, 38, 39, 40, and 41 located 

off of West Bay Avenue.  It is 

approximately 1.5 acres in size.  

The Park has not been upgraded 
recently but provides public 

access to Manahawkin Lake. 

Existing Park Facilities 

 Beach. 

 Parking. 

 Restroom Facilities. 

 Children’s Play Area. 

 Picnic Area. 

 Basketball Half-Court.  

Proposed Park Facilities 

None. 
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Southern Regional Middle 
and High School 

Description 
The Southern Regional Middle and 

High School provide the Township and 

its students many recreational 

facilities.  The aerial delineates the 

many excellent recreational facilities. 

Existing Park Facilities 

 Baseball Fields. 

 Softball Fields. 

 Soccer Fields. 

 Football Fields. 

 Multi-purpose Field. 

 Tennis Courts. 

 Field Hockey/Lacrosse Fields. 

 Parking. 

 Restroom Facilities. 

Proposed Park Facilities 
The existing Four Branch Trail 

can be seen to the west.  If the 

grant money is awarded to 

Township, the Trail will be 
restored. 
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Proposed Park Facilities 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Proposed Improvements      Current Condition 

 

 

 

 

 

 

 

 

 

 

Ridge Avenue/Cedar 
Bridge Road Park 

Description 
Ridge Avenue/Cedar Bridge 

Road Park is a proposed park 

situated on Block 54 Lots 30.02 

located on Cedar Bridge Road 

adjacent to the Garden State 
Parkway.  It is approximately 

20.57 acres in size.  The Park 

would provide an open space 

area and trails. 

Existing Park Facilities 

 Unimproved Trails. 

 Open Lawn Area. 

Proposed Park Facilities 

 Extended Trails. 

 Multi-purpose Field. 

 Picnic Area. 

 Parking Area. 

 Nursery. 

 3 Basketball Courts. 

 Children’s Play Area. 
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Above:  Proposed Conditions;  Below:  Existing Conditions. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Saint Meena Park 

Description 
Saint Meena Park is a proposed 

park situated on Block 51 Lots 

6.01 located on (Southern 

Portion of Clayton Property) 

adjacent to Parkway North and 
St. Mary Avenue.  It is 

approximately 48 acres in size.   

Existing Park Facilities 
None.  Park remains 

unfinished. 

Proposed Park Facilities 

 Children’s Play Area. 

 Open Space. 

 Parking Area. 

 Walking Trails. 
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Stafford Township submitted an application under the 2016 Recreational Trails Program which is 

administered and funded through the New Jersey Department of Environmental Protection’s Green Acres 

Program.  The Township’s application is requesting funding to restore the existing Four Mile Branch Trail 

near the Township’s Middle and High Schools.  The existing Four Mile Branch Trail starts at the Southern 

Regional Middle School Baseball Fields and runs through the existing forest near or adjacent to Four Mile 

Branch.  The trail runs behind an existing pond west of Cedar Bridge Road, continues behind the High 

School’s soccer and lacrosse fields along the Four Mile Branch, and terminates near the intersection of 

Ridge Avenue and Cedar Bridge Road.  The trail provides for walking and mountain biking activities and is 

part of a larger trail system of approximately 5 miles in length where the grant would restore approximately 

a mile of the existing trails.  A location map of the existing trail is shown below.  The trail restoration 

would include installation of aggregate material to improve maintenance, erosion control, and better 

accessibility to its users.   

 

Several parks were destroyed or experienced heavy damage from Superstorm Sandy which necessitated 

rebuilding and repairs.  These parks include Mill Creek, Jennifer Bay, Manahawkin Lake, and Ocean 

Acres.  Mill Creek Park experienced the most intense damage.  Almost all of its facilities were damaged including the Basketball and 

Tennis Courts, Horseshoe pits, Bocce, benches, trash cans, and other similar facilities.  In addition, major damage was experienced at the 

Mill Creek Community Center.  The Park and its Community Center have been rebuilt with FEMA assistance to its original pre-Sandy 

condition and some additional improvements.  Jennifer Bay experienced erosion and damage to amenities such as benches and trash cans 

that have since been repaired.  Also Manahawkin Lake and Ocean Acres have been repaired and improved Post-Sandy.   

 

Despite the setbacks of Superstorm Sandy, the Township has largely recovered in regards to the operation and use of its recreational 

facilities.  Doc Cramer continues to provide the majority of the Township’s sport and athletic fields and overall recreation program.  The 

Township plans on expanding its recreational facilities and lands through improvements to existing parks, improvements to proposed parks 

such as Saint Meena and Ridge Avenue Park, and by restoring existing trails such as Four Mile Branch.  An example of improvements to 

existing parks includes Nautilus Park with plans to construct additional athletic multi-purpose fields and possibly a dog park in the eastern 

section of the Park.  

 

Participation in the Township’s recreation program is high with youth sports and adult leagues.  Statistics over the years show the success 

of Stafford Township’s recreation programs and all indications show that enrollment will continue to increase in the coming years. This 

along with a growing township population illustrates a need for limited future expansion.  The fields and gymnasiums of the Southern 

Regional School District are also utilized by Stafford Township recreation programs as venues for team practices and league games. The 

Four Mile Branch 
Trail 

Description 
Existing Trail located on Block 

54 Lots 30.01, 30.02, 30.03, 31, 

32, & 33. 

Existing Facilities 
None.  Trail is not 

maintained or official. 

Proposed Facilities 

 Active and Passive 

recreation; 

 Mountain Biking; 

 Hiking. 
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proximity of Manahawkin Bay, Barnegat Bay and other coastal facilities continue to provide residents extensive opportunities for fishing 

and boating.  

 

The GIS map on the following page delineates the locations of existing parks, proposed parks, and the High School recreational facilities. 
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Facility Inventory 
 

The following pages shall serve to illustrate the existing parks and school site and their facilities as of April 2007.  

Facility Existing Rec 

Facilities 1994 

Existing Rec 

Facilities 2001 

Existing Rec 

Facilities 2007 

Existing Rec 

Facilities 2017 

Southern Regional 

H.S. Facilities 2007 

Southern Regional 

H.S. Facilities 2017 

Baseball 90’ 1 2 2 2 3 3 

Baseball 60’ 3 6 6 5 0 0 

T-Ball 2 8 8 8 0 0 

Softball 2 5 5 6 3 3 

Soccer 3 8 7 6 (Full size) 3 3 

Football 0 1 1 1 3 3 

Multi-Purpose 4 4 5 5 0 1 

Tennis Courts 1 4 4 4 5 10 

Basketball Courts 1 9 9 9 0 0 

Street Hockey 1 2 4 4 0 0 

Field Hockey 0 0 0 0 2 3* 

Lacrosse 0 0 0 0 1 3* 

Skate Park 0 1 1 1 0 0 

Volleyball Courts 0 1 1 1 2 0 

Trails 2 5 5 5 0 0 

Play Areas 9 12 14 17 0 0 

Bocce 1 1 1 1 0 0 

Community Center 1 2 3 3 0 0 

Fishing Piers/Access 5 5 5 5 0 0 

Shuffleboard 2 2 2 0 0 0 

Historical/Cultural 

Displays 

1 1 1 1 0 0 

Total 39 79 84 84 22 29 
*The fields on the northwestern side of Cedar Bridge Road are both used for Lacrosse & Field Hockey 
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Facility Distribution   
 

Facility Beach 

Avenue 

Breakers Doc 

Cramer 

Heritage Jennifer 

Bay 

Jennings 

Road 
Rec. 

Lighthouse Manahawkin 

Lake 

Mill 

Creek 

Nautilus Newell 

Avenue 

Ocean 

Acres 
Lake 

Southern 

Regional 

Total 

TWP. 
Facilities 

Total 

Facilities 
w/ High 
School 

Baseball -90’   2          3 2 5 

Baseball- 60’   4       1    5 5 

T-Ball   8           8 8 

Softball   5    1      3 6 9 

Soccer   4       2   3 6 9 

Football   1          3 1 4 

Multi-Purpose   1    2     2 1 5 6 

Tennis         2   2 10 4 14 

Basketball 1      2  1 3  2  9 9 

Street Hockey   2    2       4 4 

Field Hockey             3 0 3 

Lacrosse             3 0 3 

Skate Park          1    1 1 

Volleyball 1             1 1 

Trails/Paths       1 1 1 1  1  5 5 

Play Areas* 1  3    2 1 2 5 1 1  17 17 

Bocce         1     1 1 

Community 
Center 

     1   1   1  3 3 

Fishing 

Piers/Access 

 1   1   1 2     5 5 

Historic/Cultural 
Displays 

   1          1 1 

TOTAL 3 1 30 1 1 1 10 3 10 13 1 9 29 84 113 

*County Park has a Play Area 
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Open Space and Recreation Needs Analysis  

The recreational needs of the Township were determined by comparing the current existing facilities to the National Recreation and Park 

Association (NRPA) standards.  These standards suggest the minimum number of recreational facilities based on a municipality’s 

population.  These standards are both for individual facilities such as a softball field and entire recreational parks.  For example, the NRPA 

has suggested minimum standards for certain park types such as Neighborhood Parks, Community Parks, and a standard for total park 

area in relation to a given population.  The following two tables outline the NRPA’s standards for individual recreational facilities and park 

types. 

 

NRPA Recreational Standards 

Activity/Facility Standard 

Basketball 1 per 5,000 Residents 

Tennis 1 per 2,000 Residents 

Volleyball 1 per 5,000 Residents 

Multi-Purpose 1 per 4,000 Residents 

Baseball 1 per 5,000 Residents 

Football 1 per 20,000 Residents 

Soccer 1 per 10,000 Residents 

Softball 1 per 5,000 Residents 

Field Hockey 1 per 20,000 Residents 

Play Areas 1 per 1,000 Residents 

Trails 1 per 3,000 Residents 

Community Centers 1 per 25,000 Residents 

 

NRPA Park Type Standards 

Park Type Standard 

Neighborhood Parks 1-2 Acres per 1,000 Residents 

Community Parks 5-8 Acres per 1,000 Residents 

Total Park Area 10 Acres per 1,000 Residents 
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Based on these NRPA standards, a thorough analysis was conducted to determine if the Township has enough of each individual 
recreational facilities and overall open space for its residents.  It should be noted that the population of Stafford is not estimated to grow 
above 30,000 residents due to the lack of buildable land remaining in Stafford Township even though population models predict growth 
beyond 30,000.  These population models do not take into account local factors, physical limitations, or other realistic limitations that 
confines the Township of Stafford.  Due to this fact, the analysis in the table below uses a build-out population of 30,000 residents by 2030 
to determine if additional recreational facilities will be needed at that benchmark in time. 
 

Stafford Township Recreation & Open Space Analysis 

Facility Facility 
Standards 
(Facility to 

Resident Ratio) 

Existing 
Township 
Facilities 

2010 
Population 
Needs (26,535) 

2015 
Population 
Needs (26,766) 

2030 
Population 
Needs (30,000) 

Township 
Deficit at 
Build-Out 

Deficit 
including High 
School 

Facilities 

Baseball-90’ 1/5,000 2 5.3 5.35 6 4 1 

Baseball-60’ 1/5,000 5 5.3 5.35 6 1 1 

T-Ball 1/5,000 8 5.3 5.35 6 None None 

Softball 1/5,000 6 5.3 5.35 6 None None 

Soccer 1/10,000 6 2.65 2.67 3 None None 

Football 1/20,000 1 1.34 1.34 1.5 0.5 None 

Multi-Purpose 1/4,000 5 6.63 6.7 7.5 2.5 1.5 

Tennis 1/2,000 4 13.27 13.4 15 11 1 

Basketball 1/5,000 9 5.3 5.35 6 None None 

Street Hockey No Requirement 4 - - - None None 

Field Hockey 1/20,000 0 1.34 1.34 1.5 1.5 None 

Lacrosse No Requirement 0 - - - None None 

Skate Park No Requirement 1 - - - None None 

Volleyball 1/5,000 1 5.3 5.35 6 5 5 

Trails/Paths 1/3,000 5 8.8 8.9 10 5 5 

Play Areas 1/1,000 17 26.5 26.7 30 13 13 

Bocce No Requirement 1 - - - None None 

Community Centers 1/25,000 3 1 1.1 1.2 None None 

Fishing Piers No Requirement 5 - - - None None 

Historical/Cultural No Requirement 1 - - - None None 

Neighborhood Parks 1-2 Acres/1,000 7 40 acres 41 acres 45 acres None N/A 

Community Parks 5-8 Acres/1,000 6 172 acres 174 acres 195 acres 21 acres None 

Total Park Area 10 Acres/1,000 13 265 acres 267 acres 300 acres 11.16 acres None 
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In terms of individual recreational facilities, Stafford has several facilities that do not meet NRPA standards as of its 2015 population and 
also the estimated 2030 population.  These facilities under NRPA standards include 60’ and 90’ baseball fields, multi-purpose fields, tennis 
courts, field hockey fields, volleyball, trails/paths, and play areas.  For baseball fields, the Township currently meets the standard for 60’ 
baseball fields but lacks larger 90’ baseball fields.  However, larger 90’ baseball fields are mainly used by older baseball players in Middle 
School or High School.  Taking Southern Regional’s facilities into account puts Stafford’s current baseball facilities within the NRPA 
standard with its current 2015 population.  As the population grows the Township is recommended to build an additional baseball field for 
both 60’ and 90’ to properly service the community.  The Township plans to add these fields in the coming years at Doc Cramer Park and 
potentially other existing park locations.     
 
As for football, taking the high school facilities into account allows the Township to provide adequate football facilities to its residents.  A 
similar argument can be made for multi-purpose fields, however there is still a deficiency between 1 and 2 multi-purpose fields for the 
current population and the 2030 population.  This deficiency could be alleviated through the proposed parks at Saint Meena and Ridge 
Avenue/Cedar Bridge Avenue Parks.  Also taking High School facilities into account dramatically reduces any deficiency for Tennis Courts.  
The 14 tennis courts in total is adequate to service the Township’s current population.  Adding a single tennis court to any of the existing 
park areas is recommended to provide that service for any additional population by 2030.   
 
Accounting for all of the available recreational opportunities in the Township, there are only three actual deficiencies with volleyball courts, 
trails and paths, and play areas.  Volleyball activities can be improved on the Township’s parks with beaches such as Ocean Acres and 
working with the County to add courts at A Paul King Park.  There is more than enough space to simply add volleyball nets on the beaches 
in the summer months to adequately service the community and Township.  The Township may reduce the trails and paths deficiency 
through the Four Mile Branch trail restoration and added walking paths in its proposed parks.  Additionally, further opportunities may 
arise to add trails to the current system to adequately service the Township.  The Township already has 17 play areas which are utilized by 
the surrounding neighborhoods.  NRPA standards call for an additional 13 play areas.  The Township is recommended to add additional 
play areas, but 13 may be excessive given the low amount of additional land available for new recreational spaces and the land limitations 
of existing parks.  There can be an increase to get closer to a total of 30 play areas such as finding smaller spaces for mini-parks or pocket 
parks in existing neighborhoods that may be utilized to add play areas to service the Township. 
 
For purposes of analyzing the Township’s park types, the different types should be defined.  A neighborhood park primarily is within a 
quarter-mile radius or a half-mile radius from residential neighborhoods, provide easy access by foot or bicycle including children, and 
provide a break from the built environment.  The size of a neighborhood park can range from very small such as a couple of acres to quite 
large around 20 to 30 acres.  The size does not affect the classification of a neighborhood park so much as the location does.  Based on this 
definition, Stafford Township has seven (7) neighborhood parks including Beach Avenue, Breakers Park, Manahawkin Lake Park, Jennifer 

Bay Beach, Light House Park, Newell Avenue, and Ocean Acres.  All of these parks are located within residential neighborhoods and mainly 
service the residents within a half mile of the park.  In total these 7 neighborhood parks provide 46.1 acres of recreational and open space 
to their respective neighborhood populations.   
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A community park usually serves multiple neighborhoods and includes special amenities that serve a larger population.  Typically these 
parks can be 25 to 50 acres or even larger and serves an area within a half-mile to 3 mile radius.  Stafford has six (6) parks that meet this 
standard including Doc Cramer Park with its extensive recreational facilities that service the entire community and its recreational program, 
Heritage Park that services the entire community with its historical and cultural displays, A Paul King County Park that services the 
community, Mill Creek Park which services all of Beach Haven West with its community garden and Community Center, Nautilus Park with 
its Ocean Acres Community Center that services the entire Ocean Acres Community, and Southern Regional Middle and High School 
recreational facilities supplements the Township’s recreational programs which services the entire community even though it technically is 
not a park.  However, it acts as a community park in some capacity, especially if the Four Mile Branch Trail is restored.  In total the five 
community parks (excluding the High School) provide 174.14 acres of recreational and open space to their respective communities and the 
overall Township.  Including the high school adds another 220 acres and eliminates any deficit from any requirement.    
 
All of the Township’s recreational facilities are readily accessible by bicycle and motor vehicle.  However, some neighborhood parks lack 
pedestrian access through the lack of sidewalks in older neighborhoods such as Beach Haven West and Ocean Acres.  It is recommended to 
add sidewalks in these older neighborhoods when possible to increase safe access to the Township’s neighborhood and community parks. 

 
Overall, Stafford Township is in an excellent position with regards to its open space and recreation facilities in that it supplies its residents 

with more than the recommended amount of facilities in most categories.  There are some open space and recreation facility categories 

where the Township does not meet the recommended amount, however, the number of insufficiencies drastically reduces when taking the 

High School facilities into account and also the expansion of facilities planned into the future will provide enough facilities for the entire 

Township’s population at full build-out.  Therefore, the main recommendation for Stafford’s recreational facilities is to continue to pursue 

and implement its plans for additional park lands and expanded or improved facilities.  In total, there are 220 acres of existing park land as 

of mid-2017.  Adding the high school acreage increases the overall existing parking land to 447 which well exceeds the recommended 

amount of parkland.  Adding Saint Meena Park and Ridge Avenue would increase the overall park acreage in Stafford Township to 515.6 

acres.   
 
 

Recommendations 
Park Development 

There is a potential for the Township to acquire the 20.57 acre Ridge Avenue / Cedar Bridge Road parcel adjacent to the Southern Regional 

High School.  Additionally, there is also an opportunity for Stafford Township to purchase the former Clayton Tract, consisting of nearly 

147 acres. However, of the total 147 acres, nearly 99 acres have been dedicated as habitat for the endangered Northern Pine Snake and will 

need to be respected as such.  There could be a net acreage of approximately 48 acres that could be developed as active recreation.  It is 

recommended that the Township pursue both these courses of action, which would add 167.57 acres of open space.    
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Improved Amenities 

Acquire open space for greenways along stream corridors and other critical environmental areas to protect the streams and freshwater 

wetland areas, and maximize connectivity for pedestrians, hikers and bicyclists throughout the Township.  The strategy should also 

include improved pedestrian and bicycle amenities, such as strategically located toilet facilities, bike racks, benches, and roadway markings 

for bike and/or pedestrian crossings.  
 
Federal, State, and County Open Space Protection 

In the event, that federal, state or county open space lands become available, the Township will evaluate the desirability of acquiring as 

many of these properties that are of significant environmental importance.  The Township will explore opportunities to partner with 

neighboring municipalities, state, county, federal, private sector, as well as the Ocean County Natural Lands Trust and the Trust for Public 

Lands, to acquire additional open space and recreation parcels and to protect and conserve shared natural environments, wildlife habitats, 

watersheds, waterways and properties of historic significance.  

 
School Properties  
There are many potential ways for local governments to find creative, low-capital means to provide parks directly.  The Township could use 
several of their school grounds for community recreation purposes after the schools are closed.  Since the Township contains five (5) 
schools that all serve students from pre-kindergarten up to sixth grade the schools should not need the recreational open space areas for 
sporting needs since grades this young usually do not provide school sporting teams.  Pre-schools and elementary schools also provide 
amenities such as playground equipment for the community.  This is especially true for schools such as the Oxycocus pre-school situated 
on North Main Street and the Ronal L. Meinders Primary Learning Center located on McKinley Avenue.   
 
Collaboration 
Collaborating with other groups and organizations is a great way to bring together a community and at the same time help parks and open 
space areas.  Partnering with other neighborhood groups, churches, community agencies, interests groups, schools, etc. is an excellent 
way to use and maintain facilities.  This also helps in making sure that the community’s needs are not looked over while also gaining 
volunteers, and engaging in advocacy.   

 
Wildlife Management Areas 

The Township should work with the United States Fish and Wildlife Service and the New Jersey Department of Environmental Protection to 

identify parcels, where appropriate, for expansion and acquisition purposes of Stafford Forge and Manahawkin Wildlife Management Areas 

and the Edwin B. Forsyth National Wildlife Refuge.  
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Additional Recommendations 
 

 Given the large amount of open space already existing, the Township is recommended to expand upon existing facilities and connect 
them with trails when possible to improve the overall recreational quality of the Township. 
 

 As the population grows the Township is recommended to build an additional baseball field for both 60’ and 90’ to properly service the 
community.  The Township plans to add these fields in the coming years at Doc Cramer Park and potentially other existing park 
locations. 
 

 Adding a single tennis court to any of the existing park areas is recommended to provide that service for any additional population by 
2030.    

 

 The Township is recommended to add additional play areas, but 13 may be excessive given the low amount of additional land 
available for new recreational spaces and the land limitations of existing parks.  There can be an increase to get closer to a total of 30 
play areas such as finding smaller spaces for mini-parks or pocket parks in existing neighborhoods that may be utilized to add play 
areas to service the Township. 
 

 It is recommended to add sidewalks in these older neighborhoods when possible to increase safe access to the Township’s 
neighborhood and community parks. 
 

 The main recommendation for Stafford’s recreational facilities is to continue to pursue and implement its plans for additional park 
lands and expanded or improved facilities.   
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Introduction 

This section of the Master Plan addresses water and sanitary sewer, as well as the other Township 

studies that relate to the overall infrastructure system and planning efforts. 

Water 

WATER SYSTEM 

The following table provides a summary of the wells within Stafford Township, along with the permitted 

capacity and general location.  It should be noted that the existing water system has the physical 

water supply capacity to meet the Township’s build out projections provided that the NJDEP, Bureau 

of Water Allocations approves the planned modifications to the Township’s Water Allocation Permit.  

Additionally, aquifer tests show that Wells 8, 9 and 10 have the potential for increase capacity by 

changing the well pump equipment. 

 

Well Number Permitted Capacity Gallons Per  Minute (GPM) Location 

Well 1 250 Fawn Lakes 

Well 2 250 Fawn Lakes 

Well 3 Abandoned in 2006 (Replaced by Well 12) Beach Haven West 

Well 4 1,000 Beach Haven West 

Well 5 1,000 Stafford Avenue 

Well 6 1,000 Stafford Avenue 

Well 7 1,000 Stafford Avenue 

Well 8 1,000 Ocean Acres 

Well 9 1,000 Ocean Acres 

Well 10 1,000 Ocean Acres 

Well 11 1,000 Ocean Acres 

Well 12 750 Beach Haven West 
 

WATER TREATMENT 

The Township currently has four treatment facilities, as listed below: 

1. Fawn Lakes Treatment Plant – Treatment Capacity:  0.72 Million Gallons per Day (MGD). 

2. Beach Haven West Treatment Plant – Treatment Capacity:  2.16 MGD. 

3. Stafford Avenue Treatment Plant – Treatment Capacity:  3.6 MGD. 

4. Ocean Acres Treatment Plant – Treatment Capacity:  4.38 MGD  

The current Peak Daily Demand is 5.27 MGD (for existing water customers and all previously allocated 

demands approved by the NJDEP, Bureau of Water Systems and Well Permitting including all permit 

applications submitted by the Township). The current Firm Capacity is 6.16 MGD (source capacity 

minus largest source or treatment component). 
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WATER STORAGE 

The Township currently has several different facilities for water storage, as listed below: 

1. Fawn Lakes Standpipe – Storage Capacity: 0.25 MG (Effective Capacity: 0.10 MG) Effective 

capacity for a standpipe is the volume of water above the 20 psi level. 

2. Beach Haven West Tower 1 – Storage Capacity: 0.25 MG. 

3. Beach Haven West Tower 2 – Storage Capacity: 0.25 MG. 

4. Stafford Avenue Tank – Storage Capacity: 0.5 MG. 

5. Cedar Bridge Road Tank – Storage Capacity: 0.3 MG. 

6. Business Park Tank – Storage Capacity: 1.0 MG. 

7. Ocean Acres Tank – Storage Capacity: 0.4 MG. 
 
The minimum required NJDEP storage capacity per 7:19-6.7 for a Stafford Township type of water 

system is “50% of the average daily demand.” The projected average daily demand at build out is 

2.62 MGD (the required minimum estimated build out water storage capacity would be 1.31 MG). The 

projected maximum month average daily demand at build out is 4.45 MGD (the recommended build 

out water storage capacity is 2.23 MGD).  The Township’s existing total effective storage capacity is 

2.80 MGD. 

PLANNED MAJOR WATER STORAGE PROJECTS 

(1) Currently the Township is completing the painting and rehabilitation of Beach Haven West Tower 

#2.  This project will be complete in the summer of 2017. 

 
(2) The water storage tank in the business park is slated for demolition and replacement. This project 

has been part of the business park redevelopment plan since its inception and is now slated to be 

completed. The Walters Group, our redevelopment partners in the business park, are responsible for 

both elements of the project demolition and reconstruction. We are currently working with them on 

plans for completion of the project.  It is anticipated that the replacement tank will be in place by 2019. 

 
(3) It is anticipated that over the next ten years The Stafford Avenue and the Ocean Acres water tower 

will be painted. Regular cleaning and evaluation will be the final determining factor as to when. 

PLANNED MAJOR WATER DISTRIBUTION EXTENSIONS 

          (1) NJ Garden State Parkway Crossing 

 From the Ocean Acres Water Treatment Plant through the Clayton Tract to Saint 

Meena Avenue in Island Woods Estates. 
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o Will provide a critical secondary crossing of the NJGSP (the only NJGSP water 

main crossing at this time is on Route 72). 

o Will provide a second water main outlet for the Ocean Acres Water 

Treatment Plant should there be a water main break or required temporary 

water main shut down on Golf View Drive. 

o Will provide more efficient use of the Ocean Acres Water Treatment Plant’s 

energy usage and increases the plant’s water production capability (currently 

water sent to the Beachview Avenue area must be pumped down Lighthouse 

Drive, along Route 72 and back up Route 9 to the Beachview Avenue area). 

o Will provide a secondary critical feed to the Beachview Avenue area (currently the 

only feed to this area is on Route 9 to Cedar Bridge Road). 

o Will provide more effective use of the Cedar Bridge Road water storage tank and 

therefore increased water pressure in the Beachview Avenue area. 

(2)  Interconnections: 

 Existing Ship Bottom Borough Interconnection with Cedar Bonnet Island. 

o Provides water supply to Cedar Bonnet Island. There is a need to look at the 

replacement of the existing interconnection and replace it in the near future. The 

current connection is attached to the access bridge to Long Beach Island however 

the DOT would like the pipe system removed from the bridge and a new water main 

installed by direct drill between Cedar Bonnet Island and Ship Bottom. 

 Future “Emergency” Interconnections with Barnegat Township (4 locations). 

o Honey Suckle Drive (Paramount Escapes at Ocean Breeze). 

o Barracuda Road (Ocean Acres). 

o Nautilus Drive (Ocean Acres). 

o Old Main Shore Road (Mary Bell Road next to the existing gas plant). 

(3) Water Main Replacement Millcreek Road 

      It is anticipated that the 12” water mains in Millcreek Road from Paul Boulevard through to 

the Millcreek Water Plant will be complete by the end of 2018 including road paving for the 

entire project. Bids have been awarded for phase I with bidding for phase II to take place in 

the fall of 2017. The project will be funded by the NJEIT. This will conclude the water main 

replacement in the Beach Haven West section of the Township. 
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(4) Water Main Replacement Newell and Jennings Road 

In the fall of 2017 approximately 2,700 ft. of water main will be replaced on Jeannie and Newell 

Drives to addresses significant deterioration in the existing 8” main.  The new main will begin at 

Jeannie Drive and eventually continue to Jane Drive.  Upon completion of the first phase of this 

project we will begin planning for the replacement of the entire water main along Newell and 

extending up Jennings. That phase of the project will constitute approximately 20,000 lineal feet 

of new 12” main ultimately connecting at Jane Drive. It is anticipated that this project will be 

carried out by in-house staff. With the completion of this project all existing mains in Beach Haven 

West and the Village Harbor section of the Township will have been replaced. 

(5) Water Plant Upgrades 
   

The Fawn lakes and the Ocean Acres plants have been fully upgraded in 2017. Over the next 

ten years we will continue to core filters on a regular basis and schedule media replacement as 

needed. In addition starting in 2018 we will expand the SCADA communication system until all 

water facilities are cover by this control and communication system. Additionally we will be 

completing alarm and camera systems at each of the water treatment facilities. 

Wastewater 

WASTEWATER COLLECTION SYSTEM 
The Township currently has several proposed improvement to upgrade the gravity sanitary 

sewer system and the sewer pump stations. 

 

 Beach Haven West 5-year AC sewer pipe repair and rehabilitation phasing program 

is virtually complete. 

o Phase 5 will be complete by early 2018 thereby completing the rehabilitation of 

the entire Beach Haven West Sewer System. 

o The Township is exploring its options for a full replacement of the Beach haven 

West Sewer system. Currently there are sewer pipes ranging from 4 to 15 feet 

underground and they will continue to deteriorate despite the rehabilitation 

program. The plan would be to elevate the gravity sewers through the 

construction of additional pump stations to allow ease of operations and access 

should repairs become necessary. This would also allow the current 

cementitious pipe to be replaced with a more durable system requiring less 

maintenance and potential for failure. 
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SEWAGE PUMP STATION FACILITIES 

 The Township owns, operates and maintains thirteen (13) conventional type 

sewage pump stations throughout the Township and twenty-four (24) cluster 

type duplex grinder pump stations in the Mallard Island, Bayside, and Cedar 

Bonnet Island areas. We are currently in the process of upgrading the pump 

systems as individual stations fail. 

 Collection and pump station capacity issues are the attention of the Township. 

Currently, there are no capacity issues identified affecting the Township. 

Currently the Jane Drive and Tall Ships pump stations are slated for upgrades 

in the sewer and water master plan. 

WASTEWATER TREATMENT 

The Southern Ocean County Water Pollution Control Facility, located north of Cedar Run 

Dock Road, in Stafford Township, treats all of the Township’s wastewater. Treatment capacity 

issues are the attention of the OCUA and a treatment plant upgrade is currently undergoing 

construction. The following provides a summary of the interceptor sewers: 

 Interceptor sewers are typically large diameter pipes conveying flow from a 

network of collection sewers directly to the treatment plant. 

 The OCUA operates a number of interceptor sewers throughout the Township. 

 Interceptor sewer capacity issues are the attention of the OCUA and they are 

currently rehabilitating existing interceptor sewers in the Township. 

Stafford Planning Studies 

WASTEWATER MANAGEMENT PLAN 

Currently the Ocean County Planning Board has jurisdiction over the preparation of 

Wastewater Management Plans in the County.  The original Wastewater Management Plan 

was prepared by the Stafford Municipal Utilities Authority and approved by the NJDEP in 1991 

(which expired around 1997) formed the basis of the Township’s current Sewer Master Plan. 

SEWER MASTER PLAN 

The Township’s Sewer Master Plan was updated in March 2007 to coincide with the NJDEP, 

Office of Smart Growth requirements regarding the Regional Center boundaries and the PA2 

boundaries. The Sewer Master Plan will need to be updated to conform with any new 

Wastewater Management Plan. 
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Recommendations 

 Review any updated Wastewater Management Plan annually, particularly with new regulations 

coming into play, to ensure sewer service area is consistent with designated growth areas.  

Amend as needed, with a comprehensive update ever six years, consistent with Master Plan 

updates. 

 Consider revising Wastewater Management Plan’s in coordination with the County to remove 

areas in the sewer service area that experienced land use impacts from Superstorm Sandy or 

other natural hazards to reduce density and development in those areas. 

 In accordance with the Township’s Septic Management Plan, establish the strategies and 

implementation measures necessary to ensure that septic systems are properly maintained and 

that new systems are located, designed, installed and maintained in accordance with State 

statute and regulation so as to protect ground water quality and to ensure the continuing viability 

of this means of wastewater management. 
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Housing Plan Element 

Introduction 
Stafford Township is located in the southern portion of Ocean County, New Jersey. The Township 

has a total land area of 54.882 square miles, included 45.849 square miles of land and 9.033 square 

miles of water. It is bordered by Barnegat Township to the north, Long Beach Island to the east, 

Eagleswood Township and Long Beach Township to the south, and Little Egg Harbor Township 

to the west.  

 

The New Jersey Municipal Land Use Law, N.J.S.A. 40:55D-1 to -136 (“MLUL”) and the New 

Jersey Fair Housing Act, N.J.S.A. 52:27D-301 to -329 (“FHA”) require every municipal planning 

board to adopt a Housing Plan Element to its Master Plan and further require the governing body 

of each municipality to adopt a Fair Share Plan. More specifically, the FHA and MLUL require 

municipalities to adopt a Housing Element that addresses the municipality’s present and 

prospective housing needs, “with particular attention to low and moderate income housing.”  In 

accordance with the Fair Housing Act at N.J.S.A. 52:27D-310, a Housing Element shall contain 

at least the following: The MLUL and the NJFHA require every municipal planning board to adopt 

a housing plan element to its master plan.  

 

1. 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, 

and in conducting this inventory the municipality shall have access, on a confidential basis 

for the sole purpose of conducting the inventory, to all necessary property tax assessment 

records and information in the assessor's office, including but not limited to the property 

record cards;  

2. A projection of the municipality's housing stock, including the probable future construction 

of low and moderate income housing, for the next ten years, taking into account, but not 

necessarily limited to, construction permits issued, approvals of applications for 

development and probable residential development of lands;  

3. An analysis of the municipality's demographic characteristics, including but not necessarily 

limited to, household size, income level and age;  

4. An analysis of the existing and probable future employment characteristics of the 

municipality;  

5. 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  

6. 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 

rehabilitation 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. 
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The preparation and submission of a Housing Element of a municipality’s Master Plan, and a Fair 

Share Plan, is the first major step in the process for petitioning the New Jersey Courts for 

substantive certification.   

 

Affordable Housing regulations define “Fair Share Plan” as follows: 

"Fair Share Plan" means the 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, includes the draft ordinances necessary to implement 

that plan, and addresses the requirements of N.J.A.C. 5:97-3. 

 

This Housing Element and Fair Share Plan (“Plan”) satisfies all of the applicable requirements set 

forth within the MLUL and FHA.  
 

History of Township’s Affordable Housing Obligation and Fair Share 
Plan 
 

The Township of Stafford has demonstrated a commitment to comply voluntarily with its Mount 

Laurel obligations. On June 28, 2000, the Stafford Township Planning Board adopted a Housing 

Element and Fair Share Plan (“2000 Plan”) addressing the Township’s 1987-1999 affordable 

housing obligations. The Township Council endorsed the 2000 Plan on June 29, 2000. Stafford 

petitioned COAH on June 30, 2000 for Substantive Certification, which included a “senior cap” 

waiver request.  

 

Subsequent to said petition and prior to COAH action on the petition, development of an 

inclusionary site indicated in the plan became unrealistic as a result of the property owner’s lack 

of interest in developing or selling the site for affordable housing purposes. As a result the 2000 

Plan was amended on June 5. 2002 and July 2, 2002, respectively to remove inclusionary Site #3 

and to add inclusionary Site #5. Stafford re-petitioned COAH with the 2002 amendment for 

substantive certification on July 15, 2004.  

 

The 2002 Plan was then amended again in 2004 and was adopted by the Planning Board and 

Township Council on July 15, 2004 and July 20, 2004 respectively. Due to pending COAH rule 

changes, the 2004 Amendment was neither filed nor re-petitioned.  

 

COAH adopted third round rules which went into effect on December 20, 2004. In 2005 the 

Township prepared a Housing Element and Fair Share Plan (“2005 Plan”) consistent with the new 

regulations. On June 15, 2005, the Township Planning Board the 2005 Plan, and on June 21, 2005 

the Township Council endorsed the 2005 Plan. The Township petitioned COAH for substantive 

certification on July 11, 2005. On December 23, 2005 COAH issued a Report Requesting 

Additional Information (RRAI) with the Township. In response to the RRAI the Township 

prepared an Addendum to the 2005 Plan. Since the addendum did not result in a change in site, 

substantial change in density, other zoning requirements that result in a change of housing type on 

a specific site or a fundamental change in approach to the plan included with the original petition, 

COAH did not deem the amended plan to be a re-petition. In this case, there was no objection 

period, but a formal adoption of the plan including a new public hearing was required. The 
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Township Planning Board adopted the Addendum to the 2005 Plan on Mark 23, 2006, and filed 

the addendum with COAH. 

 

Prior to COAH action on the Township’s petition, COAH’s third round regulations were 

challenged by various parties and they were invalidated, in part, by the Appellate Divisions in In 

Re Adoption of N.J.A.C. 5:94 and 5:95 by the New Jersey Council on Affordable Housing, 390 

N.J. Super. 1 (App. Div.), certif. denied. 192 N.J. 72 (2007). On May 6, 2008 COAH adopted 

revised Third Round regulations in response to the Appellate Division Decision, and became 

effective on June 2, 2008.  

 

On December 31, 2008 the Township petitioned COAH for substantive certification of a Housing 

Element and Fair Share Plan (“2008 Plan”) addressing its total 1987- 2018 affordable housing 

obligations. The 2008 Plan was granted third round substantive certification by COAH on 

December 9, 2009. 

 

Subsequently Stafford Township adopted three (3) ordinances in accordance with the certified 

2008 Plan including:  

 

Ordinance 2010-03 which revised the Township Code in connection with the mixed use 

zone and the requirement for affordable units to be included when a project has 5 or more 

residential units; 

Ordinance 2010-04 which revised the Township Code using COAH’s Affordable Housing 

Ordinance model. This related to affirmative marketing, bedroom distribution, controls on 

affordability, etc.  

Ordinance 2010-05 which revised the Township Code in connection with the duties and 

responsibilities of the Municipal Housing Liaison.  

 

In March of 2015 The New Jersey Supreme Court in Its Mount Laurel IV decision (In re N.J.A.C. 

5:96 and 5:97, 221 N.J. 1[2015]) cited COAH’s inability to adopt constitutional rules for the “third 

round” (1999-2025) in order to guide municipal affordable housing compliance. Given the lack of 

regulatory guidance from COAH or the Legislature, the Supreme Court’s decision directed the 

Trial Courts to assume the role of determining the constitutionality of municipal affordable 

housing plans. In response to the Mount Laurel IV decisions, the Township filed a declaratory 

judgement action and motion for temporary immunity on July 2, 2015. Ocean County Court 

granted temporary immunity on August 28, 2015, which was subsequently extended to November 

20, 2016.   

 

The Court invalidated two attempts by COAH to adopt third round rules, but left relatively intact 

COAH’s second round rules (N.J.A.C. 5:93). Therefore, this Housing Plan relies on the second 

round rules to determine the Township’s third round obligation. Additionally Stafford Township 

and the Fair Share Housing Center (FSHC) conducted discussions and negotiations over several 

months to determine the content of this Plan.  
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Inventory of Housing Stock 
Age of Housing Stock 
The age of a community’s housing stock is considered a means of determining its overall condition 

and identifying housing units in need of rehabilitation, especially those units constructed 50 or 

more years ago.  Stafford’s housing stock was mostly constructed between 1960 and 2009 and 

construction rates steadily declined afterwards.  This decline is most likely due to a lack of 

buildable land within the Township as more and more units were built.  1990 to 1999 saw the 

largest amount of units built at 3,413.  Over 80% of the Township’s housing stock is less than 50 

years old.  This only leaves approximately 20% of Stafford’s housing stock that is greater than 50 

years old.  Given the age of its housing stock, many homes are in very favorable condition, with 

few in need of repairs and upgrades. 

 

Table 1 
Age of Housing Stock 

Time of Construction Number of Units Percent of Units 

Prior to 1940 255 1.9% 

1940- 1949 105 0.8% 

1950-1959 393 2.9% 

1960-1969 1,799 13.1% 

1970-1979 2,698 19.7% 

1980-1989 2,115 15.4% 

1990-1999 3,413 24.9% 

2000-2009 2,670 19.5% 

2010-2013 176 1.3% 

2014 or Later 73 0.5% 

Total 13,591 100.00% 
Source: 2015 American Community Survey 5-year Plan 

 

Condition of Housing Stock 
In addition to age, other factors are taken into consideration to determine the quality and condition 

of a municipality’s housing stock and whether units are substandard.  2015 ACS data is used to 

estimate the number of substandard housing units in Stafford using the following factors. 

 

 Persons per room is an index of overcrowding.  If 1.01 or more persons occupy one room 

than the unit is considered substandard. 

 The adequacy of plumbing facilities is used to determine if a unit is substandard.  

Inadequate plumbing facilities are indicated by either a lack of exclusive use of plumbing 

facilities or incomplete plumbing facilities. 

 The adequacy of kitchen facilities is also used to determine the quality of a unit and 

determine if it is substandard.  Inadequate kitchen facilities are marked by shared use of a 

kitchen or the lack of a sink with piped water, a stove, or a refrigerator.   

 

Using the above indicators, the table below shows the number of substandard occupied housing 

units in Stafford Township. 
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Table 2 

Housing Characteristics 

 Total Percentage 

Number of Persons per Room 

1.00 or less 10,031 98.3% 

1.01 to 1.50 78 0.8% 

1.51 or more 91 0.9% 

Plumbing Facilities 

Occupied Units with Complete 

Plumbing Facilities 
10,121 99.2% 

Units Lacking Complete Plumbing 

Facilities 
79 0.8% 

Kitchen Equipment 

Occupied Units with Complete Kitchen 

Facilities 
10,084 98.9% 

Lacking Complete Kitchen Facilities 116 1.1% 

Total 10,200 100% 
Source: 2015 American Community Survey 5-year Plan 

 

As indicated in the table above, Stafford has a total of 169 deficient units by overcrowding.  79 

occupied housing units lack complete plumbing facilities and 116 units lack an adequate kitchen.  

In order to estimate the number of deficient units that are occupied by low or moderate income 

households, a ratio is applied to the total number of deficient units.   

 

Purchase or Rental Value of Housing Stock 
According to 2015 ACS 5-year estimates, the median value of housing sales in Stafford was 

$269,500.  A majority of the owner-occupied housing stock was valued between $200,000 and 

$299,999.  The median value of housing sales in Ocean County in 2015 was $262,700 which is 

only marginally lower than Stafford’s median housing value for owner-occupied units.  A total of 

1,583 occupied units were paying rent with only 168 not paying any rent.  A majority of units paid 

$1,000 to $2,000 for rent each month.  The following tables describe value of owner-occupied and 

renter-occupied units in the Borough according to 2015 ACS data. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



6 

 

Table 3 

Value of Owner-Occupied Units 

Value Units Percentage 

Less than $50,000 295 3.5% 

$50,000 to $99,999 153 1.8% 

$100,000 to $149,999 438 5.2% 

$150,000 to $199,999 1,228 14.5% 

$200,000 to $299,999 3,123 37.0% 

$300,000 to $499,999 2,593 30.7% 

$500,000 to $999,999 619 7.3% 

$1,000,000 or more 0 0.0% 

Total  8,449 100.00% 

Median (dollars) $269,500 
Source: 2015 American Community Survey 5-year Plan 

 

Table 4 

Cost of Rent 

Cost Units Percentage 

Less than $500 77 4.9% 

$500 to $999 261 16.5% 

$1,000 to $1,499 439 27.7% 

$1,500 to $1,999 557 35.2% 

$2,000 to $2,499 226 14.3% 

$2,500 to $2,999 23 1.5% 

$3,000 or more 0 0.0% 

Total Occupied Units Paying Rent 1,583 100.00% 

Median (dollars) $1,513 
Source: 2015 American Community Survey 5-year Plan 

 

Occupancy Characteristics and Types of Housing Units 
According to the 2015 ACS 5-year estimates, Stafford Township had 10,200 occupied housing 

units, with 82% being owner-occupied and 18% being renter-occupied.  There were 3,497 vacant 

units of the total 13,697 housing units in the Township of Stafford. 

 

As depicted in Table 5 below, 89.0% of the housing stock consists of single-family detached 

housing.  The balance of housing within the Township is comprised of 1-unit attached (2.8%), 

mobile home (2.6%), and multi-family units (5.5%). 
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Table 5 
Housing Units 

Total Housing Units 13,697 

Units in Structure  Number of Structure Percentage 

1-Unit detached 12,186 89.0% 

1-Unit, attached 384 2.8% 

2 units 224 1.6% 

3 or 4 units 57 0.4% 

5 to 9 units 99 0.7% 

10 to 19 units 196 1.4% 

20 or more units 190 1.4% 

Mobile home 361 2.6% 

Boat, RV, van, etc.  0 0.0% 
Source: 2015 American Community Survey 5-year Plan 

 

Units Affordable to Low and Moderate Income Households 
Low-income households are defined as those households earning less than or equal to 50 percent 

of a regional median income. Moderate-income households earn more than 50 percent of regional 

median income, but less than 80 percent of regional median income. In addition, COAH has 

developed a sliding scale for income limits, which defines low- and moderate-income limits based 

on household size.  COAH has determined separate incomes for households of one up to 

households of eight. 

 

Similarly, housing units are to be priced to be affordable to households who could reasonably be 

expected to live within the housing units.  For example, the current COAH regulations require that 

an efficiency unit be affordable to a household of one, as shown below within Table 6, 2016 New 

Jersey Housing and Mortgage Financing Agency (NJHMFA) Income Limits for Ocean County.  

 

Table 6 
2016 NJHMFA Income Limits for Ocean County 

Median Income $63,700 

 1 Person 2 Person 3 Person 4 Person 5 Person 

Moderate (80% of Median) $50,960 $58,240 $65,520 $72,720 $78,560 

Low (50% of Median) $31,850 $36,400 $40,950 $45,450 $49,100 

Very Low (30% of Median) $19,110 $21,840 $24,570 $27,270 $29,460 

 

To be affordable, a household should not be paying more than 28 percent of its gross income on 

principal, interest, taxes and insurance, subsequent to a minimum down payment of 5 percent.  A 

rental unit is affordable if the household is paying no more than 30 percent of its income on rent 

and utilities.  The following tables display how many owners and renters are paying more than 30 

percent of gross income on mortgages or rent. 
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Table 7 
Monthly Owner Cost as a Percentage of Household Income in 2015 *ACS 

Percentage of Income Number Percentage 

Less than 20% 1,489 27.2% 

20% to 24.9% 634 11.6% 

25% to 29.9% 849 15.5% 

30% to 34.9% 573 10.5% 

35% or more 1,938 35.3% 

Total Housing Units with a Mortgage 5,483 
Source: 2015 American Community Survey 5-year Plan 

 

Table 8 
Gross Rent as a Percentage of Household Income in 2015 *ACS 

Percentage of Income Number Percentage 

Less than 15% 148 9.6% 

15% to 19.9% 60 3.9% 

20% to 24.9% 154 9.9% 

25% to 29.9 % 252 16.3% 

30% to 34.9% 197 12.7% 

35% or more 737 47.6% 

Total Occupied Units Paying 

Rent* 
1,548 

* 203 units not computed 
Source: 2015 American Community Survey 5-year Plan 

 

Projected Housing Stock 

According to New Jersey Department of Community Affairs, Stafford Township has issued 

building permits for a total of 3,719 for single family housing units, two to four family housing 

units, and mixed use housing units during the time period from 2000-2016. It should be noted that 

the 2016 data is only current through September of 2016.   

Using New Jersey Department of Community Affairs demolition data for the same period, Stafford 

Township approved 1,108 demolition permits.  This brings the total number of housing units added 

between the year 2000 and 2016 to 3,719.  The building and demolition permit information is 

depicted within Table 9 below. 

Table 9  
Dwelling Units Authorized 

Year Residential Building 

Permits Issued 

Residential 

Demolitions 

Total Added 

2000 325 11 314 

2001 319 11 308 

2002 357 10 347 

2003 368 27 341 

2004 340 28 312 

2005 336 32 304 

2006 119 26 93 
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Table 9  
Dwelling Units Authorized 

Year Residential Building 

Permits Issued 

Residential 

Demolitions 

Total Added 

2007 151 30 121 

2008 199 25 174 

2009 47 21 26 

2010 58 21 37 

2011 168 17 151 

2012 130 22 108 

2013 255 471 -216 

2014 322 206 116 

2015 143 94 49 

2016 108 73 35 

Total 3,827 1,181 2,646 
Source:  Both Building Permit and Demolition data obtained from the New Jersey Department of Community Affairs, Division of Codes and 

Standards website; Accessed on January 3, 2017. 

*DATA ONLY AVAIALABLE THROUGH END OF September 2016 

 

Stafford Township’s Demographic Characteristics 
As depicted in Table 10 below, the population of Stafford Township grew exponentially from 1960 

to 1980, with its greatest percent change of 181.9 percent occurring during the time period between 

1970 and 1980.  The U.S. Census data demonstrates that the Township’s population for the year 

2010 was 26,540 which is a 17.8% increase from 2000 population levels.  The North Jersey 

Transportation Planning Authority (NJTPA) conducted population projections for its jurisdiction 

which included Stafford Township.  The projected population for the Township in 2040 is 36,640.  

The projections show that the Borough will grow by 38% by 2040.   Population density is a 

measure of the number of people residing within a given land area.  As the table shows, Stafford 

is very high density given the amount of land area the Township occupies.  The table below 

displays Stafford Township’s population characteristics and projections. 
 

Table 10 

Population Characteristics 

Year Population Population Change Percent Change 

1930 1,039 - - 

1940 1,253 214 20.6% 

1950 1,347 94 7.5% 

1960 1,930 583 43.3% 

1970 3,684 1,754 90.9% 

1980 10,385 6,701 181.9% 

1990 13,325 2,940 28.3% 

2000 22,532 9,207 69.1% 

2010 26,540 4,008 17.8% 

2040** 36,640 10,100 38.0% 
*Population Density displayed as residents per square mile 
**Population Projections from North Jersey Transportation Planning Authority 

Sources: U.S. Census Bureau; North Jersey Transportation Planning Authority 
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As illustrated within Table 11, the age cohort breakdown of then Township is similar to Ocean 

County with the exception of the 45 to 64 and Over 65 age cohorts. In addition, the residents of 

the Township and the residents of Ocean County have the exact same median age.  A breakdown 

of population by age for the Township and the County is provided below: 

 

Table 11 
Population Comparison by Age 

Age Stafford Township Ocean County 

Under 5 4.5% 6.8% 

5 to 19 18.4% 18.7% 

20 to 24 5.9% 5.5% 

25 to 44 22.6% 21.5% 

45 to 64 29.9% 25.8% 

Over 65 18.7% 21.7% 

Total 100.0% 100.0% 

Median Age 44.4 42.8 
Source: 2015 American Community Survey 5-year Plan 

 

As illustrated in Table 12 below, according to the 2015 ACS the median household income in 

Stafford was $69,268. This was more than median income for Ocean County, which was $61,994.  

A distribution of households by income for the Township and Ocean County is presented within 

Table 12, Households by Income (%) in 2015, below.   

 

Table 12 
Households by Income  

Income Stafford Township Ocean County 

Less than $10,000 4.8% 4.4% 

$10,000 to $14,999 3.5% 4.1% 

$15,000 to $24,999 7.0% 10.3% 

$25,000 to $34,999 6.5% 9.5% 

$35,000 to $49,999 12.6% 12.6% 

$50,000 to $74,999 19.5% 17.9% 

$75,000 to $99,999 13.9% 12.7% 

$100,000 to $149,999 19.0% 16.5% 

$150,000 to $199,999 7.9% 7.1% 

$200,000 or more 5.1% 5.0% 

Median Household Income $69,268 $61,994 
Source: 2015 American Community Survey 5-year Plan 

 

As per the 2015 ACS, the average household size in Stafford Township is 3.11 persons per 

household. As per the 2015 ACS, 10,200 individuals or 38.1 percent of the total population were 

householders. Of which, 70.2 percent or 7,160 individuals were a part of family households and 

29.8 percent or 3,039 were a part of non-family households. The distribution of household types 

is illustrated within Table 13, Household by Types in 2015, below.  
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Table 13 
Households by Type 

Household Type Number Percent 

Total Households 10,200 100.0% 

Family households (families) 7,160 70.2% 

Married-couple family 5,671 55.6% 

Female householder, no husband present 887 8.7% 

Male householder, no wife present 601 5.9% 

Nonfamily households 3,039 29.8% 

Householder living alone 2,662 26.1% 

Householder 65 years and over 1,213 11.9% 
Source: 2015 American Community Survey 5-year Plan 

Employment Characteristics   
The 2015 ACS reports on work activity of residents 16 years and older. A total of 12,232 residents 

were 16 years or older and employed. As indicated in Table 14, only 5.1 percent of workers are 

self-employed and the majority of workers (71.2%) work within the private sector.  

 

 

Table 14 
Classification of Workers 

Class Number Percentage 

Private Wage and Salary 8,704 71.2% 

Government Workers 2,886 23.6% 

Self Employed 625 5.1% 

Unpaid Family Workers 17 0.1% 

Civilian employed population 16 years and over 12,232 
Source: 2015 American Community Survey 5-year Plan 

 

An analysis of the employees (over the age of 16) by economic sector indicates that Stafford 

workers were involved in a broad array of economic sectors. As depicted in Table 15 below, the 

highest concentration of workers at 26.5 percent of the total workforce was in educational, health, 

and social services, which was followed by retail trade at 14.0 percent and arts, entertainment, 

recreation, accommodation, and food services at 12.7 percent of the work force as well.  

 

Table 15 
Workforce by Sector 

Sector Employees Percentage of Workforce 

Agriculture, Forestry, 

Fisheries & Mining 
77 0.6 

Construction 1,155 9.4 

Manufacturing 419 3.4 

Wholesale Trade 254 2.1 

Retail Trade 1,714 14.0 

Transportation, Warehousing 

and Utilities 

523 4.3 

Information 312 2.6 
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Table 15 
Workforce by Sector 

Sector Employees Percentage of Workforce 

Finance, Insurance & Real 

Estate 

704 5.8 

Professional, Scientific, 

Management, Administrative, 

and Waste Management 

Services 

954 7.8 

Educational, Health, and 

Social Services 

3,238 26.5 

Arts, Entertainment, 

Recreation, Accommodation 

and Food Services 

1,553 12.7 

Other Services 536 4.4 

Public Administration 793 6.5 
Source: 2015 American Community Survey 5-year Plan 

 

The workforce occupation characteristics in Stafford Township were compared with that of Ocean 

County. As indicated in Table 16, the occupation characteristics of the Township’s residents 

compare closely with that of workers residing in the County. The Township maintained a slightly 

higher percentage in Retail Trade and Educational, Health, and Social  

Services than that at the County level. The County however, had a higher percentage in Finance, 

Insurance, and Real Estate and Transportation, Warehousing, and Utilities than that of the 

Township. Both the Township and County Occupation Characteristics are summarized within 

Table 16, Occupation Characteristics. 

 

Table 16 
Occupation Characteristics 

Sector Stafford Township Ocean County 

Agriculture, Forestry, Fisheries & Mining 0.6% 0.3% 

Construction 9.4% 8.1% 

Manufacturing 3.4% 5.2% 

Wholesale Trade 2.1% 3.0% 

Retail Trade 14.0% 13.8% 

Transportation, Warehousing, and Utilities 4.3% 5.7% 

Information 2.6% 2.4% 

Finance, Insurance & Real Estate 5.8% 6.6% 

Personal, Scientific, Management, Administrative, 

and Waste Management Services 
7.8% 9.9% 

Educational, Health, and Social Services 26.5% 26.3% 

Arts, Entertainment, Recreation, Accommodation 

and Food Services 
12.7% 8.2% 

Other Services 4.4% 5.0% 

Public Administration 6.5% 5.6% 
Source: 2015 American Community Survey 5-year Plan 

 

In addition, in order to understand what implications this employment data has for the Borough 

and understand what the employment field and area trends are for Stafford Borough and Ocean 
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County, the New Jersey Department of Labor (“NJDOL”) has prepared projections, which analyze 

the expected increase or decrease in a particular employment sector by the year 2022. This data 

has been summarized and is illustrated within Table 17, below. 

 

Table 17 
Ocean County Projected Employment 

Industry 2012 Estimated 

Employment 

2022 Projected 

Employment 

Numeric 

Change 

Outlook 

Self-employed 11,100 11,400 300 Stable 

Unpaid Family Workers 100 100 0 Stable 

Goods Producing 11,600 13,400 1,800 Growing 

Construction 7,050 9,100 2,050 Growing 

Services Providing 143,750 156,300 12,550 Growing 

Trade, Transportation, and 

Utilities 

33,250 35,250 2,000 Growing 

Information 1,150 1,100 -50 Stable 

Financial Activities 6,600 6,900 300 Stable 

Professional and Business 

Services 

12,050 13,500 1,450 Growing 

Education and Health 

Services 

50,100 57,750 7,650 Growing 

Leisure and Hospitality 19,400 20,650 1,250 Growing 

Other Services (except 

Government) 

7,650 8,000 350 Stable 

Government 13,500 13,150 -350 Declining 

Unclassified 11,100 11,400 300 Stable 

Utilities 1,150 1,050 -100 Stable 

Wholesale Trade 3,200 3,550 350 Stable 

Natural Resources & Mining 100 100 0 Stable 

Total (All Industries) 166,450 181,100 14,700 Growing 
Source: New Jersey Department of Labor and Workforce Development, 2012 

  

As indicated above in Table 17, it is projected that in 2022 employment will increase in almost all 

of the occupations and overall the economy will grow by 14,700 jobs.  Education and Health 

Services and Services providing are anticipated to realize the largest growth increase during the 

2012-2022 time period. 
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FAIR SHARE PLAN  
 

Introduction 
This Fair Share Plan is broken up into three (3) sections. First the Plan will identify the Township’s 

fair share obligation for all three (3) housing cycles and the basis for the determination. Second, 

the Plan will explain the limitations on how the Township may satisfy its remaining Cycle I/Cycle 

II responsibilities and how, within the confines of those limitations, the Township is satisfying that 

portion of its fair share attributable to the first two (2) housing cycles. Third, the plan will explain 

the limitations on how the Township may satisfy its remaining Cycle III responsibilities and how, 

within the confines of those limitations, the Township is satisfying that portion of its fair share 

attributable to the Third Round housing cycle.  
 

Cumulative Fair Share Obligation 
The total cumulative affordable housing obligation consists of three components: the rehabilitation 

share, prior cycle obligation and the Third Round component. 

  

1987-2025 Fair Share Obligation 

Obligation Type Units 

Rehabilitation 

Obligation as calculated by the Fair Share Housing Center 94 units 

Rehabilitation Units Proposed 94 

Prior Rounds I/II Obligation 

Prior Round Substantive Certification 555 

Remaining Obligation 1987-1999 0 

Total Prior Round Obligation 555 

Round III Obligation 

Obligation as calculated by New Jersey Low and Moderate Income 

Housing Obligations for 1999-2025, Calculated Using the NJ COAH 

Prior Round Methodology, prepared by Dr. David Kinsey and dated 

July 2015 

1,320 

Cumulative 1987-2025 Obligation 

Rehabilitation Component 94 

Prior Round Obligation 1987-1999 555 

Third Round Obligation 1999-2025 792*  

Total Cumulative 1987-2025 Obligation 1,441 

*Represents a 40% reduction from the Round III obligation calculated by Dr. David Kinsey, July 2015, as 

agreed upon by the Township of Stafford and the Fair Share Housing Center. 
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Vacant Land Adjustment 
Given the Township’s relative lack of vacant and developable land, the Township’s ability to 

satisfy its Court-determined affordable housing obligation is limited. To demonstrate the lack of 

vacant, developable land in the Township, Stafford identified all vacant parcels currently within 

the Township and listed each parcel on the vacant land inventory table in accordance with N.J.A.C. 

5:93-4.2(b), included in Appendix C. An existing land use map for the Township has also been 

appended to this report in accordance with N.J.A.C. 5:93-4.2(a). Mapping is also provided of 

vacant and both undevelopable and developable properties within the Township and includes a 

calculation of unconstrained, developable area for each property, taking into account the permitted 

exclusions in accordance with N.J.A.C. 5:93 as outlined below.  

 

CME Associates analyzed the realistic development potential (RDP) of the remaining vacant lands 

within the Township in accordance with the provisions of Subchapter 4 of N.J.A.C. 5:93. This 

analysis revealed that Stafford Township has limited acreage to accommodate its new construction 

obligation. After following the procedures for undertaking a vacant land analysis outlined in 

N.J.A.C. 5:93, and assuming 6 units to each developable acre, Stafford Township’s RDP, based 

on the Vacant Land Adjustment for the new construction obligation is 176 affordable units. Since 

the prior round, however, the Township has undertaken a large-scale redevelopment project at the 

Stafford Park Redevelopment Area. The conceptual plan for this area slated 154 acres for 

residential purposes. Although these properties were not analyzed as vacant in the VLA, the 

Township is including the 154 acres in the RDP for an additional 184 units. Therefore, the 

Township total RDP between the VLA and Stafford Park Redevelopment Area is 360 units.  
 

Rehabilitation Share 
Fair Share Housing Center has calculated a 94-unit rehabilitation obligation for Stafford Township. 

On September 18, 2012 the Township passed Resolution 2012-235, included in Appendix D, 

authorizing the creation of the Stafford Township Home Improvement Program and the adoption 

of the Home Improvement Program policies and procedures manual. The Township retained 

Community Grants, Planning and Housing (CGP&H) to administer the rehabilitation program. 

The program is funded through development fees collected through the Affordable Housing Trust 

Fund. Stafford Township intends to continue with the program in order to satisfy its Rehabilitation 

Share.   
 

Prior Round Obligation Compliance 
The following projects were used to satisfy the Township’s 555-unit prior round obligation. 

Round I/II Obligation 

 Obligation Completed 

Units 

Proposed 

Units 

Low Mod Very 

Low 

Total 

Units 

1987-1999 Prior Round Obligation (1) 555       

Mechanisms (2)        

Prior Cycle Credits (4/1/80-12/31/86)       

 Credits without Controls 243     243 

 Inclusionary Zoning 91     91 

Pine Crest Village 75  38 37   

Perry’s Lake 11  5 6   
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Credits without Controls 
In the preparation of the 2000 Housing Element and Fair Share Plan, the Township conducted the 

necessary survey and prepared the required documentation pursuant to N.J.A.C. 5:93-3.2, for the 

purposes of identifying affordable units eligible for crediting that were constructed between April 

1, 1980 and December 15, 1986. COAH verified a total of 243 units that met this criteria. 

Therefore, Stafford Township requests 243 affordable housing credits towards the Prior Round 

Obligation.  

 

Perry’s Lake (Block 120.30, Lot 51.01) 
Perry’s Lake is an inclusionary age-restricted project, and includes 46 affordable units, consisting 

of 22 low and 24 moderate units, and 426 market rate units. The original agreement provided for 

the set aside of 95 low and moderate units within the development. At the request of the developer 

negotiations were conducted resulting in a new agreement, which was executed in October of 

2003, whereby the remainder of the developer’s set-aside obligation, after all affordable units 

already completed or under construction and subsequently completed and occupied, would be 

discharges in favor of funding 65 RCA units at $25,000 per unit. A total of 46 age-restricted 

affordable modular for-sale units were completed within the development under the modified 

agreement. The developer paid $1,625,000 per the agreement in October 2007. All 46 units were 

affirmatively marketed and are now occupied. The Township requests 11 credits towards the Prior 

Round Obligation. 

 

Pinecrest Mobile Home Park (Block 123, Lot 17) 
Pinecrest Village is an inclusionary mobile home park project which includes 75 affordable units, 

consisting of 38 low and 37 moderate, and approximately 32 market-rate units. Pursuant to 

bedroom mix requirements, provided by COAH at the time, the following bedroom mixture was 

provided: 15 one-bedroom units, 40 two-bedroom units, and 20 three-bedroom units. The 

Township agreed to pay Pinecrest Village Inc. the full amount of the monies contributed from The 

Landings site to buy down the cost of the 75 new affordable units within the park at $29,866.00 

per unit. The combination of pad rental and loan payment for the 75 affordable units was in 

accordance with the COAH affordability limits and will be deed-restricted for 30 years. The 

Township is requesting 75 affordable housing credits towards the Prior Round Obligation.  

Summerville Assisted Living 5  5    

 100% Affordable  143     143 

Presbyterian Homes 72  72    

Stafford Park Family Units  71  35 36   

 Rental Bonuses 78     78 

Presbyterian Homes  7      

Stafford Park Family Units  71      

Total Prior Round Credits       555 

Units Addressing 1987-1999 Prior Round       555 
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Summerville Stafford (Block 13, Lot 35.05) 
Brookdale Stafford is an assisted living community located on Route 72. The complex is 

surrounded by similar uses including the proposed SOCH Health Village. The complex includes 

77 one-bedroom or studio apartments with a kitchen, full bath, and amenities. 5 of these units are 

available to those with Medicare. The facility is licensed by the New Jersey Department of Health 

and Senior Services. The Township is requesting 5 affordable housing credits towards the Prior 

Round Obligation.  

 

Presbyterian Homes (Block 229, Lot 21) 
As part of its prior housing efforts, the Township collaborated with Presbyterian Homes and 

Services in the development of a 5.5 acre site for 84 age-restricted low-income rental units. The 

project received US Department of Housing and Urban Development Funding under the Section 

202 program. The construction of the project is complete. Under Section 202 program 

requirements, the units have the requisite affordability controls and Presbyterian Homes and 

Services is an accepted administrator. The Township requests 79 affordable housing credits, 

specifically 72 credits and 7 bonus credits towards the Prior Round Obligation. 

 

Stafford Park Apartments (Block 25, Lot 33.02) 
The Stafford Park Apartments are part of the Stafford Business Park Redevelopment Area and are 

located at the interchange of Route 72 and the Garden State Parkway. In August 2005, the Stafford 

Municipal Council adopted a resolution directing the Planning Board to conduct a preliminary 

investigation into whether the Stafford Business Park site meets the statutory criteria for 

designating it as an “area in need of redevelopment” as defined in the New Jersey Local 

Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq.  

 

In September of 2005, the Planning Board recommended to the governing body at a public hearing 

that the area meets the redevelopment criteria. The governing body adopted a resolution 

designating all of the proposed area as a redevelopment area on October 4, 2005. On October 5, 

the Redevelopment Plan was introduced to the Planning Board at a Public Hearing. The report was 

amended to reflect the comments provided by the Planning Board, and subsequent amendments in 

the course of the development process. On November 15, 2005, the Township adopted the 

Redevelopment Plan for the Stafford Business Park and amended its Zoning Map to reflect the 

Redevelopment Area.  

 

The Redevelopment Plan included 650,000 square feet of retail and office place, 565 age-restricted 

residential units, and 112 affordable housing units. The Planning Board approved the site plan for 

the affordable housing component on July 16, 2008, and construction was completed in 2009. 

Stafford Park Apartments includes a mix of 1-, 2-, and 3- bedroom family units. The Township 

requests 71 credits and 71 bonus credits towards the Prior Round Obligation, and 41 credits and 

41 bonus credits towards the Third Round Obligation.  
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Third Round Obligation (1999-2025) 

Third Round Compliance Mechanism Summary 

Affordable 

Units 

Potential 

Bonus 

Credits 

Total Credits 

FOR SALE 11 0 11 

Family For-Sale 11 0 11 

Scattered Site Program 11 0 11 

Age-Restricted For-Sale 0 0 0 

RENTALS 259 90 349 

FAMILY RENTAL 153 90 243 

Stafford Park Family Units 41 41 82 

Stafford Mews 10 0 10 

Manahawkin Family Apartments 72 49 121 

SOCH Rentals 30 0 30 

AGE RESTRICTED RENTAL 90 0 90 

Stafford Park Age-Restricted Rentals 90 0 90 

SUPPORTIVE/SPECIAL NEEDS HOUSING 16 0 16 

Admiral Group Home 3 0 3 

Stafford Park Age-Restricted 10 0 10 

Starboard Group Home 3 0 3 

TOTALS 270 90 360 

 

Community Options Incorporated- Admiral (Block 44.122, Lot 14) 
The Township requests credit for a group home located at 31 Admiral Avenue. A certificate of 

occupancy was issued on April 23, 1997. This three-bedroom facility serves four developmentally 

disabled adults. The New Jersey Department of Health and Senior Services has confirmed that its 

Division of Developmental Disabilities (DDD) provides the group home with capital finding 

which carries with it 20-year affordability controls with ability to renew every 10 years. Pursuant 

to N.J.A.C. 5:93-5.8(b), the unit of credit is the bedroom, therefore this group home is eligible for 

three credits. This group home is funded through DDD with an automatically renewable deed 

restriction for an additional 10 years at the end of the original 20-year restriction.  
 

Community Options Incorporated- Starboard (Block 44.07, Lot 7) 
Community Options, Incorporated converted an existing dwelling on 1000 Starboard Avenue into 

a three-bedroom group home. The site totals .25 acres and is within the R-90 zone. The Township 

entered into an agreement with Community Options to utilize $30,000.—from the Affordable 

Housing Trust Fund to help defray the costs of the group home. The home will be deed restricted 

for at least 30 years.  
 

Stafford Park Redevelopment Area Age-Restricted Housing 
Walters Homes is expanding the Stafford Park Redevelopment Area to include 100 age-restricted 

affordable units for residents 55 years of age and older. This will be an HMFA project. A site plan 

for the project has yet to be submitted to the Planning Board. The Township requests 90 credits. 
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Stafford Park Apartments 
The Township requests 41 credits and 41 bonus credits towards the Third Round Obligation. See 

Prior Round Obligation for full narrative.  
 

Southern Ocean County Hospital (SOCH) Health Village 
The SOCH Health Village project consists of approximately 80 acres located along Route 72 

within the Highway Medical Commercial (HMC) district, with 21 acres in connection with the 

affordable housing component. A General Development Plan for the project was approved by the 

Stafford Township Planning Board, with the latest phasing plan approved on July 16, 2008. The 

project includes the expansion of the existing Southern Ocean County Hospital, realigning of 

surrounding roadways as well as the construction of 350,500 square feet of office space, 50,000 

square feet of retail space, 239 market rate dwelling units, and 74 affordable dwelling units. Of the 

74 units, 44 are affordable “for-sale” units and 30 are affordable “for rent” units. The total number 

of affordable housing units will be split, 37 low and 37 moderate units.  

 

Manahawkin Family Apartments 
The proposed Walters project is located on Block 120.20, Lots 43, 44, and 45 and is approximately 

7 acres. The project is currently in conceptual stages; however, it is expected to be a series of 2-

story structures totaling 72 units.  

 

Municipally-Sponsored Scattered Site Program- Ocean Acres 
The Township has implemented a scattered site program in Ocean Acres to develop vacant lots into 

affordable single-family units. The program is funded through available development fees. Since this 

program began, the Township has entered into agreements with Habitat for Humanity to construct (9) 

single-family units of which three (3) are completed, two (2) are under construction, with one 

additional lot purchased and in the permitting stage. Also, an agreement has been entered with Homes 

Now, Inc. to build up to ten (10) units, with two (2) single-family homes under construction and a 

group home in the funding and permitting stage. The Township plans on continuing implementation 

of this program and requests 11 credits towards the Third Round Obligation. 
 

Affordable Housing Ordinance—Mixed Use Zone Overlay 
On January 19, 2010, through Ordinance 2010-03 (Appendix F), the Township revised the Mixed 

Use Zone to require a mandatory set aside of 20 percent affordable housing for projects consisting 

of 5 or more residential units with incentives including density bonuses, reduction in off-street 

parking, increase in maximum lot coverage, and reduction in common or open space requirements. 

The Mixed Use Zone is located in the Township’s business district on Bay Avenue and Hilliard 

Boulevard. Based on 2015 Tax Records there are approximately 28.4 acres of unconstrained vacant 

developable land in the MU Zone that may yield up to 371 residential units and with a 20% set 

aside 64 affordable housing units. The entire MU Zone is located in Planning Area 2, and within 

the Township’s Regional Center. The entire MU Zone is located within an existing sewer service 

area.  
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Unmet Need 
As presented above, the Township is providing 360 credits toward the established RDP, leaving 

an additional 432-unit unmet need to reach the 792 assigned new construction obligation. 

Consistent with the provisions of N.J.A.C. 5:97-5.3, this Plan includes credits and mechanisms to 

be implemented toward this unmet need and includes built projects, zoned properties, an 

inclusionary mixed-use zone, and a town-wide zoning amendment requiring a 20-percent set aside 

for any new development of five or more units (Appendix G). The following table summarizes 

potential crediting toward the Township’s unmet need: 

 

 

Unmet Need Compliance 

Mechanism Credits 

Perry's Lake 35 

Cedar Run 72 

Stafford MEWS 3 

SOCH For Sale Units 44 

Presbyterian Homes 12 

Mixed Use Zone TBD 

Town Wide Ordinance TBD 

 Total Hard Credits 166 

 
 



Appendix A: Planning Board Adopting Resolution 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



;l.D 17-1/ 
STAFFORD TOWNSIDP PLANNING BOARD 

RESOLUTION 

ADOPTING THE HOUSING ELEMENT AND FAIR SHARE PLAN 

WHEREAS, the Planning Board of the Township of Stafford, County of Ocean, and State of 
New Jersey, adopted its current Master Plan pursuant to N.J.S.A. 40:55D-28 on June 14, 2007; 
and 

WHEREAS, the Master Plan includes a Housing Element pursuant to N.J.S.A. 40:55D-28b 
(3); and 

WHEREAS, the Planning Board of the Township of Stafford adopted its last Housing 
Element and Fair Share Plan on December 3, 2008; and 

WHEREAS, the Township Council of the Township of Stafford endorsed the Housing 
Element and Fair Share Plan on December 16, 2008; and 

WHEREAS, the New Jersey Municipal Land Use Law, N.J.S.A. 40:55D-1 to -136 
("MLUL") and the New Jersey Fair Housing Act, N.J.S.A. 52:27D-301 to -329 ("FHA"), require 
every municipal planning board to adopt a Housing Plan Element to its Master Plan and further 
require the governing body of each municipality to adopt a Fair Housing Plan; and 

WHEREAS, N.J.A.C. 5:94-2.2 requires the adoption of the Housing Element by the 
Planning Board and endorsement by the governing body; and 

WHEREAS, N.J.A.C. 5:94-4.1 requires the preparation of a Fair Share Plan to address the 
total1987-2025 fair share obligation ofthe Township of Stafford; and 

WHEREAS, N.J.A.C. 5:94-4.1 requires the adoption of the Fair Share Plan by the Planning 
Board and endorsement by the governing body; and 

WHEREAS, the Planning Board of the Township of Stafford authorized CME Associates to 
prepare the Housing Element and Fair Share Plan; and 

WHEREAS, Jennifer C. Beahm, PP, AICP, and Megan J. Stanley, PP, AICP, with CME 
Associates, have prepared and submitted the 2017 Housing Element and Fair Share Plan; and 

WHEREAS, upon notice duly provided pursuant to N.J.S.A. 40:55D-13, the Planning Board 
of the Township of Stafford held a public hearing on the Housing Element and Fair Share Plan 
on February 1, 2017; and 

WHEREAS, the Planning Board has determined that the Housing Element and Fair Share 
Plan are consistent with the goals and objectives of the Township of Stafford's June 2007 Master 
Plan and that adoption and implementation of the Housing Element and Fair Share Plan are in 
the public interest and protect public health and safety and promote the general welfare. 



NOW THEREFORE BE IT RESOLVED by the Planning Board of the Township of 
Stafford, County of Ocean, and State of New Jersey, that the Planning Board hereby adopts the 
2017 Housing Element and Fair Share Plan. 

SKI, Vice-Chairman 
· p Planning Board 

I hereby certify that this is a true copy of the Resolution of the Stafford Township Planning 
Board, memorializing its adoption of the 2017 Housing Element and Fair Share Plan of the 
Township of Stafford, at its regularly scheduled meeting held on February 1, 2017. 

Annemarie Sillitoe, Secretary 
Stafford Township Planning 



Appendix B: Governing Body Adopting Resolution 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Appendix C: Vacant Land Adjustment 
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I. INTRODUCTION 

As noted in N.J.A.C. 5:93, “there may be instances where a municipality can exhaust an 
entire resource (land, water or sewer) and still not be able to provide a realistic 
opportunity for addressing the need for low and moderate income housing.” In 
recognition of the need to provide for the opportunity to adjust municipal affordable 
housing obligations, N.J.A.C. 5:93 outlines standards and procedures for municipalities 
to demonstrate that a municipal response to its housing obligation is limited by lack of 
land, water or sewer. This report outlines the vacant land analysis methodology and 
summarizes the results of the vacant land analysis prepared on behalf of the Township 
of Stafford by CME Associates.  

The Township of Stafford is subject to a number of environmental constraints. 
Generally, west of the Garden State Parkway consists of land within the Pinelands 
jurisdiction while land east of the Parkway is either wetlands or is governed by CAFRA 
regulations. As such, there is limited vacant and unconstrained developable land upon 
which the Township is able to provide for affordable housing. Nevertheless, the 
Township has actively pursued opportunities to provide affordable housing to satisfy its 
constitutional obligation to do so. On December 31, 2008 Stafford Township petitioned 
the Council on Affordable Housing (COAH) for substantive certification of a Housing 
Element and Fair Share Plan addressing its total 1987-2018 affordable housing 
obligations. The Township was granted third round substantive certification by the 
Council on Affordable Housing on December 9, 2009. Subsequent to certification 
Stafford adopted three ordinances to facilitate affordable housing opportunities in the 
Township: 

a. Ordinance 2010-03 which revised the Township Code in connection with 
the mixed use zone and the requirement for affordable units to be included 
when a project has 5 or more residential units 

b. Ordinance 2010-04 which revised the Township Code using COAH’s 
Affordable Housing Ordinance model. This related to affirmative 
marketing, bedroom distribution, controls on affordability, etc. 

c. Ordinance 2010-05 which revised the Township Code in connection with 
the duties and responsibilities of the Municipal Housing Liaison.  

Given the Township’s relative lack of vacant and developable land, the Township’s 
ability to satisfy its Court-determined affordable housing obligation is limited. To 
demonstrate the lack of vacant, developable land in the Township, Stafford has 
identified all vacant parcels currently within the Township and has listed each parcel on 
the vacant land inventory table in accordance with N.J.A.C. 5:93-4.2(b)(see Attachment 
A). An existing land use map for the Township has also been appended to this report as 
Attachment B in accordance with N.J.A.C. 5:93-4.2(a). Attachment C provides mapping 
of vacant and both undevelopable and developable properties within the Township and 
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includes a calculation of unconstrained, developable area for each property, taking into 
account the permitted exclusions in accordance with N.J.A.C. 5:93 as outlined below. 
Attachment D provides a list of developable parcels within the Township. 

CME Associates has analyzed the realistic development potential (RDP) of the 
remaining vacant lands within the Township in accordance with the provisions of 
Subchapter 4 of N.J.A.C. 5:93. This analysis reveals that Stafford Township has limited 
acreage to accommodate its new construction obligation. After following the procedures 
for undertaking a vacant land analysis outlined in N.J.A.C. 5:93, and assuming 6 units to 
each developable acre, Stafford Township’s RDP, based on the Vacant Land 
Adjustment for the new construction obligation is 176 affordable units. Since the prior 
round, however, the Township has undertaken a large-scale redevelopment project at 
the Stafford Park Redevelopment Area. The conceptual plan for this area slated 154 
acres for residential purposes. Although these properties were not analyzed as vacant 
in the VLA, the Township is including the 154 acres in the RDP for an additional 184 
units. Therefore, the Township total RDP between the VLA and Stafford Park 
Redevelopment Area is 360 units.  

II. PERMITTED EXCLUSIONS 

N.J.A.C. 5:93 establishes criteria by which sites, or portions thereof, in a municipal land 
inventory may be excluded from a municipality’s RDP. Environmentally sensitive areas, 
including flood hazard areas, areas within Environmentally Sensitive Planning Areas 
according to the State Plan Policy Map, areas outside of the Sanitary Sewer Service 
Area (SSA), wetlands, and areas characterized by steep slopes of greater than 15 
percent that render a site unsuitable for affordable housing may be excluded from 
consideration. In addition, small, isolated lots lacking sufficient acreage to generate an 
affordable housing set-aside as part of an inclusionary development may also be 
excluded. Vacant lots under development or properties for which site plan approval has 
been granted may also be excluded. Finally, landlocked parcels or sites with limited or 
no access may also be excluded from the calculation of the Township’s RDP. 

The vacant land inventory table in Attachment A provides a parcel-by-parcel description 
of exclusions that have been made pursuant to N.J.A.C. 5:93. 

It should be noted that the Township is permitted to reserve up to three percent of its 
total developed and developable acreage, less existing active municipal recreation 
areas, for active municipal recreation and exclude this acreage from consideration as 
potential sites for low and moderate income housing pursuant to N.J.A.C. 5:93-4.2(e)4. 
Any such site designated for active recreation in accordance with this section must be 
purchased and limited to active recreational purposes within one year of substantive 
certification. Although this calculation has not been completed as part of this analysis, 
the Township reserves the right to revise this analysis to complete this calculation.   
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III. Summary and Conclusion 

Based on the procedures for municipal adjustment provided in N.J.A.C. 5:93, the 
Township of Stafford’s RDP has been determined to be 360 affordable units.  
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ATTACHMENT A: VACANT LAND INVENTORY 
TABLE 

 

 

 

 

 

 

 

 

 

 



Block Lot Address Additional Lots Property Owner Property Area Reason for Exclusion
1 13 1481 MAIN STREET   OVERLAP LLC 6.30 Constrained by Wetlands
1 7     1.01 Outside of SSA
1 3 LITTLE EGG HARBOR LINE   HENRY, CRAIG E 43.29 Outside of SSA
2 6 CEDAR BRIDGE & 539   RAILROAD ROAD LLC 16.20 Outside of SSA
2 3.03 ROUTE 539 E/S   LEFEVRE, ROGER & KAREN 1.30 Outside of SSA
2 5 CEDAR BRIDGE & 539   RAINBOW ROD & GUN CLUB C/O D RAUTH 2.66 Outside of SSA
2 3.02 ROUTE 539 E/S   WITTMAN,I‐EST OF % JOSEPH III 1.23 Outside of SSA
2 3 CEDAR BRIDGE ROAD W/S   SCHWAB, CHARLES W. & JULIA P. 1.99 Outside of SSA
2 3.01 ROUTE 539 E/S   LEX, DONALD C 0.98 Outside of SSA
3 2 MICAJAS ROAD E/S   CLYDE, WILLIAM J & MARILYN J 7.40 Outside of SSA
3 3 MICAJAS ROAD E/S   WITTMAN,I‐EST OF % JOSEPH III 0.73 Less than .83 Acres
3 4 MICAJAS ROAD E/S   BENNETT, WM C JR & ETALS 0.49 Less than .83 Acres
3 6 MICAJAS ROAD E/S   DYER, D & PARKER, C & SYSOL, C 0.55 Less than .83 Acres
4 16 PANCOAST ROAD NORTH OF   SMITH, OWEN 0.57 Less than .83 Acres
4 20 PANCOAST ROAD N/S   JERATH, MEENA & KHOSLA, GEETA 1.15 Outside of SSA
4 24 ROUTE 539 E/S   TRUEX, LEROY 2.70 Outside of SSA
4 6 MICAJAS ROAD W/S   CORLISS, ROBT & GERALD & WATSON, J 82.38 Outside of SSA
4 3 MICAJAS & CEDAR BRDG   BUZBY, RICHARD J JR 20.09 Outside of SSA
4 2 MICAJAS ROAD W/S   CLYDE, WILLIAM J & MARILYN J 0.60 Less than .83 Acres
4 11 ROUTE 539 E/S   SMITH, OWEN 28.76 Outside of SSA
4 10 PANCOAST ROAD N/S   SMITH, OWEN 31.58 Outside of SSA
4 17 1436 ROUTE 539   SMITH, OWEN 2.46 Outside of SSA
7 5.01 1567 SIMM PLACE ROAD   MORRIS, SAMUEL M‐PO BOX 4126 1.28 Outside of SSA
7 7.01 1579 MAIN STREET   MORRIS, SM & ME ‐ PO BOX 4126 0.77 Outside of SSA
9 7 1478 CERVETTO ROAD   FLYNN, STEPHEN W & KAREN L 1.97 Outside of SSA
9 1.01 PANCOAST ROAD S/S   KELLER, FRANK W 0.38 Outside of SSA
9 1.02 PANCOAST & MIDDLE RD   KELLER, FRANK 0.65 Outside of SSA
9 1.06 1534 ROUTE 539 INC. LOT 1.7 O'MALLEY, MICHAEL J 1.87 Outside of SSA
11 8 1347 PANCOAST ROAD   HALBEISEN, JOHN & KIMBERLY 17.62 Outside of SSA
11 1 GRAYS ROAD S/S   WEIGLE, DOUGLAS R 1.02 Outside of SSA
11 11 PANCOAST ROAD S/S   DELIA, DIANE 38.72 Outside of SSA
11 18 GRAYS ROAD S & REAR OF   WEIGLE, DOUGLAS 2.73 Outside of SSA
11 5 GRAYS ROAD S/S   WHEAT, LEE & JOHN W 5.22 Outside of SSA
13 35.01 ROUTE 72 W/S   SOCH INC % MERIDIAN HOSP CORP 4.93 Approval for Development
13 60 200 STAFFORD PARK BLVD   STAFFORD PROP URBAN RNWL % WALTERS 0.51 Less than .83 Acres
13 42 ROUTE 72 W/S   DVORKIN, A & M&H INVESTMENT GRP LLC 8.28 Constrained by Wetlands
13 54 R0UTE 72 & RECOVERY ROAD   DVORKIN, A & M&H INVESTMENT GRP LLC 7.15 Constrained by Wetlands
13 57 ROUTE 72 W/S   CAP‐1 LLC 9.25 Approval for Development
13 38.02 1105 ROUTE 72  WEST   DENAGEL, EUGENE 0.27 Less than .83 Acres
14 1 OLD MANAHAWKIN N/S   ROSS, DOMINICK JR & MARISA L 10.63 Outside of SSA 
21 16 MICAJAS ROAD SW/S   PANAS, NICK & ELIOPOULOS, GUS 10.93 Outside of SSA
21 17 EVERGREEN HEIGHTS   WOLSON, MATTHEW & STACIA 0.02 Less than .83 Acres
22 22 PARKWAY W/S   MORRIS,BA; KALSCH,JL & SWENSEN,JM 19.84 Outside of SSA
23 10 STOCUMS ROAD S/S   LEARY, DOROTHEA JANE IRREVOC TRUST 8.43 Outside of SSA
23 12 STOCUMS ROAD S/S   CONKLIN, SAMUEL EST % CONKLIN, PJ 1.96 Outside of SSA
24 9 PARKWAY NW/S   HARDER, BENJAMIN A JR 28.85 Outside of SSA
24 5 UNNAMED ROAD E/S   CONKLIN, SAMUEL EST % CONKLIN, PJ 5.85 Outside of SSA
24 3 UNNAMED ROAD E/S   LEARY, DOROTHEA JANE IRREVOC TRUST 7.50 Outside of SSA
24 19 STOCUMS ROAD N/S   HARDER, BENJAMIN A JR 2.91 Outside of SSA

Constrained Vacant Lots



25 32.06 246 STAFFORD PARK BLVD   STAFFORD PROP URBAN RNWL % WALTERS 7.09 Developed
25 34.03 101 CAMPBELL BLVD   STAFFRD PROP APRTMT URB RNW%WALTERS 22.41 Developed
26 9 ROUTE 72 SW OF   SPADA, JAMES G. & GLORIA ETAL 15.99 Outside of SSA
26 23 ROUTE 72 SW/S   PROGRESS PLUS ASSOC 8.14 Outside of SSA
26 22 ROUTE 72 WEST OF   FRAZEE, HAROLD OSCAR & GERALDINE AN 12.47 Outside of SSA
26 11 ROUTE 72 SW/S   MILLER, WALTER 25.63 Outside of SSA
41 1 ROUTE 72  N/S   FAWN LAKES COMMUNITY ASSOC 1.60 Water/Wetlands

42.02 6 8 DUSTY MILLER DRIVE   PARAMOUNT HOMES @ FOREST HILLS LLC 0.19 Developed
42.02 1 OPEN SPACE   PARAMOUNT HOMES @ FOREST HILLS LLC 2.28 Developed
42.02 7 10 DUSTY MILLER DRIVE   PARAMOUNT HOMES @ FOREST HILLS LLC 0.22 Developed

43 4 ATLANTIC HILLS   ATL. HILLS H/O ASSOC INC % DPM INC 4.79 Outside of SSA
44.03 10 ROUTE 72 OCEAN ACRES LAKE   BONSANGUE, CHARLES TRUST 1.93 Water/Wetlands
44.03 9 955 WHISPERING OAK CIR   BONSANGUE, CHARLES TRUST 0.01 Outside of SSA
44.117 18 1424 ROUTE 72  WEST   RUTA, MODESTINO & JACQUELINE 0.28 Developed
44.117 10 1413 FORECASTLE AVENUE   RUTA, MODESTINO & JACQUELINE 0.31 Developed
44.117 17 1418 ROUTE 72  WEST   RUTA, MODESTINO & JACQUELINE 0.24 Developed 
44.127 12 1636 ROUTE 72  WEST INC LOTS 12‐14 1636 ROUTE 72 WEST LLC 1.07 Outside of SSA
44.15 44 1188 BEACON AVENUE MUELLER, MARIE 0.23 Less than .83 Acres
44.15 43 1182 BEACON AVENUE MUELLER, MARIE 0.24 Less than .83 Acres
44.16 16.01 1157 BEACON AVENUE SOCH % MERIDIAN HOSP CORP 0.42 Less than .83 Acres
44.16 15 1161 BEACON AVENUE SOCH % MERIDIAN HOSP CORP 0.24 Less than .83 Acres
44.218 5 116 LAKEVIEW DRIVE   MELEGA, MICHAEL & JOAN M. 0.02 Less than .83 Acres
44.218 4 112 LAKEVIEW DRIVE   PAPPAS, EVANGELINE, GEO & ANTHONY 0.02 Less than .83 Acres
44.218 2 104 LAKEVIEW DRIVE   DAVIES, MARK W 0.02 Less than .83 Acres
44.218 7 124 LAKEVIEW DRIVE   BROWN, GERALD S & SUSAN J 0.01 Less than .83 Acres
44.218 1 100 LAKEVIEW DRIVE   DAVIES, MARK W 0.08 Less than .83 Acres
44.218 19 172 LAKEVIEW DRIVE   STAFFORD MEDICAL PA 0.01 Less than .83 Acres
44.218 6 120 LAKEVIEW DRIVE   REILLY, LORRAINE M 0.01 Less than .83 Acres
44.218 3 108 LAKEVIEW DRIVE   GIAMPICCOLO, GIOVANNA M 0.01 Less than .83 Acres
44.218 5 116 LAKEVIEW DRIVE MELEGA, MICHAEL & JOAN M. 0.34 Less than .83 Acres
44.218 4 112 LAKEVIEW DRIVE PAPPAS, EVANGELINE, GEO & ANTHONY 0.28 Less than .83 Acres
44.218 2 104 LAKEVIEW DRIVE DAVIES, MARK W 0.35 Less than .83 Acres
44.218 7 124 LAKEVIEW DRIVE BROWN, GERALD S & SUSAN J 0.40 Less than .83 Acres
44.218 1 100 LAKEVIEW DRIVE DAVIES, MARK W 0.68 Less than .83 Acres
44.218 19 172 LAKEVIEW DRIVE STAFFORD MEDICAL PA 0.59 Less than .83 Acres
44.218 6 120 LAKEVIEW DRIVE REILLY, LORRAINE M 0.38 Less than .83 Acres
44.218 3 108 LAKEVIEW DRIVE GIAMPICCOLO, GIOVANNA M 0.27 Less than .83 Acres
44.221 6 198 GAFF/116 NEPTUNE REDDY, SAIBABA & DORASANI 0.28 Less than .83 Acres
44.221 11 117 MALLARD ROAD JUST, EDWARD 0.29 Less than .83 Acres
44.221 10 113 MALLARD ROAD JUST, EDWARD 0.25 Less than .83 Acres
44.221 4 108 NEPTUNE DRIVE REDDY, SAIBABA B & DORASANI 0.25 Less than .83 Acres
44.221 5 112 NEPTUNE DRIVE REDDY, SAIBABA & DORASANI 0.23 Less than .83 Acres
44.221 17 1728 ROUTE 72  W/141 MALL YAMBAO, ALEXANDER & MARIA 0.34 Less than .83 Acres
44.222 2 232 GAFF ROAD JENRICK FINANCIAL SERVICE INC ETAL 0.38 Lack of Access
44.222 3 228 GAFF ROAD JENRICK FIN SERV INC & MELLOMIDA, J 0.24 Lack of Access
44.222 1 236 GAFF ROAD JENRICK FINANCIAL SERVICE INC ETAL 0.34 Lack of Access
44.222 20 148 MALLARD ROAD SANTERIAN, MERLE 0.00 Lack of Access
44.222 21 152 MALLARD ROAD SANTERIAN, MERLE 0.00 Lack of Access
44.222 19 144 MALLARD ROAD SANTERIAN, MERLE 0.00 Lack of Access
44.23 1 LIGHTHOUSE DRIVE E/S   LONG BEACH CORPORATION 4.32 Developed
44.25 7 127 BLUEJACKET AVENUE   AHDOUT, SHAROKH 0.22 Less than .83 Acres
44.25 8 131 BLUEJACKET AVENUE   AHDOUT, EDNA 0.22 Less than .83 Acres



44.49 28 1218 STEAMER AVENUE   ALLIKMAA,O SR.& AL EST%GILMAN, A 0.23 Less than .83 Acres
44.49 27 1214 STEAMER AVENUE   ALLIKMAA,O SR.& AL EST %GILMAN, A 0.23 Less than .83 Acres
44.52 10 1183 GALLEY AVENUE   COLLINS, MARTIN J & MARY E 0.20 Less than .83 Acres
44.52 9 1187 GALLEY AVENUE   COLLINS, MARTIN J & MARY E 0.21 Less than .83 Acres
44.59 37 447 GOLFVIEW DRIVE   LONG BEACH CORPORATION 0.28 Less than .83 Acres
44.93 24 1158 BEACH LANE   DEL BENE, GENE & CARMELLA 0.24 Less than .83 Acres
44.93 23 1154 BEACH LANE   DEL BENE, GENE & CARMELLA 0.25 Less than .83 Acres

46 1.06 186 MARY BELL ROAD   DEL ROSSO, RUSSELL & SHERRY 0.12 Less than .83 Acres
46 1.05 41 RANCH BLVD   ARIEMMA, ANTHONY 8.42 Outside of SSA 
46 4.02 110 MARY BELL ROAD   CONROY, MICHAEL & JAQUELINE 2.44 Developed
46 14.03 9 HAZELTON COURT   MONTANEZ, WILLIAM 0.93 Developed
47 1 1 MARY BELL ROAD   CHURCH OF JESUS CHRIST OF LD SAINTS 6.37 Developed
50 4.03 80 SILO AVENUE   SILO REALTY LLC 2.22 Outside of SSA 
50 4.02 40 SILO AVENUE   SILO REALTY LLC 1.16 Outside of SSA
50 7 ROUTE 9 & PROSPECT AVE   961 MAIN STREET LLC 8.03 Outside of SSA 
51 18 CEDAR BRIDGE ROAD N/S   GREENE, GEORGE 1.86 Outside of SSA
51 12 LEVI'S ROAD E/S   SEIER, T JOSEPH 2.24 Outside of SSA 
51 19 CEDAR BRIDGE RD NORTH OF   ANDERSON, MICHAEL E 2.17 Partially outside of SSA/lack of access
51 13 LEVI'S ROAD E/S   VICIDOMINI, NEIL 2.10 Outside of SSA
51 7 LEVI'S ROAD SE/S   VICIDOMINI, NEIL 1.10 Outside of SSA
51 17 CEDAR BRIDGE ROAD N/S   ANDERSON, MICHAEL E 1.62 Outside of SSA
51 15 OLD CEDAR BRIDGE N OF   ANDERSON, MICHAEL E 2.04 Outside of SSA
51 13.01 CEDAR BRIDGE ROAD S OF   ANDERSON, MICHAEL E 0.06 Outside of SSA
51 14 LEVI'S ROAD EAST OF   VICIDOMINI, NEIL 3.52 Outside of SSA 
51 21 CEDAR BRIDGE ROAD N/S   ANDERSON, MICHAEL E 0.33 Less than .83 Acres
51 16 CEDAR BRIDGE ROAD N/S   CIRILLO, SABINO & DONNA 1.51 Outside of SSA 
51 11 LEVI'S ROAD E/S   CIRILLO, SABINO & DONNA 2.25 Outside of SSA
51 29 6 TRENT COURT   STONEHILL AT STAFFORD LLC 0.59 Developed/Part of Subdivision
51 29 2 TRENT COURT   STONEHILL AT STAFFORD LLC 0.63 Developed/Part of Subdivision
51 29 17 STONE HILL ROAD   STONEHILL AT STAFFORD LLC 0.73 Developed/Part of Subdivision
51 29 21 STONE HILL ROAD   STONEHILL AT STAFFORD LLC 0.85 Developed/Part of Subdivision
51 29 16 STONE HILL ROAD   MASTROGIOVANNI, MARK & SHANNON LYNN 0.57 Less than .83 Acres
51 29 1 TRENT CT/8 STONE HILL   STONEHILL AT STAFFORD LLC 0.54 Developed/Part of Subdivision
51 29 12 STONE HILL ROAD   STONEHILL AT STAFFORD LLC 0.51 Developed/Part of Subdivision
51 29 18 TRENT COURT   STONEHILL AT STAFFORD LLC 0.55 Developed/Part of Subdivision
51 29 13 TRENT COURT   DI PIETRO, JOSEPH & KRISTIN 0.56 Less than .83 Acres
51 29 17 TRENT COURT   STONEHILL AT STAFFORD LLC 0.93 Developed/Part of Subdivision
51 29 14 TRENT COURT   O'CONE, ANTHONY J III & LYNDSAY C 0.55 Less than .83 Acres
51 29 10 TRENT COURT   STONEHILL AT STAFFORD LLC 0.57 Developed/Part of Subdivision
51 29 806 NORTH MAIN STREET   STONEHILL AT STAFFORD LLC 2.18 Developed/Part of Subdivision
51 29 STONE HILL RD  E/S   STONEHILL AT STAFFORD LLC 1.30 Developed/Part of Subdivision
51 29 1 STONE HILL ROAD   MAUL, AARON S & KRISTINE H 0.57 Less than .83 Acres

51.1 4.03 45 SAINT MARY AVENUE   ISLAND WOODS ESTATES BY KARA HOMES 2.13 Developed/Part of Subdivision
52 8 PARKWAY EAST OF   OSIPOW, LORETTA M. 0.56 Less than .83 Acres
52 13 LEVI ROAD NW/S   LEDONNE, SAL M 4.36 Constrained by Wetlands
52 17 PARKWAY E/S   WON, CHAK L. & TERESA C. 1.54 Constrained by Wetlands
52 9 PARKWAY EAST OF   TSO, SHEA CHING 2.02 Constrained by Wetlands
52 18 PARKWAY EAST OF   IBRAHIM, SAM S. 2.01 Constrained by Wetlands
52 3 PARKWAY EAST OF   CAFIERO, ANGELA & DENNIS J JR 4.15 Outside of SSA 
52 15 LEVI'S ROAD W/S   KRAI, PETER & BEVERLY 0.47 Less than .83 Acres
52 19 CEDAR BRIDGE ROAD N OF   EGBERT, EJ % EGBERT JA 4.05 Constrained by Wetlands
52 10 LEVI ROAD NW/S   GUNDERSEN, GARY & DIANA 0.97 Constrained by Wetlands



52 7 PARKWAY EAST OF   OSIPOW, LORETTA 4.00 Constrained by Wetlands
54 3 CEDAR BRIDGE ROAD S/S   CACCURO, FRANK 0.71 Less than .83 Acres
54 2 CEDAR BRIDGE ROAD S/S   ANDERSON, MICHAEL E 1.95 Outside of SSA/Wetlands
54 3.03 165 LITTLEWORTH MILL ROAD   VERGE, BRIAN & PATRICIA 0.93 Outside of SSA 
54 18.03 104 OXYCOCUS ROAD WILHELM, ERIC & CYNTHIA 0.62 Less than .83 Acres
55 6.05 56 LITTLEWORTH MILL ROAD NILSEN, IAN & ANGELA 0.51 Less than .83 Acres
67 2 OXYCOCUS ROAD W/S   BD&P PTRSHIP % MAYO,JP‐REMAX OF LBI 0.01 Less than .83 Acres
70 9 LAKE MANAHAWKIN EST   ROUTE 72 REALTY ASSOCIATES 1.46 Less than .83 Acres/ Constrained by Wetlands
73 5 LAKE MANAHAWKIN   ROBINSON, JULIUS & CLARA ‐ EST OF 0.23 Less than .83 Acres
73 6 LAKE MANAHAWKIN   ROBINSON, JULIUS & CLARA ‐ EST OF 0.21 Less than .83 Acres

77.02 1 302 DOC CRAMER BLVD   SP 72 LLC 8.38 Approval for Development
92.7 2 HARPOON DR WETLANDS   GET PARTNERS LLC 0.00 Less than .83 Acres
114 2.01     0.00 Less than .83 Acres
118 86 PARKWAY E/S   ATLANTIC ELEC ATT:REAL ESTATE DEPT 0.96 Infrastructure ROW
119 20 BARNEGAT GABLES   MACHINO, MARIA 0.05 Less than .83 Acres
119 19 BARNEGAT GABLES   WEBER, GJ 0.10 Less than .83 Acres
119 8 BARNEGAT GABLES   ATLANTIC CITY ELECTRIC CO 0.21 Infrastructure ROW
119 28 BARNEGAT GABLES   EHINGER, ALBERT 0.14 Less than .83 Acres
120 50.01 ROUTE 72 S/S PERRY'S LAKE   DAVIS & ASSOCIATES LLC 5.28 Stormwater Basin/Tree Retention 
120 102 507 ROUTE 72  WEST   DAN‐D INC 0.50 Less than .83 Acres

120.07 4 242 JUNCTION DRIVE   MOSS, ALBERT & JANE 0.44 Developed
120.07 3 236 JUNCTION DRIVE   MOSS, ALBERT & JANE 0.39 Developed
120.09 3 290 JUNCTION DRIVE HAUG, NORMAN H JR & MERIANNE 0.37 Less than .83 Acres
120.1 4 42 ENO ROAD PRESTIA, FRANCIS 0.37 Less than .83 Acres
120.1 5 48 ENO ROAD PRESTIA, PETER 0.40 Less than .83 Acres
120.21 11 ROUTE 72 W/S   DAVLOUROS, ANDREW & MARIA 0.15 Less than .83 Acres
120.21 12 ROUTE 72 W/S   DAVLOUROS, ANDREW & MARIA 0.28 Less than .83 Acres

121 9 LANGE DRIVE NORTH OF   GIBERSON, THOMAS P & RUTH 0.21 Less than .83 Acres
123 18 314 SOUTH MAIN STREET   DAVIS & ASSOCIATES LLC 2.00 Developed/Part of Perry's Lake & Open Space Plan
123 12.02 BOLTON LANE N/S   JONRIE HOLDINGS LLC 0.62 Less than .83 Acres

123.01 29.09 10 PERKINS LANE PERKINS, MITCHELL & KERRY 0.66 Less than .83 Acres and non‐contiguous
123.01 29.11 PERKINS LA & OAK AVE PERKINS, MITCHELL & KERRY 0.61 Less than .83 Acres and non‐contiguous
123.01 18.02 364 SO MAIN ST/PERRY'S LK   DAVIS & ASSOCIATES LLC 2.56 Part of Perry's Lake & Open Space Plan

124 98 86 LAMSON ROAD   DAVIS & HEM HOMES LLC 0.99 Outside of SSA
124 81 LAMSON ROAD NORTH OF   HARDER, ARTHUR N & JACQUELINE 3.14 Outside of SSA 
124 69 CEDAR RUN BROOK   ATLANTIC CITY ELECTRIC CO 8.93 Constrained by Wetlands
124 114.01 LAMSON ROAD E/S   CLEARY, JOSEPH M JR & AUDREY J 8.67 Outside of SSA
124 113 LAMSON RD NE/S   VITALE, FREDERICK R & ANNA M 12.63 Outside of SSA 
124 86 LAMSON ROAD NORTH OF   ESTELLE, JAMES 1.09 Outside of SSA
124 114 LAMSON RD E/S   LAMSON PROPERTIES LLC 7.48 Outside of SSA
124 75 CEDAR RUN S/S   ATLANTIC CITY ELECTRIC CO 6.12 Infrastructure ROW
124 74 CEDAR RUN BROOK   CONKLIN, SAMUEL B % CONKLIN, PJ 4.13 Constrained by Wetlands
124 63 CEDAR RUN NORTH OF   ATLANTIC CITY ELECTRIC CO 4.25 Infrastructure ROW
124 78.01 CEDAR RUN S/S   ATLANTIC CITY ELECTRIC CO 3.95 Infrastructure ROW
124 112 LAMSON ROAD NE OF   LAMSON PROPERTIES LLC 17.74 Outside of SSA
124 65 CEDAR RUN NORTH OF   UNKNOWN 0.38 Less than .83 Acres
124 62 OAK AVENUE SOUTH OF   ATLANTIC CITY ELECTRIC CO 4.42 Infrastructure ROW
124 101 LAMSON ROAD N/S   HARDER, ARTHUR NOEL & JACQUELINE 4.09 Outside of SSA 
124 72 CEDAR RUN BROOK   ATLANTIC CITY ELECTRIC CO 5.64 Infrastructure ROW
124 110 LAMSON ROAD NE OF   VITALE, FREDERICK R & ANNA M 13.26 Outside of SSA 
124 78 CEDAR RUN S/S   ATLANTIC CITY ELECTRIC CO 1.30 Infrastructure ROW
124 71 CEDAR RUN   CONKLIN, SAMUEL B % CONKLIN, PJ 2.34 Constrained by Wetlands



124 77 CEDAR RUN BROOK   CONKLIN, SAMUEL B % CONKLIN, PJ 2.18 Constrained by Wetlands
124 76 CEDAR RUN BROOK   CONKLIN, SAMUEL B % CONKLIN, PJ 1.76 Constrained by Wetlands
124 70 CEDAR RUN CREEK S OF   ATLANTIC CITY ELECTRIC CO 3.82 Infrastructure ROW
124 73 CEDAR RUN BROOK   SANGER, TONI E 3.40 Constrained by Wetlands
124 64 CEDAR RUN NORTH OF   TREADWELL INVESTMENT CO LLC 8.59 Constrained by Wetlands
124 106 LAMSON ROAD NORTH OF   MEYERS, J & R AND TRUEX, M. & L. 7.71 Outside of SSA 
124 66 CEDAR RUN N/S   ATLANTIC CITY ELECTRIC CO 1.80 Infrastructure ROW
124 127 CRANBERRY BOG CEDAR RN   JERMAN, JEFFREY R 15.60 Constrained by Wetlands
124 67 CEDAR RUN N/S   ATLANTIC CITY ELECTRIC CO 6.54 Infrastructure ROW
124 79 CEDAR RUN BROOK   ATLANTIC CITY ELECTRIC CO 4.19 Infrastructure ROW
124 45 OAK AVE S OF W OF RT 9   PUZZIFERRO, ARTHUR 4.26 Constrained by Wetlands
124 125 CRANBERRY BOGS CEDAR RUN   ATLANTIC ELEC ATT:REAL ESTATE DEPT 1.09 Infrastructure ROW
124 42.02 91 OAK AVENUE JORGENSEN, HALDOR JR. & LINEA 0.37 Less than .83 Acres
124 63 CEDAR RUN NORTH OF ATLANTIC CITY ELECTRIC CO 0.61 Less than .83 Acres

124.01 136 BARNEGAT GABLES   O'BRIEN, JOHN J. 0.02 Less than .83 Acres
124.01 138 BARNEGAT GABLES   MACHINO, MARIA 0.07 Less than .83 Acres
124.01 137 BARNEGAT GABLES   PALAZZI, PAUL & LENA 0.07 Less than .83 Acres
124.01 243 BARNEGAT GABLES   VANDERHOOF, ROBERT J. & MAY 0.07 Less than .83 Acres
124.01 267 BARNEGAT GABLES   BUCHER, ANTON & MAGGIE 0.06 Less than .83 Acres
124.01 122 BARNEGAT GABLES   SWAN, MYRON J. & SUSIE V. 0.09 Less than .83 Acres
124.01 135 BARNEGAT GABLES   COWE, ANNIE 0.07 Less than .83 Acres
124.01 64 BARNEGAT GABLES   NICKRASZ, ALBERT 0.05 Less than .83 Acres
124.01 2 BARNEGAT GABLES   ATLANTIC CITY ELECTRIC CO 0.05 Less than .83 Acres
124.01 28 BARNEGAT GABLES   ATLANTIC CITY ELECTRIC CO 3.05 Infrastructure ROW
124.01 60 BARNEGAT GABLES   MACHINO, MARIA 0.12 Less than .83 Acres
124.01 31 BARNEGAT GABLES   BOEHM, GW & K % ROBERT & MARY 0.09 Less than .83 Acres
124.01 140 BARNEGAT GABLES   DITZEL, EDWARD J. & LOUISE 0.09 Less than .83 Acres
124.01 1 BARNEGAT GABLES   ATLANTIC CITY ELECTRIC CO 0.09 Less than .83 Acres
124.01 258 BARNEGAT GABLES   WHITEHOUSE, CHARLES J. 0.11 Less than .83 Acres
124.01 121 BARNEGAT GABLES   HEDSTROM, ERIC 0.08 Less than .83 Acres
124.01 271 BARNEGAT GABLES   RIESSNER, MARGARET E. 0.17 Less than .83 Acres
124.01 111 BARNEGAT GABLES   COLEHAMER, KITTIE M. 0.18 Less than .83 Acres
124.01 28 BARNEGAT GABLES ATLANTIC CITY ELECTRIC CO 42.50 Infrastructure ROW
124.06 16 19 ROYAL OAK COURT   MADORE, KEITH A & VALERIE T 1.07 Developed/Included in Subdivision
124.06 7 10 ROYAL OAK COURT   ASARO, THOMAS & GINAMARIE 1.42 Developed/Included in Subdivision
124.06 15 23 ROYAL OAK COURT   ANDEV CORPORATION 1.15 Developed/Included in Subdivision

125 6 796 SOUTH MAIN STREET   VOGELMAN, PATRICK J & HELYN M 0.04 Less than .83 Acres
125 11 LAMSON ROAD N/S   TRUEX, MARTIN 0.79 Less than .83 Acres
125 9 POLLYPOD ROAD N/S   SALMONS, BYRAM H JR & ELENA A 1.16 Outside of SSA

128.03 8 DETENTION BASIN   ROYCE RUN ASSOCIATES LLC 1.25 Developed, Detension Basin
128.04 1 DETENSION BASIN   ROYCE RUN ASSOCIATES LLC 2.51 Developed, Detension Basin

129 9 ROUTE 9 W/S   LAMSON PROPERTIES LLC 8.53 Outside of SSA 
129 10.01 POLLYPOD ROAD S/S   LAMSON PROPERTIES LLC 2.48 Outside of SSA
129 8 930 SOUTH MAIN STREET   LAMSON PROPERTIES LLC 1.18 Outside of SSA 

130.01 1 ROUTE 9 W/S   LAMSON PROPERTIES LLC 2.29 Outside of SSA 
130.02 8 CEDAR LANE N/S   DAY, CR‐EST % DAY, DANIEL TTEE 0.41 Outside of SSA 
130.02 7 1176 SOUTH MAIN STREET   DAY, CR‐EST % DAY, DANIEL TTEE 0.76 Outside of SSA
130.02 9 CEDAR LANE N/S   DAY, CR‐EST % DAY, DANIEL TTEE 1.15 Outside of SSA 

131 9 S/S CEDAR LANE   JARCZYNSKI, FRANCIS J III & CAROL J 0.28 Less than .83 Acres
131 3 17 CEDAR LANE   FILOON, JOSEPH JR 0.69 Less than .83 Acres
131 1 CEDAR LANE S/S   DAY, CR‐EST % DAY, DANIEL TTEE 0.52 Less than .83 Acres
132 2 ROUTE 9 W/S   DAY, CR‐EST % DAY, DANIEL TTEE 0.20 Less than .83 Acres



132 1 ROUTE 9 W/S   DAY, CR‐EST % DAY, DANIEL TTEE 0.20 Less than .83 Acres
133 28.01 ROUTE 9 E OF AT TWP LINE   MERSHON, GEORGE W 0.62 Less than .83 Acres
133 30 TUCK RR AT EGLS E/S   KRASINSKI,THOMAS M & GAIL GROGAN 2.78 Outside of SSA 
133 41 ROUTE 9 EAST OF   THOMAS, MICHELE E 13.33 Constrained by Wetlands
133 35.02 MAYETTA LANDING SW   DAVECO INDUSTRIAL LLC 2.15 Outside of SSA 
133 26 ROUTE 9 E/S   TRUEX, LEROY & MARTIN & MEYERS, J. 9.85 Outside of SSA 
133 33 OLD TUCKERTON RR   RAIMO, ROBERT  & THOMAS 4.37 Outside of SSA
133 15 ROUTE 9 E/S   DAVECO INDUSTRIAL LLC 10.96 Outside of SSA 
133 18 ROUTE 9 E OF, S OF ALLEN   HENSHAW, JAMES 0.94 Outside of SSA 
133 27 1103 SOUTH MAIN STREET   TRUEX, LE & MEYERS, J & TRUEX, ML 0.74 Less than .83 Acres
133 22 983 SOUTH MAIN STREET   DAVECO INDUSTRIAL LLC 6.78 Outside of SSA 
133 8 67 ALLEN LANE   MEYERS, JAMES 0.98 Developed
133 35.01 MAYETTA LANDING SW   DAVECO INDUSTRIAL LLC 0.93 Outside of SSA
134 17 MAYETTA LANDING ROAD N/S   LACOSTA, PAUL F JR,JOHN & PAULA 0.88 Outside of SSA/ Wetland Constraints
134 1 CEDAR RUN NORTH OF   WES OUTDOOR ADV. CO. 0.80 Less than .83 Acres
135 17 CEDAR RUN DOCK   WILSON, LEONARD & DAWN 0.93 Developed
135 2.01 OLD TUCKERTON RR   WILSON, LEONARD & DAWN 1.60 Developed
135 4 OLD TUCKERTON RD W/S LEARY, DENNIS E & DIANNE V 0.56 Less than .83 Acres
137 5 GREEN BRIAR ROAD NORTH OF   BROOKER,MARTIN C & TROILO,CAMERON 0.39 Less than .83 Acres
139 10 79 RIDGEWAY AVENUE   GIBERSON, RANDALL & JEANETTE 1.48 Developed
143 1 365 SOUTH MAIN STREET   TAFF, ROBERT H 2.91 Approval for Development
144 30 211 SOUTH MAIN STREET INC. LOT 31 ATLANTIC CITY ELECTRIC COMPANY 1.31 Infrastructure ROW
144 32 233 SOUTH MAIN STREET   ABBOTT, HERSCHEL W JR & LINDA 1.08 Developed

144.02 22.02 27 PARK AVENUE   RAYLMAN, JAMES E & MARGARET M 0.26 Less than .83 Acres
144.02 1 EAST BAY AVENUE S/S   ATLANTIC ELEC ATT:REAL ESTATE DEPT. 0.01 Less than .83 Acres

145 49 JENNINGS ROAD GARDNER, JOHN R FAMILY LTD PRTNRSHP 0.75 Less than .83 Acres
145.01 32.01 ROUTE 72 S/S NEW   SHAPIRO, HERBERT 1.96 Constrained by Wetlands

146 61 MILL CREEK ROAD W/S   JOHNSON, WALTER L III & SUSAN C 0.62 Less than .83 Acres
146 36 ROUTE 72 NORTH OF   CAMPBELL, RICHARD C 2.18 Constrained by Wetlands
146 37.03 529 MILL CREEK ROAD   TRACY, BRUCE 1.11 Constrained by Wetlands
146 45.02 579 MILL CREEK ROAD   GORSKI, LEONARD P 0.64 Less than .83 Acres

146.01 53 46 INDIAN ROAD   7 G'S PROPERTIES LLC 0.34 Less than .83 Acres
146.01 3 13 JENNINGS ROAD   ATTIC THREE A PARTNERSHIP 0.12 Less than .83 Acres
146.01 2 INDIAN W/S  JENNINGS E/S   ATTIC THREE 0.58 Less than .83 Acres
146.01 50 INDIAN ROAD W/S EISMANN, LAWRENCE K & BARBARA I 0.64 Less than .83 Acres

147 41.03 CEDAR RUN DOCK ROAD E/S   NELSON, BRUCE & BONNIE 0.97 Outside of SSA
147.105 4 MILL CREEK S OF RR W/S   PEARCE, FC ‐ %CRANMER, C. EUGENE JR 7.03 Constrained by Wetlands/ Outside of SSA 
147.105 55.03 JENNINGS ROAD  W OF   UNKNOWN 1.45 Constrained by Wetlands
147.105 1 BAY AVENUE S/S   ATLANTIC ELEC ATT:REAL ESTATE DEPT 1.09 Infrastructure ROW
147.105 2 JENNINGS ROAD   ATLANTIC ELEC ATT:REAL ESTATE DEPT 11.18 Infrastructure ROW
147.107 56.02 MILL CREEK RD SW   BOISCLAIR,M(TTEE‐FRASCA)%PCF MGMT 3.61 Constrained by Wetlands
147.107 56.03     1.50 Developed
147.11 142.08 539 ROUTE 72  EAST   HIMMELSTEIN, ROBERT A & STEPHANIE L 2.31 Developed
147.11 30     0.65 Less than .83 Acres
147.11 31 335 ROUTE 72  EAST   BERLAND, JUDY L 0.65 Less than .83 Acres
150.01 14 STAFFORD PARK   SHAPIRO, MARK L 0.69 Less than .83 Acres
150.01 3 69 HOLLY STREET   GIBSON, BRAD W. & JANNALEE 0.79 Less than .83 Acres

153 9 STAFFORD PARK   KLINE, JEFFREY J & JOSHUA 1.03 Constrained by Wetlands
157 1 STAFFORD PARK   SCHMID, O. ROBERT 3.92 Constrained by Wetlands
158 5.01 583 EAST BAY AVENUE   DAVECO INDUSTRIAL LLC 1.07 Developed
158 17 BAY AVENUE S/S   TOOKER, JEFFREY A 0.58 Less than .83 Acres

158.01 29 BAY AVENUE W/S   CHAPMAN, WALTER H JR 0.67 Less than .83 Acres



158.01 21.03 ROUTE 72 /BAY/MARSHA   WES OUTDOOR ADVERTISING CO 1.90 Constrained by Wetlands
158.01 114 ROUTE 72 N/S   CBS OUTDOOR INC 1.31 Constrained by Wetlands
158.01 27 BAY AVENUE S/S   HANCE, WALTER N. & AVIS B. 0.55 Less than .83 Acres
158.01 119 ROUTE 72 N/S   RAUPP, LOUIS H 0.61 Less than .83 Acres
158.01 26 BAY AVENUE SW CORNER   HANCE, WALTER N. & AVIS B. 0.56 Less than .83 Acres
158.01 114.01 1355 EAST BAY AVENUE   TOOKER, JEFFREY 0.21 Less than .83 Acres

185 50.01     0.26 Less than .83 Acres
185 47 BAY AVENUE E/S   TONNESEN, EDWARD L 0.17 Constrained by Wetlands
185 18 HILLIARDS SEC A   TONNESEN, EDWARD L 0.79 Constrained by Wetlands
185 53.01     0.31 Less than .83 Acres
185 21 HILLIARDS   MALLARD ISLAND YACHT CLUB LLC 0.14 Less than .83 Acres
185 49.01     0.11 Less than .83 Acres
185 22 FOX ISLAND CREEK E/S   TONNESEN, EDWARD L 0.08 Less than .83 Acres

188.01 1.01     0.07 Less than .83 Acres
189.01 2.01     0.03 Less than .83 Acres

190 8 BAYSIDE   BISAQUINO, LOUIS % GARAGE CLOTHING 0.13 Less than .83 Acres
190 11 BAYSIDE   CHAPMAN, WALTER H JR 0.06 Less than .83 Acres
190 21 1294 AVENUE A   SPRINGSTEAD, WAYNE D 0.12 Less than .83 Acres
190 9 BAYSIDE   ZARRILLO, MARK 0.14 Less than .83 Acres
190 13 AVENUE C EAST END   CHAPMAN, WALTER H JR 0.07 Less than .83 Acres
190 20 1292 AVENUE A   SPRINGSTEAD, WAYNE D 0.06 Less than .83 Acres
190 10 BAYSIDE   CHAPMAN, WALTER H JR 0.09 Less than .83 Acres
190 14 MANAHAWKIN CREEK S/S   ZARRILLO, MARK 0.12 Less than .83 Acres
191 12 17 AVENUE F   LONGMORE, JL & L & L; GOLOFF, L 0.06 Less than .83 Acres
192 5 BAYSIDE   HANCE, WALTER M & AVIS 0.40 Less than .83 Acres and non‐contiguous
194 1 BAYSIDE   HANCE, WALTER M. & AVIS B. 0.72 Developed
195 1 BAYSIDE   HANCE, WALTER M. & AVIS B. 0.78 Constrained by Wetlands
196 3 BAYSIDE   HANCE, WALTER M & AVIS B 0.22 Constrained by Wetlands
199 1 BAYSIDE   HANCE, WALTER M & AVIS B 0.46 Less than .83 Acres and non‐contiguous
200 150 1205 WEST MALLARD DRIVE INC. 150‐152 RAUPP, LOUIS 0.11 Less than .83 Acres
200 143 1225 WEST MALLARD DRIVE   GARTMANN, MARILYN SENIOR 0.10 Less than .83 Acres
200 145 MALLARD ISLAND   KRAFT, JEFFREY & LISA 0.06 Less than .83 Acres
200 142 1229 WEST MALLARD DRIVE   GARTMANN, MARILYN SENIOR 0.10 Less than .83 Acres
200 146 MALLARD ISLAND   KRAFT, JEFFREY & LISA 0.05 Less than .83 Acres
200 116 1283 WEST MALLARD DRIVE   EASTON, SEAN 0.09 Less than .83 Acres
200 125 1261 WEST MALLARD DRIVE   WILLIE, JAY & LYNETTE 0.05 Less than .83 Acres
202 26 MALLARD ISLAND   ROE, MARIAN A 0.43 Less than .83 Acres
203 14 MALLARD ISLAND   LONGMORE, ROBERT & MARLENE 0.05 Less than .83 Acres
203 13 MALLARD ISLAND   GARTMANN, RUSSELL JOHN 0.36 Less than .83 Acres
204 30 MALLARD ISLAND   LONGMORE, ROBERT & MARLENE 0.04 Less than .83 Acres
206 22 MALLARD ISLAND   TANIS, NEAL M 0.10 Less than .83 Acres
207 1 MALLARD ISLAND   POPE, RONALD R & JANE E 0.06 Less than .83 Acres
209 175 1153 WEST MALLARD DRIVE   GENDRON, JOSEPH R & NANCY L 0.06 Less than .83 Acres
209 166 1173 WEST MALLARD DRIVE   ARNOLD, CHARLES & MARY 0.03 Less than .83 Acres
209 28 MALLARD ISLAND   BAKKE, ZOSIA LORETTA 0.04 Less than .83 Acres
209 172 1161 WEST MALLARD DRIVE   MOON, G,MARGARET,STEPHEN & DENISE 0.13 Less than .83 Acres
209 180 MALLARD ISLAND   BATOFF, MICHAEL A 0.08 Less than .83 Acres
209 48 29 TEAL BEND   HOEY, LILLIAN C 0.05 Less than .83 Acres
209 29 1447 EAST MALLARD DRIVE   WALDRON, JJ JR.‐EST OF %WILLIAM J 0.04 Less than .83 Acres
209 46 33 TEAL BEND   HOEY, LILLIAN C 0.05 Less than .83 Acres
209 160 1183 WEST MALLARD DRIVE   ROBERTS, STEPHEN D 0.11 Less than .83 Acres
209 178 MALLARD ISLAND   GARTMANN, RUSSELL JOHN 0.11 Less than .83 Acres



209 174 1157 WEST MALLARD DRIVE   MCDONALD, ROBERT A & ADELE M 0.12 Less than .83 Acres
209 176 1149 WEST MALLARD DRIVE   EPPLER, JANE % YANNETT, SUSANN 0.07 Less than .83 Acres
209 61 MALLARD ISLAND   CIALONE, ANNISIA 0.09 Less than .83 Acres
209 47 31 TEAL BEND   HOEY, LILLIAN C 0.05 Less than .83 Acres
209 70 1379 EAST MALLARD DRIVE INC. LOT 69 DEMPSEY, MICHELE 0.13 Less than .83 Acres
211 3 MALLARD ISLAND   CYBURT, RICHARD & DALE 0.08 Less than .83 Acres
211 1 MALLARD ISLAND   EGNAK, ALBERT‐EST % EGNAK, SHAWN 0.11 Less than .83 Acres
211 14 MALLARD ISLAND   GARTMANN, MARILYN TRUST 0.06 Less than .83 Acres
211 15 MALLARD ISLAND   PFEIFFER, JOHN 0.04 Less than .83 Acres
216 25 MALLARD ISLAND INC.26 STOUGHTON, III LEONARD A. & EDNA M. 0.11 Less than .83 Acres
216 29 MALLARD ISLAND   BREESE, WILLIAM & ARLENE 0.06 Less than .83 Acres
224 2 BAY & HILLIARD NW CORNER   JERSEY SHORE CNCL, INC. BOY SCOUTS 5.56 Constrained by Wetlands
226 1 HENRY PAUL PLAN   PAUL, HENRY D 2.14 Constrained by Wetlands
227 1 HENRY PAUL PLAN   PAUL, HENRY D 1.80 Constrained by Wetlands
229 13 212 EAST BAY AVENUE   SCHULTZ, THEODORE J 0.54 Less than .83 Acres
229 8 23 PARKER STREET   OSTROWSKI, RICHARD E & SANDRA L 0.54 Less than .83 Acres
229 31 BAY AVENUE NORTH OF   KALSCH, MARLENE J TRUST 6.86 Constnained by Weteands
229 39 532 WALNUT STREET   ROSSELL, G, HAMBEL, EJ & RUSSELL, M 0.88 Developed

229.01 1.03 199 BEACH AVENUE   MONTGOMERY, JOEL R 0.74 Less than .83 Acres
229.01 3.02 PARKER E OF  S OF BEACH   ZARRILLO, LOUIS J 0.24 Less than .83 Acres

230 16.01 22 PARKER STREET   SCHOVANEC, LOUIS C & CHARLES M 0.63 Less than .83 Acres
231 19     1.26 Developed
232 2 12 EAST BAY AVENUE   OTAMA REAL ESTATE LLC 0.35 Less than .83 Acres
235 34 STAFFORD AVENUE N/S   SUTTER, JAMES JR 0.44 Less than .83 Acres
242 1.03 HILLIARD BLVD E/S RT 9   DPH GRP LP C/O 84 LUMBER TAX DEPT 0.37 Developed
242 1.02 377 NORTH MAIN STREET   DPH GRP LP C/O 84 LUMBER TAX DEPT 0.35 Developed
242 1.04 HILLIARD BLVD E/S RT 9   DPH GRP LP C/O 84 LUMBER TAX DEPT 0.51 Developed
243 10 PARKER STREET E/S   JONES, EVAN & HOOVEN, C ‐ TRUSTEE 1.72 Developed
257 1 MANAHAWKIN TERRACE 7‐Jan MANAHAWKIN BAPTIST CHURCH 0.20 Developed
259 1 MANAHAWKIN TERRACE Jan‐40 MANAHAWKIN BAPTIST CHURCH 2.46 Developed
260 1 MANAHAWKIN TERRACE Jan‐54 MANAHAWKIN BAPTIST CHURCH 2.85 Developed
261 46 MANAHAWKIN TERRACE 51‐56 MANAHAWKIN BAPTIST CHURCH 0.12 Developed
261 28 MANAHAWKIN TERRACE 27,28,45,49,50 UNKNOWN 0.19 Developed
261 1 MANAHAWKIN TERRACE 1‐11,13‐17,21,23‐24,26,29‐44 MANAHAWKIN BAPTIST CHURCH 2.12 Developed
261 48 MANAHAWKIN TERRACE 47&48 MANAHAWKIN BAPTIST CHURCH 0.04 Developed
262 21 MANAHAWKIN TERRACE 21,22,40‐42 MANAHAWKIN BAPTIST CHURCH 0.29 Developed
262 44 MANAHAWKIN TERRACE 27,43‐45 MANAHAWKIN BAPTIST CHURCH 0.23 Developed
262 49 MANAHAWKIN TERRACE 28&49 UNKNOWN 0.06 Developed
262 47 MANAHAWKIN TERRACE 47,48 MANAHAWKIN BAPTIST CHURCH 0.02 Developed
262 1 MANAHAWKIN TERRACE 1‐15,19‐20,29‐39 MANAHAWKIN BAPTIST CHURCH 1.69 Developed
262 52 MANAHAWKIN TERRACE 46,51,52 UNKNOWN 0.08 Developed
262 50 MANAHAWKIN TERRACE   MANAHAWKIN BAPTIST CHURCH 0.01 Developed
263 2 MANAHAWKIN TERRACE 2‐3,5‐7,9‐23,26,29‐ 44 MANAHAWKIN BAPTIST CHURCH 2.17 Developed
263 45 MANAHAWKIN TERRACE 27,28,45,46 MANAHAWKIN BAPTIST CHURCH 0.23 Developed
264 44 MANAHAWKIN TERRACE 26,28,43‐46 UNKNOWN 0.31 Developed
265 15 MANAHAWKIN TERRACE 12‐16,31,32 UNKNOWN 0.40 Developed

265.01 20 MANAHAWKIN TERRACE 18‐20,36,38 UNKNOWN 0.29 Developed
265.02 26 MANAHAWKIN TERRACE 26&27 DROTAR, SR., JOHN C/O A. DROTAR 0.13 Less than .83 Acres
265.02 45 MANAHAWKIN TERRACE   UNKNOWN 0.05 Less than .83 Acres

277 1 MANAHAWKIN TERRACE Jan‐56 MANAHAWKIN BAPTIST CHURCH 3.35 Developed
296 3.04 1053 NORTH MAIN STREET   CAMPAGNOLO, WILLIAM 1.53 Const ained by Wethands
296 2 ROUTE 9 E/S   GS REALTY CORP 8.21 Developed



296 3.03 1021 NORTH MAIN STREET   CREATED LLC 1.10 Developed
296 64.01 BEACH AVENUE S/S   JERSEY SHORE BROADCASTING CORP 1.02 Developed
296 13 HILLIARDS NORTH OF   BAEBI, JOSEPH FRANCIS 3.14 Constrained by Wet ands
296 74 316 HILLIARD BLVD   HAGGAS, BRUCE AND MARY 0.02 Less than .83 Acres
296 65 637 BEACH AVENUE   PRINS, KENNETH J & CORAZON D 12.53 Constbained by Wetlands
296 111 OLD TUCKERTON RR   GS REALTY CORP 3.54 Developed
296 15 OLD TUCKERTON RR   MANAHAWKIN BAPTIST CHURCH 0.90 Developed
296 75 HILLIARD BLVD EAST OF INC. LOT 70 HAGGAS, BRUCE & MARY 14.24 Constrained by Wetlands
296 66 BEACH AVENUE S/S   PRINS, KENNETH J & CORAZON D 0.41 Less than .83 Acres
296 64.02 BEACH AVENUE S/S   JERSEY SHORE BROADCASTING CORP 1.04 Developed
296 43 BEACH AVENUE N/S   PRINS, KENNETH J & CORAZON 0.73 Less than .83 Acres
296 72 298 HILLIARD BLVD INC. LOT 73 SEAMAN, NOAH & KATHERINE ARENA 0.51 Less than .83 Acres
296 73 298 HILLIARD BLVD   SEAMAN, NOAH & KATHERINE ARENA 0.26 Less than .83 Acres
296 74 316 HILLIARD BLVD HAGGAS, BRUCE AND MARY 0.63 Less than .83 Acres
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ATTACHMENT D: DEVELOPABLE PARCEL 
INVENTORY 

 



Block Lot Address Additional Lots Owner  Property Acreage
13 38.02 1105 ROUTE 72  WEST   DENAGEL, EUGENE 1.73
43 2 ROUTE 72 E/S   OCEAN ACRES INC % THE WALTERS GROUP 1.60

44.03 5 17 ANCHOR AVENUE   BONSANGUE, CHARLES TRUST 0.30
44.03 6 21 ANCHOR AVENUE   BONSANGUE, CHARLES TRUST 0.37
44.03 3 9 ANCHOR AVENUE   BONSANGUE, CHARLES TRUST 0.26
44.03 2 5 ANCHOR AVENUE   BONSANGUE, CHARLES TRUST 0.25
44.03 4 13 ANCHOR AVENUE   BONSANGUE, CHARLES TRUST 0.26
44.03 7 25 ANCHOR AVENUE   BONSANGUE, CHARLES TRUST 0.38
44.03 1 1 ANCHOR/11 LIGHTHOUSE   BONSANGUE, CHARLES TRUST 0.29
44.125 15 54 ATLANTIS AVENUE   SHREM, LESLIE 0.49
44.125 11 1564 ROUTE 72/42 ATLANTIS   SHREM, VIVIAN ‐ EST OF %LESLIE 0.36
44.125 12 46 ATLANTIS AVENUE   SHREM, VIVIAN ‐ EST OF %LESLIE 0.57
44.125 16 58 ATLANTIS AVENUE   SHREM, VIVIAN ‐ EST OF %LESLIE 0.39
44.125 14 50 ATLANTIS AVENUE   SHREM, VIVIAN ‐ EST OF %LESLIE 0.73
44.16 3 1213 BARNACLE DRIVE   GALAPAGOS ASSOC LLC % MERIDIAN HOSP 0.31
44.16 5 1205 BARNACLE DRIVE   GALAPAGOS ASSOC LLC % MERIDIAN HOSP 0.25
44.16 6 1197 BEACON/1201 BARNACLE   GALAPAGOS ASSOC LLC % MERIDIAN HOSP 0.25
44.16 4 1209 BARNACLE DRIVE   GALAPAGOS ASSOC LLC % MERIDIAN HOSP 0.26
44.16 8.01 1187 BEACON AVENUE   GALAPAGOS ASSOC LLC % MERIDIAN HOSP 1.11
44.16 2 1217 BARNACLE DRIVE   GALAPAGOS ASSOC LLC % MERIDIAN HOSP 0.39
44.221 19 149 MALLARD ROAD   LEONG, HENRY & MARY 0.36
44.221 18 1732 ROUTE 72  W/145 MALL   LEONG, HENRY & MARY 0.44
44.229 1 OCEAN ACRES GOLF COURSE 44.228/2 LONG BEACH CORP 36.00
44.61 13 825 BUCCANEER LANE   MINNIG, CARLOS & MARIA G 0.52
44.61 14 829 BUCCANEER LANE   MINNIG, CARLOS & MARIA 0.51

46 1.1 166 MARY BELL ROAD   JIMMERSON, GIFFORD & ANNETTE 1.02
46 1.13 158 MARY BELL ROAD   PARISE, MARJORIE & ROBERT 1.77
46 12.04 160 BEACHVIEW AVENUE   DIORIO, DONALD A & MARY A 0.91
46 12.05 156 BEACHVIEW AVENUE   KASTANIS, JOHN & CHRIS 0.98
46 15 188 BEACHVIEW AVENUE   ADANATZIAN, DENNIS 4.04
46 4.03 118 MARY BELL ROAD   STAFFORD MEDICAL PA 2.53
46 12.07 170 BEACHVIEW AVENUE   ADANATZIAN, DENNIS 0.95
46 12.06 174 BEACHVIEW AVENUE   ADANATZIAN, DENNIS 1.18
46 4.03 114 MARY BELL ROAD PINENO, JOSEPH A 1.51

46.01 15 10 COLTS NECK ROAD   LITTLE, LLOYD & BEVIS, JOYCE 1.03
46.01 20 21 COLTS NECK ROAD   GARDNER, ROBERT & CARMELA 2.35

50 1.08 1069 PROSPECT AVENUE   PASCALE, LESLIE & YVONNE 1.39
51 52.01 878 NORTH MAIN STREET   PLAZA 10 ASSOC C/O ONSY I YOUSEF 8.64
51 1.16 6 HEARTHWOOD COURT   TARABOCCHIA, DOMINICK 1.19

51.02 22.06 2 KELLY CT/104 SILO AVE   MB PROPERTIES NJ3 LLC 0.99
51.02 22.04 1 KELLY CT/108 SILO AVE   MB PROPERTIES NJ3 LLC 0.97
51.02 22.07 100 SILO AVENUE   MB PROPERTIES NJ3 LLC 0.93
51.02 22.01 120 SILO AVENUE   MB PROPERTIES NJ3 LLC 1.14
51.14 36.03 56 FAIRVIEW TERRACE   STEADMAN, NORMAN T & ROSE MARIE 1.33
51.14 48 540 NORTH MAIN STREET   VOGELMAN, PATRICK 1.53

54 3.01 175 LITTLEWORTH MILL RD   ATKINSON, MARK & AMY 3.03
54 3.02 171 LITTLEWORTH MILL ROAD   ATKINSON, MARK & AMY 1.43
74 6.02 160 ROUTE 72  WEST   YAHN, URSULA & JOHNSON, CAROL 0.72
74 6.01 140 ROUTE 72  WEST   YAHN, URSULA & JOHNSON, CAROL 0.56

118.01 82 490 OAK AVENUE   PDB ENTERPRISES LLC 1.03
118.01 82 478 OAK AVENUE   PDB ENTERPRISES LLC 1.24
120.2 43 UNNAMED ROAD NW/S   SUNSET PARTNERS LLC 2.16
120.2 42 GRASSY HOLLOW SOUTH OF   SOUTHERN ASSOCIATES INC 2.11
123 9 151 BACK ROAD   MATTHEWS, MICHAEL J % SHORE WEED 0.90
123 1 LANGE DRIVE & BACK ROAD   LANGE, EDMUND PAUL & JOAN N. 0.65

123.01 32 OAK AVENUE N/S   GRIFFITHS, BARRY & CAROL 1.03
124 86 LAMSON ROAD NORTH OF   ESTELLE, JAMES 1.12
124 40.08 18 BOG HOLLOW COURT   SPRAGUE, JAMES W JR & MARYLOU 1.74
124 38 OAK AVENUE S/S   BREWSTER, JAMES A 4.32
124 35 269 OAK AVENUE   HOLLINGSHEAD, ROY J JR & BRENDA J 2.49
124 40.06 10 BOG HOLLOW COURT   SPRAGUE, JAMES JR & MARY LOU 0.47

124.06 10 22 ROYAL OAK COURT   ANDERSON, ALLAN G 1.46
124.06 12 30 ROYAL OAK COURT   TAYLOR, DANIEL J & TERRY G 1.31
124.06 9 18 ROYAL OAK COURT   ANDEV CORPORATION 1.30
124.06 3 337 OAK AVENUE   TRUEX, DOLORES F 1.66

Developable Properties: Stafford Township



125 6 796 SOUTH MAIN STREET   VOGELMAN, PATRICK J & HELYN M 6.87
129 9 ROUTE 9 W/S   LAMSON PROPERTIES LLC 8.50
129 6 880 SOUTH MAIN STREET   RICCIO, V CHARLES & GENE TRUST 2.09
137 2 475 SOUTH MAIN STREET   TROILO, CAMERON C. & OLGA JEAN 1.05
137 6 ROUTE 9 EAST OF INC. LOT 7 TROILO, CAMERON C & OLGA JEAN 6.44
137 1 465 SOUTH MAIN STREET   TROILO, CAMERON C & OLGA JEAN 1.65
138 20 PFEIFFER AVE W/S   ABBOTT, HERSCHEL W JR & LINDA J 1.38

147.107 56.07 ROUTE 72 S OF N JANE DR   LITTLE, LLOYD R & BEVIS, JOYCE 1.21
228 1 610 EAST BAY AVENUE   PAUL, HENRY D 1.26
296 70.02 449 BEACH AVENUE   KISS, ROBERT J 0.97

Total Developable Acreage: 146.90
Affordable Units:  176.28
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RESOLUTION 2012-235 

RESOLUTION OF THE TOWNSHIP OF STAFFORD, COUNTY OF OCEAN, STATE 
OF NEW JERSEY, AUTHORIZING THE CREATION OF THE STAFFORD 

TOWNSHIP HOME IMPROVEMENT PROGRAM AND THE ADOPTION OF THE 
HOME IMPROVEMENT PROGRAM POLICIES AND PROCEDURES MANUAL 

WHEREAS, Stafford Township desires to implement its Housing Element, Fair Share Plan and 
Spending Plan, as approved by the New Jersey Council on Affordable Housing (COAH); and 

WHEREAS, the Township has a remaining housing rehabilitation obligation of twenty-one (21) 
units; and 

WHEREAS, the Township has retained Community Grants, Planning and Housing 
(CGP&H) to administer a rehabilitation program that complies with applicable law, including but not 
limited to New Jersey Council on Affordable Housing regulations (N.J.A.C. 5:97-6.2) and Uniform 
Housing Affordability Controls (N.J.A.C. 5:80-26.1); and 

WHEREAS, CGP&H has prepared all the documents necessary to implement a fully compliant 
rehabilitation program of up to 21-units including the Policies and Procedures Manual attached as Exhibit 
A; and 

WHEREAS, the Township has reviewed the housing rehabilitation documents CGP&H has 
prepared, finds them to be appropriate and wishes for CGP&H to commence implementation 
immediately; and 

WHEREAS, the Township will fund the rehabilitation program through development fees 
collected; and 

WHEREAS, applicants for the program and the anticipated work done on a unit must meet State 
requirements as provided in the Manual; 

NOW, THEREFORE BE IT RESOLVED, by the Stafford Township Council, that: 

I. The Township shall start a local rehabilitation program to be funded by Affordable 
Housing Trust Fund monies. The program will be administered by the Township's Administrative Agent, 
Community Grants, Planning and Housing. 

2. The Township adopts the attached Policies and Procedures Manual for its 
implementation. 

I, BERNADETTE M. PARK, Municipal Clerk of the Township of Stafford, do hereby certify 

that the foregoing Resolution was duly adopted by the Stafford Township Council at a meeting held on 

the 18th day of September, 2012. . , 

ADETTE M. PARK, RMC, CMC 
ship Clerk, Township of Stafford 
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Stafford Township 

Affordable Housing Trust Fund Spending Plan 
 

Stafford Township has prepared a Housing Element and Fair Share plan that addresses its 

regional fair share of the affordable housing need in accordance with the Municipal Land Use 

Law (N.J.S.A. 40:55D-1 et seq), the Fair Housing Act (N.J.S.A. 52:27D-301) and all other 

applicable State regulations.  

 

A development fee ordinance creating a dedicated revenue source for affordable housing was 

approved by COAH on April 9, 2001 with subsequent approvals on September 30, 2002 and 

June 18, 2009. The ordinance establishes the affordable housing trust fund for which this 

spending plan is prepared.   

 

As of December 31, 2016, the Township has collected $6,484,976.02 and expended 

$4,898,858.20, resulting in a balance of $1,586,117.82. All development fees, payments in lieu 

of constructing affordable units on site, funds from the sale of units with extinguished controls, 

and interest generated by the fees are deposited in a separate interest-bearing affordable housing 

trust fund in the Fulton Bank of New Jersey for the purposes of affordable housing.  These funds 

shall be spent in accordance with State regulations and as described in the sections that follow.  

 

1.  REVENUES FOR CERTIFICATION PERIOD 

 

To calculate a projection of revenue anticipated during the period of third round substantive 

certification, Stafford Township considered the following: 

 

(a) Development fees:  

1. Residential and non-residential projects which have had development fees imposed upon 

them at the time of preliminary or final development approvals; 

2. All projects currently before the planning and zoning boards for development approvals 

that may apply for building permits and certificates of occupancy; and 

3. Future development that is likely to occur based on historical rates of development and 

availability of land.  

 

(b) Payments in Lieu: Actual and committed payments in lieu (PIL) of construction from 

developers as follows: The Landings at Manahawkin – The Township expects an additional 

$586,250 in payments in lieu. 

 

(c) Other funding sources: The Township intends to bond, as needed, in order to comply with its 

obligation.  

 

(d) Projected interest: Interest on the projected revenue in the municipal affordable housing trust 

fund at the current average interest rate.  
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2. ADMINISTRATIVE MECHANISM TO COLLECT AND DISTRIBUTE FUNDS 

 

The following procedural sequence for the collection and distribution of development fee 

revenues shall be followed by Stafford Township: 

 

(a) Collection of development fee revenues: 

Collection of development fee revenues shall be consistent with the Township’s 

development fee ordinance for both residential and non-residential developments in 

accordance with State regulations and P.L.2008, c.46, sections 8 (C. 52:27D-329.2) and 

32-38 (C. 40:55D-8.1 through 8.7).   

 

(b) Distribution of development fee revenues: 

     Distribution of all affordable housing funds is by the Township Finance Department at the 

direction of the Chief Financial Officer.  

 

3. DESCRIPTION OF ANTICIPATED USE OF AFFORDABLE HOUSING FUNDS 

 

(a) Rehabilitation and new construction programs/projects 

 

The Township will dedicate $2,512,588.00 to rehabilitation or new construction 

programs (see detailed descriptions in Fair Share Plan) as follows:  

 

 Rehabilitation program: $1,720,000.00  

(remaining 86 unit obligation @ approx. $20,000 each) 

 

 New construction projects/programs:  

 $537,588.00 to Pine Crest Village (18 remaining units) 

 $255,000.00 for the Ocean Acres municipally sponsored program 

 

(b) Affordability Assistance 
Projected minimum affordability assistance requirement: 

Actual development fees through 12/31/2016  $2,791,313.63 

Actual interest earned through 12/31/2016 +    $272,686.79 

Development fees projected (2017-2025) +    $680,000.00 

Interest projected (2017-2025) +           $900.00 

Total  $3,744,900.42              

Less housing activity expenditures through 6/2/08 - $1,164,774.00 

 = $2,580,126.42 

 30% requirement x 0.30 =    $774,037.93 

Less Affordability assistance expenditures through 12/31/16 -    $229,321.15 

PROJECTED MINIMUM Affordability Assistance  

requirement through 12/31/2025 
=    $544,716.78 

PROJECTED MINIMUM Very Low-Income Affordability 

Assistance Requirement through 12/31/2025 
÷ 3 =    $181,572.26 

 

 



 3 

 

(c) Administrative Expenses 

 

Stafford Township intends to utilize 20% of the existing trust account funds and 20% of 

those funds collected in the future to cover administrative expenditures. The Township 

anticipates spending an average of $45,000 per year or a total of $405,000.00 through 

2025 on the cost of its Administrative Agent, attorney and advertising/marketing.  

 

4. EXCESS OR SHORTFALL OF FUNDS 

 

Pursuant to the Housing Element and Fair Share Plan, the governing body of Stafford Township 

has adopted a resolution agreeing to fund any shortfall of revenue required for implementing its 

Fair Share Plan. In the event that a shortfall of anticipated revenues occurs, the Township will 

appropriate the necessary funds at the time that the need arises.  

 

Any shortfall of funds will be offset by a municipal bond. The municipality will dedicate any 

excess funds toward additional affordability assistance or any new projects or programs which 

the Township may request credit for. The appropriate approvals will be sought for such 

additional affordable housing activity.  

 

In the event of excess funds, any remaining funds above the amount necessary to satisfy the 

municipal affordable housing obligation will be used for additional affordability assistance.  

 

SUMMARY 

 

Stafford Township intends to spend affordable housing trust fund revenues pursuant to State 

regulations and consistent with the housing programs outlined in the Housing Element and Fair 

Share Plan dated February 1, 2017 and in accordance with the tables in Appendix A.  

 

 

 



2017 2018 2019 2020 2021 2022 2023 2024 2025 Total
Funding Source:
Trust Fund balance as of 12/31/2016 $1,586,117.82
(a) Development Fees: $100,000 $100,000 $80,000 $80,000 $80,000 $60,000 $60,000 $60,000 $60,000 $680,000.00
(b) PIL - The Landings $100,000 $100,000 $100,000 $100,000 $100,000 $86,250 $586,250.00
(c) Township Bond (if needed) $610,000.00
(d) Interest $100 $100 $100 $100 $100 $100 $100 $100 $100 $900.00
Total $3,463,267.82

2017 2018 2019 2020 2021 2022 2023 2024 2025 Total
Program/Project:
Rehabilitation Program (average $20K each) 86 units $200,000 $200,000 $200,000 $200,000 $200,000 $200,000 $200,000 $200,000 $120,000 $1,720,000.00
Pine Crest - balance due for subsidy 18 units $537,588.00
Scattered Site - Ocean Acres (Habitat) 3 units $85,000 $170,000 $255,000.00
Affordability assistance:
   Perry's Lake 29 units $207,488.00
   Down payment program varies $37,470 $37,470 $37,470 $37,470 $37,470 $37,470 $37,470 $37,470 $37,470 $337,230.00
Total Programs $3,057,306.00
Administration (AA, legal, planning) $45,000.00 $45,000.00 $45,000.00 $45,000.00 $45,000.00 $45,000.00 $45,000.00 $45,000.00 $45,000.00 $405,000.00
Total $3,462,306.00

revenue $3,463,267.82
expenditures $3,462,306.00

balance/shortfall $961.82

APPENDIX A - Stafford Township Spending Plan
REVENUE

EXPENDITURES
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ORDINANCE 2010-03 

ORDINANCE OF THE TOWNSHIP OF STAFFORD, 
COUNTY OF OCEAN AND STATE OF NEW JERSEY, 
AMENDING AND SUPPLEMENTING CHAPTER 211 OF 
THE TOWNSHIP CODE OF THE TOWNSHIP OF 
STAFFORD, ENTITLED "ZONING" 

BE IT ORDAINED, by the governing body of the Township of Stafford, County of 

Ocean and State of New Jersey, as follows: 

SECTION 1. The Township Code of the Township of Stafford is hereby amended and 

supplemented, in Subchapter 211-25.2 entitled "Mixed Use Zone (MU)," so as to add the 

following to section 211-25.2 A.: 

"(9) Encourage the provision of affordable housing through inclusionary zoning." 

SECTION 2. The Township Code of the Township of Stafford is hereby amended and 

supplemented so as to add the following to section 211-25.2 8( 19)(a) regarding mixed use 

buildings: 

"In those circumstances where a developer seeks to develop a mixed use residential 
building where the residential component of the mixed use building contains five (5) or 
more residential units, said developer shall provide and develop on-site, one (1) 
affordable housing unit for every four (4) market-rate residential units constructed. Said 
affordable unit(s) shall be compliant with COAH and UHAC regulations." 

SECTION 3. The Township Code of the Township of Stafford is hereby amended and 

supplemented so as to add the following to section 211-25.2 H.(2) regarding townhouses: 

"In those circumstances where a developer seeks to develop a townhouse development of 
live (5) or more housing units, said developer shall provide and develop on-site, one (I) 
affordable housing unit for every four ( 4) market-rate townhouse units constructed . Said 
artl.mlablc unit(s) shall be compliant with COAH and UHAC regulations." 



• I 

SECTION 4. The Township Code of the Township of Stafford is hereby amended and 

supplemented so as to add the following to section 211-25.2 H.(3) regarding multi-family 

dwellings: 

"In those circumstances where a developer seeks to develop a multi-family development 
of five (5) or more housing units, said developer shall provide and develop on-site, one 
(I) affordable housing unit for every four (4) market-rate multi-family units constructed. 
Said affordable unit(s) shall be compliant with COAH and UHAC regulations." 

SECTION 5. The Township Code of the Township of Stafford is hereby amended and 

supplemented so as to omit the contents of section 211-25.2 M. regarding affordable housing, 

and replace with the following: 

M. Affordable Housing Incentive. The Planning Board shall consider the incentives listed 
in K( 1) above for proposed townhouse and multi-family development and mixed use 
residential buildings that contain five (5) or more residential units and that are required to 
provide a twenty percent (20%) affordable housing set-aside. The Planning Board shall 
also consider the following incentives in connection with density for all townhouse and 
multi-family development and mixed use residential buildings that contain five (5) or 
more residential units that are required to provide a twenty percent (20%) affordable 
housing set-aside: 

( 1) The maximum residential density for mixed use residential buildings for properties 
with frontage on Route 9 and Bay Avenue shall not exceed thirteen (13) dwelling 
units per acre, calculated based on the developable area of land devoted exclusively to 
a mixed use building and associated improvements. 

(2) The maximum density for townhouses shall not exceed eight (8) dwelling units per 
acre. 

(3) The maximum density for multi-family projects shall not exceed ten (1 0) dwelling 
units per acre. 

SECTION 6. The Township Code ofthe Township of Stafford is hereby amended so as 

to omit section 211-35 .1, entitled "Affordable accessory apartments" in its entirety and replace 

with "(Reserved)." 



. , 

SECTION 7. The Township Code ofthe Township of Stafford is hereby amended so as 

to omit section 211-35.2, entitled "Affordable housing requirement" in its entirety and replace 

with ''(Reserved)." 

SECTION 8. All ordinances or parts of ordinances inconsistent herewith are hereby 

repealed. 

SECTION 9. If any section, subsection, sentence, clause, phrase or portion of this 

ordinance is for any reason held to be invalid or unconstitutional by a court of competent 

jurisdiction, such portion shall be deemed a separate, distinct and independent provision, and 

such holding shall not affect the validity of the remaining portions hereof. 

SECTION 10. This ordinance shall become effective after second reading and 

publication as required by Law. 

NOTICE 

NOTICE IS HEREBY GIVEN that the foregoing ordinance was introduced and passed 
by the Township Council on first reading at a meeting of the Township Council of the Township 
of Stafford he.ld on the 5th day of January, 2010, and will be considered for second reading and 
final passage at a regular meeting of the Township Council to be held on the 19th 
day of January, 2010 at 7:00PM, at the Municipal Building located at 260 East Bay Avenue, 
Manahawkin, New Jersey, at which time and place any persons desiring to be heard upon the 
same will be given the opportunity to be so heard. . 

0 
J 

DETTE M. PARK, C, CMC 
ship Clerk, Township of Stafford 

CERTIFICATION 

I, BERNADETTE M. PARK, Municipal Clerk of the Township of Stafford, do hereby 
certify that the foregoing ordinance was duly adopted on second reading by the Stafford 
Township Council at a meeting held on the~ day of January , 20~. 

, I\IC, Cl\IC 
Tow ship Clerk, Township of Stafford 
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ORDINANCE NO. 2017-_____ 

ORDINANCE OF THE TOWNSHIP OF STAFFORD, COUNTY OF 

OCEAN, STATE OF NEW JERSEY, TO AMEND CHAPTER 130 (LAND 

USE) OF THE TOWNSHIP CODE TO REQUIRE AFFORDABLE 

HOUSING UNITS IN CERTAIN DEVELOPMENTS 

 

 

 WHEREAS, the Township of Stafford recognizes the continued need to provide 

affordable housing opportunities within the Township and to comply with State regulations; and 

 WHEREAS, the Township of Stafford recognizes that opportunities for the development 

of multi-family housing should include affordable housing units; and  

NOW, THEREFORE, BE IT ORDAINED, by the governing body of the Township of 

Stafford, County of Ocean and State of New Jersey, as follows: 

 SECTION 1.  The Township Code of the Township of Stafford is hereby amended so as 

to replace, in its entirety, Chapter 130, Section 109, Affordable Units and Programs, Section B, 

Inclusionary – Mixed Use Zone, paragraphs 1 through 4, with the following:  

“B. Inclusionary Affordable Housing. To ensure the efficient use of land through 

compact forms of development and to create realistic opportunities for the 

construction of affordable housing, inclusionary zoning allows minimum 

presumptive densities and presumptive maximum affordable housing set-asides as 

follows:  

(1) A developer of for sale or rental housing with five (5) or more units, whether 

included in a mixed-use development, provided as townhouses, multi-family 

buildings, supportive/special needs housing or other configuration, and whether 

age-restricted or non-age-restricted, shall be required to provide for a twenty 

percent (20%) set-aside for restricted affordable units. Densities for such 

development shall be permitted at a minimum six (6) units per acre and not to 

exceed densities as listed in Section 211-25.2 Mixed Use Zone Section M, 

paragraphs 1 through 3.  

(2) The Planning Board or Zoning Board, with the advice of its Board Engineer, 

Traffic Engineer or Landscape Architect, may approve a reduction in the parking 

required for each project, may approve the increase in maximum lot coverage of 

up to ten-percent additional coverage or may approve the reduction in common 

and/or private open space requirements of up to ten-percent decreased coverage.  

(3) Utilities. Affordable units shall utilize the same type of heating source as 

market units within the affordable development.” 

http://www.ecode360.com/11375237?all=true#11377990
http://www.ecode360.com/11375237?all=true#14051735
http://www.ecode360.com/11375237?all=true#14051736
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 SECTION 2.  The Township Code of the Township of Stafford is hereby amended so as 

to replace, in its entirety, Chapter 130, Section 110, Very Low/Low/Moderate Mix in Fair Share 

Plan, with the following:  

“The fair share obligation shall be divided equally between low- and moderate-

income units, except that where there is an odd number of affordable housing 

units, the extra unit shall be a low-income unit. The low-income category of units 

contains both very-low-income units as well as low-income units. The developer 

shall provide for thirteen percent (13%) of the units to be very-low income units.”  

  

 SECTION 3.  All ordinances or parts of ordinances inconsistent herewith are hereby 

repealed. 

 SECTION 4.  If any section, subsection, sentence, clause, phrase or portion of this 

ordinance is for any reason held to be invalid or unconstitutional by a court of competent 

jurisdiction, such portion shall be deemed a separate, distinct and independent provision, and 

such holding shall not affect the validity of the remaining portions hereof.  

 SECTION 5.  This ordinance shall become effective after second reading and 

publication as required by Law. 

NOTICE 

 

 NOTICE IS HEREBY GIVEN that the foregoing ordinance was introduced and passed 

by the Township Council on first reading at a meeting of the Township Council of the Township 

of Stafford held on the ____ day of ____________, 2017, and will be considered for second 

reading and final passage at a regular meeting of the Township Council to be held on the ____ 

day of ____________, 2017 at 7:00 PM, at the Municipal Building located at 260 East Bay 

Avenue, Manahawkin, New Jersey, at which time and place any persons desiring to be heard 

upon the same will be given the opportunity to be so heard. 

 

       ___________________________________ 

 

       Township Clerk, Township of Stafford 
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CERTIFICATION 

 

 I, _________________, Municipal Clerk of the Township of Stafford, do hereby certify 

that the foregoing ordinance was duly adopted on second reading by the Stafford Township 

Council at a meeting held on the ____ day of _____________, 2017. 

 

 

       ___________________________________ 

 

       Township Clerk, Township of Stafford 

 



2017 Master Plan Community Facilities Element

 

 
 

 

Community Facilities 
Element 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Township of Stafford 

Ocean County, New Jersey 

Prepared by: 



2017 Master Plan Community Facilities Element

 

 
 

TABLE OF CONTENTS 

Introduction.................................................................................................................2 

Public Buildings and Facilities.....................................................................................2 

Municipal Complex....................................................................................................2 

Public Works...........................................................................................................2 

Police......................................................................................................................4 

Fire Protection ........................................................................................................4 

Emergency Medical Services..................................................................................5 

Public Library..........................................................................................................5 

Community Centers ....................................................................................................6 

Senior Services ..........................................................................................................6 

Parks ......................................................................................................................... 7 

Schools.......................................................................................................................7 

Stafford Township School District ............................................................................8 

Southern Regional School District..........................................................................12 

Southern Ocean County Hospital...............................................................................13 

County Facilities ........................................................................................................14 

State Facilities ...........................................................................................................14 

Capital Improvement Program ...................................................................................15 

Recommendations.......................................................................................................15 
 
 
 
 
 
 
 
 
 

 
 

 

 



2017 Master Plan Community Facilities Element

 

 
 

2 
 

Introduction 

Community facilities and services such as the schools, parks, libraries, emergency 

services and municipal services are the backbone of the community and establish the 

quality of life available to its residents.  Stafford Township offers a wide range of 

community facilities, as shown on the Existing Community Facilities Map, which blend 

together and offer diverse opportunities to support its residents. The sources of 

information for the following chapter include the official Township website, interviews 

with the Stafford Township Board of Education, Southern Regional Board of Education 

District, Township Fire Prevention, Township Emergency Medical Services, Police, Fire 

and Emergency Services. 

Public Buildings and Facilities 

The following provides a description of the Township’s public buildings and facilities. 
 

Municipal Complex 

The Municipal Complex is located at 260 East Bay Avenue, and houses the 

Administration, Animal Control, Building Inspection, Community Development (Zoning, 

Code Enforcement, Planning Board, Zoning Board, Environmental Commission, 

Affordable Housing, Floodplain Management, Census Information & local demographics 

& certain Pinelands Commission development approvals), Tax Collector, Tax 

Assessment,  Recreation Department, and Police Department.  The Township does not 

have any plans to expand any existing buildings and/or construct any new township 

buildings over the next six years. 

Public Works 

The Stafford Township Department of Public Works (DPW) is responsible for roadway 

and building maintenance as well as waste and recyclable collection in the Township.  A 

component of the roadway maintenance responsibility includes preparation and cleanup 

for winter storms. It is also the responsibility of the Public Works department to maintain 

the safety of roadway infrastructure.  In order to fulfill its duties during winter storms, the 

Stafford DPW has constructed a brine distribution system adjacent to the existing salt 

silo located at their main facility on Hay Road. This facility services not only Stafford but 

the Township has shared services agreements with Barnegat Township and Little Egg 

Harbor Township for the supplying of brine. Ocean County has an additional salt silo on 
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Hay Road, and a third salt silo is located at a New Jersey Department of Transportation 

facility on Grassy Hollow Road. 

The Public Works facility also houses the gas dock for the entire municipal operation 

including police operation. The gas dock is being replaced and upgraded as part of the 

2017 capital plan. The Township also has a shared services agreement with the 

Stafford School District for the supplying of gas and diesel to their fleet. In addition to 

the Township’s salt facility the Township is planning the addition of a Truck Wash 

facility in the public works yard.  

Waste Collection 

The waste collection effort in Stafford Township operates four days a week (Monday 

through Thursday). Residents have their waste picked up once each week. The current 

waste collection schedule is as follows: Monday – all of Beach Haven West, Village 

Harbor, Colony Lakes, Cedar Bonnet Island, Mallard Island, and Bayside; Tuesday – 

Town Area north and south on Route 9, Cedar Run, Mayetta, and the Downtown 

Manahawkin area; Wednesday – the portion of Ocean Acres east of Nautilus Drive 

(including Nautilus Drive) and north of Neptune Drive; Thursday – the remainder of 

Ocean Acres consisting of the areas west of Nautilus Drive and south of Neptune Drive, 

as well as Fawn Lakes, Atlantic Hills, and Warren Grove.  For the year 2016, there were 

a total of 16,129 tons of household (Type 10) waste and 1,816 tons of bulk (Type 13) 

waste collected by the Township. 

Recycling 

The recycling effort in Stafford Township operates four days a week (Tuesday through 

Friday).  Residents have their recyclables picked up once each week. The current 

recycling schedule is as follows: Tuesday – all of Beach Haven West, Village Harbor, 

Colony Lakes, Cedar Bonnet Island, Mallard Island, and Bayside; Wednesday – Town 

Area north and south on Route 9, Cedar Run, Mayetta, and the Downtown Manahawkin 

area; Thursday – the portion of Ocean Acres east of Nautilus Drive (including Nautilus 

Drive) and north of Neptune Drive; Friday – the remainder of Ocean Acres consisting of 

the areas west of Nautilus Drive and south of Neptune Drive, as well as Fawn Lakes, 

Atlantic Hills, and Warren Grove.  For the year 2016, there was a total of 24,716.6 tons of 

recyclables collected by the Township. 
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Police 

An important part of any community is law enforcement and protection. The Stafford 

Township Police Department therefore plays a vital role in the Stafford Township 

Community.  Currently, the Department employs 52 sworn officers, 2 “special officers,” 

and 19 full-time civilian staff.   For the year 2016, the Police Department responded to 

33,967 calls.  The Stafford Police Department currently has many vehicles at its disposal 

to successfully negotiate the varied types of geography in the Township.  Among these 

are multiple marked patrol cruisers, unmarked patrol cruisers, marked patrol motorcycles, 

off-road patrol motorcycles, and 4-wheel-drive vehicles.  All of these vehicles are based 

out of the Police Station at 260 East Bay Avenue, in the municipal complex.  Currently, 

the Police Department has identified a few concerns regarding facility needs.  Among 

these is a Police firearms range and an additional parking area. It is recommended to 

consider these facilities and consider updating the cell block to bring into compliance with 

new state regulations. 

Fire Protection 

Fire protection and prevention is provided throughout the Township by volunteers.  

These volunteers are based out of three stations. The Stafford Township Volunteer Fire 

Company is responsible for the majority of the Township and is based out of stations in 

Manahawkin on Stafford Avenue and Ocean Acres on Nautilus Drive. The Warren Grove 

Volunteer Fire Company is based out of a station on CR-539 in the Warren Grove 

section of the Township, and is responsible solely for Warren Grove.  The Department 

consists of 9 officers and 60 active members. The breakdown of officers is as follows: 1 

Chief; 1 Deputy Chief; 1 Assistant Chief; 2 Captains; 2 Lieutenants; 1 Safety Officer; and 

1 Fire Police Officer.  The average response time to emergency calls in the Township is 

between 3 and 7 minutes, which is within NFPA (National Fire Protection Association) 

guidelines.  For 2016, 684 emergency calls were answered.  The Department has 

several key pieces of equipment with which to do their duty. These consist of one (1) 

3,000 gallon pumper/tanker, one (1) 105’ aerial platform, one (1) 75’ Meanstick truck, 

one (1) 2,000 GPM (gallons per minute) pumper, three (3) 1,500 GPM pumpers, and one 

rescue unit.  The Department continues to work with the Township to address both facility 

&equipment needs. Currently we are working on a redesign & renovation of the Warren 

Grove facility to include an additional truck storage facility. The plans are being prepared 

for submittal to the Pinelands Commission & construction is anticipated in 2018. We are 
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addressing expansion of parking facilities at the Ocean Acres Firehouse with completion 

near the end of 2017. 

Emergency Medical Services 

The Stafford Township Emergency Medical Services (EMS) consists of a corps of 

volunteers.  Stafford EMS operates out of two stations in the Township.  The main 

station is located in Manahawkin on East Bay Avenue while the substation is located in 

Ocean Acres on Nautilus Drive.  Together, with additional help from Emergency Medical 

Technicians (EMTs) out of Southern Ocean County Hospital, Stafford EMS is able to 

service the entire Township.  The average response time for Stafford EMS is between 8 

and 10 minutes from the time of the call to arrival on the scene. In 2016, they 

responded to 1,814 emergency calls.  Stafford EMS currently has about 68 volunteers, 

including officers. The structure includes three different types of officers. The 

Corporate Officers consist of 1 President, 1 Vice President, 1 Treasurer, and 1 

Secretary. The next set of officers is the Staff Officers. These officers include 1 

Financial Secretary, 1 Chaplain, and 3 Trustees. The final set of officers is the 

Operational Officers. These include 1 Captain, 1 First Lieutenant, 1 Second Lieutenant, 

1 Sergeant, 1 Engineer, and 1 Assistant Engineer.  Stafford EMS has several pieces of 

equipment with which to work.  All but three of these apparatus are owned by the 

Township while other are owned independently by EMS. The Township-owned vehicles 

consist of box-type ambulances and one heavy rescue truck. The Equipment owned by 

EMS consists of one four-wheel-drive van ambulance, one four-wheel-drive command 

vehicle (non-transport), and one mass- casualty trailer.  The only concern reported by 

the Stafford Township EMS is that any new development in the Township will generate 

a higher call volume, which may or may not strain resources. 

Public Library 

A local branch of the Ocean County Library is currently located in the Manahawkin 

section of Stafford on Main Street, making it accessible to most residents, students, and 

businesses. The facility totals 11,900 square feet. The collection includes around 54,688 

volumes of printed books and periodicals, and 10,252 non-print items, such as videos 

and books on tape. For nine months out of the year (September through May), the 

library is open seven days a week for a total of 64 hours per week.  The Ocean County 

Library “Stafford branch” typically employs 4 full-time and 1 part-time librarians, 6 full-
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time and 6 part-time library assistants, and 10 library shelvers or Tech Lab monitors. 

The Stafford branch also offers year-round volunteer opportunities, though these 

volunteers are not involved with the day-to-day operations of the library.  The main goal 

of both the Ocean County Library System and the Stafford Branch in particular is to 

“Connect People and Build Community.” With this in mind it is important to the Stafford 

Branch that they are able to continue expanding in order to serve the variety of people 

in the Stafford Township and Ocean County community. In addition to the large 

amounts of information on hand in the various types of media, Stafford Branch also 

offers access to technology, cultural resources, and various entertainments.  Through 

working with outside sources the Stafford branch is able to offer ESL (English as a 

Second Language) classes for new immigrants in order to allow for smoother 

assimilation into the Stafford and Ocean County community.  The Stafford branch offers 

many training programs such as how to use the internet at various levels    and training 

for the use of Microsoft programs.  

Community Centers 

Stafford has several community centers located throughout the Town.  These include the 

Township Community Center (also known as the Bay Avenue Community Center), 

located on Bay Avenue, the Ocean Acres Community Center located on Nautilus Drive, 

the rebuilt Mill Creek Road Community Center, and the Jennings Road Recreation 

Center all of which serve as meeting halls for local clubs and committees, and host 

several different programs geared towards children, adults, and seniors including 

playgroups, arts and crafts, exercise and adult fitness.  In addition, the Stafford Township 

Arts Center/Ocean First Theater, located at the McKinley Avenue School Campus, hosts 

several events including plays and performances, art exhibits, concerts, and dance 

recitals.  The former site of the Township library, located at 94 Stafford Avenue, currently 

serves as a meeting hall for local organizations including the American Legion, the 

Disabled American Veterans Chapter 35, the Pine Shore Art Association, and the 

Barnegat Baytone Barber Shop Chorus. The Township has also acquired the former 

MUA building located on Pine Street immediately adjacent to the Bay Avenue 

Community Center. The facility is the subject of a FEMA grant to fund its renovation. The 

Township has received preliminary approval from FEMA and is awaiting final approval so 

construction can commence. 
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Senior Services 

Stafford offers a variety of programs and activities for its senior population. The Stafford 

Township Community Center hosts the Senior Squares Social Club, the Stafford 

Garden Club, and the Senior Advisory Committee.  The Township maintains a senior 

forum on the web site and various paper publications that highlight activities and 

programs for seniors. 

Parks 
Municipal and County parkland combined accounts for approximately 265 acres in Stafford 

Township.  All of this parkland provides a host of active and passive recreation facilities 

and areas for Stafford residents.  The Township Recreation Department offers many 

programs for children, adults, and seniors such as basketball, little league, roller hockey, 

soccer, and adult/senior softball to name but a few.  A full inventory and analysis of the 

Township’s parks can be found in the Open Space and Recreation Element of this Master 

Plan.   

Schools 

The Stafford Township school system is organized into two districts – Stafford Township 

and Southern Regional. For grades pre-kindergarten through six, students attend the 

Stafford Township School District. This includes the Ronald L. Meinders Primary 

Learning Center, Ocean Acres School, Oxycocus School, McKinley Avenue School, and 

Stafford Intermediate School. For grades seven through 12, students attend the 

Southern Regional Middle and High Schools.  In addition, Stafford hosts two private 

schools – All Saints Regional Catholic School and Lighthouse Christian Academy.  The 

Ocean County Vocational Technical School District, and the Southern Education Center 

at Ocean County College are located in Stafford on the same campus off Cedar Bridge 

Road. The Marine Academy of Technical and Environmental Science (MATES), also 

part of the Ocean County Vocational Technical School District, is a career high school. 

Stafford School Facilities are listed in the table below.   

Name Street Address Level District 

Ronald L. Meinders Primary Learning Center 1000 McKinley Avenue (PK-K) Local 

Ocean Acres School 489 Nautilus Drive (1-2) Local 

Oxycocus School 250 Main Street (1-2 and sp. ed.) Local 

McKinley Avenue School 1000 McKinley Avenue (3-4) Local 

Stafford Intermediate School 1000 McKinley Avenue (5-6) Local 

Southern Regional Middle School 75 Cedar Bridge Road (7-8) Regional 

Southern Regional High School 90 Cedar Bridge Road (9-12) Regional 



2017 Master Plan Community Facilities Element

 

 
 

8 
 

All Saints Regional Catholic School 400 Doc Cramer Blvd (PK-8) Private 

Lighthouse Christian Academy 400 Beach Ave # A (PK-7) Private 

Ocean County School Facilities 

Ocean County Voc. Tech. School, Marine Academy of Technology 

and Environmental Science (MATES) 

195 Cedar Bridge Road  
 

Ocean County 

Southern Education Center at Ocean County College 195 Cedar Bridge Road  
 

Ocean County 

 

 

Stafford Township School District 

The Stafford Township School District currently consists of one preschool, three 

elementary schools, and one intermediate school.  The Ocean Acres School, located on 

Nautilus Drive, and Oxycocus School, located on Main Street, both serve first to second 

grade. The Primary Learning Center, McKinley Avenue Elementary School, and the 

Stafford Intermediate School are located at the McKinley Avenue Campus, and serve 

children pre-kindergarten to kindergarten, grades 3 to 4, and grades 5 to 6, respectively. 

According to the District’s Superintendent, current facilities are sufficient for current 

facility needs. There are no plans for expansions at any school at this time. 

Improvements 

The Stafford Township School District is currently in the process of implementing a 

Long- Range Grounds Plan for the McKinley Avenue Campus, Oxycocus School, and 

Ocean Acres Elementary School. Issues to be addressed in the Plan include 

pedestrian safety enhancements, pedestrian inner-connections on-site and within the 

surrounding area, and minimization of pedestrian/vehicular conflicts. Most notable of 

the proposed improvements to the McKinley Avenue Campus includes the relocation of 

Doc Cramer Boulevard to no longer go through Doc Cramer Park. This circulation 

improvement will eliminate the use of Doc Cramer Boulevard as a cut-through street 

and increase pedestrian and vehicular safety. Presentations of concepts to the 

District’s Building and Grounds sub-committee are currently being held. Upon adoption 

of the Plan, the estimated time of completion is five years.  The concept plans below 

show planned improvements for Oxycocus School, the Mckinley  Avenue Campus, and 

Ocean Acres Elementary School.
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The following table displays enrollment for all schools in the Stafford Township School 
District. 
 
Enrollment Trends for Stafford Township School District, 2008-2017 

 

School Year Total Enrollment Total Enrollment Change  Total Enrollment Change (%) 

2008-2009 2508   

2009-2010 2471 37 1.5 

2010-2011 2386 85 3.5 

2011-2012 2223 163. 6.9 

2012-2013 2249 26 1.2 

2013-2014 2161 88 4.0 

2014-2015 2243 170 7.9 

2015-2016 2199 44 2.0 

2016-2017 2198 1 .1 

Source: Long Range Facilities Plan for Stafford Township School District 

 

Long Range Facility Action Plan 
 
The Stafford School District has embarked on an aggressive renovation program across all 

of its schools. In December of 2016 a referendum was passed for $10,137,834.50 to fund 

these plans. This program will take several years to complete and will encompass 

renovations to Heating and cooling systems, security systems emergency generators and 

electrical renovations among other projects 

Southern Regional School District 

The Southern Regional School District currently consists of one intermediate school and 

one high school both located in the Manahawkin section of Stafford on Cedar Bridge 

Road. The Southern Regional Middle School serves grades seven through eight. The 

Southern Regional High School accommodates grades nine through 12. In addition to 

serving residents of Stafford, the Regional District serves students from Beach Haven, 

Long Beach Township, Barnegat Light, Harvey Cedars, Ship Bottom, Surf City, and the 

sending district of Waretown. 

Major Improvements 

The Southern Regional High School 9-10 building is scheduled for a roof replacement. 

This is an extensive project with the entire roof deck being torn off and replaced and then 

re-roofed. This is the only major capital project planned at this time.  The table below 

displays enrollment for all schools in the Southern Regional School District. 
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Enrollment Trends for Southern Regional School District, 2007-2016 

 

School Year Total Enrollment Total Enrollment Change  Total Enrollment Change (%) 

2007/2008 3,416 - - 

2008/2009 3,250 166 4.9 

2009/2010 3,150 100 3.1 

2010/2011 3,000 150 4.8 

2011/2012 2,980 20 0.7 

2012/2013 2950 30 1.0 

2013/2014 2925 25 0.9 

2014/2015 2900 25 0.9 

2015/2016 2,890 10 0.4 

Source: Southern Regional School District Enrollment 2007-2016 
 

Southern Ocean County Hospital 

The Southern Ocean Medical Center (SOMC) is located on Route 72 in Stafford Township.  The 

Hospital is a privately owned not-for-profit entity.  Since initial construction in 1972, the Hospital 

has been expanded several times, most recently completed was a complete renovation of the 

emergency room and a doubling of its capacity.  The Land Use Element of the Master Plan 

recommends the expansion of the Medical Commercial District to support any future expansion 

of the SOMC Medical Village.  SOMC currently employs approximately 983 staff members, 

including over 343 doctors and surgeons. The Hospital, in order to offer their patients the best 

care possible, currently offers 134 medical/surgical beds, 10 OB/GYN beds, 12 Acute ICU/CCU 

(Intensive Care Unit/Critical Care Unit) beds, 20 transitional care beds (sub-acute), 4 mixed 

Operating Rooms, Acute Hemodialysis Service,  and sleep lab services. The Hospital also has 

many state-of-the-art pieces of medical technology at their disposal.  Among these are 2 fixed 

MRI (magnetic resonance imaging) unit, 3 CT (computed tomography) unit, and 1 mobile CT 

scan unit, 1 mobile Lithotripter (for pulverizing kidney/gall stones), 1 PET (positron emission 

tomography) scanner, and 2 hyperbaric chambers.  In addition to the SOMC, there are a number 

of other private health care facilities in Stafford, including, but not limited to the Ocean Club 

which is a state-of-the-art fitness center and affiliated with the SOMC, assisted living facilities 

including Summerville at Stafford, and long-term health care facilities including the Southern 
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Ocean Center, and the Manahawkin Nursing Home and Rehabilitation Center. 

County Facilities 

Stafford is home to many other Ocean County facilities including: 

• Southern Water Pollution Control Facility and pumping station. The Ocean County 

Utilities Authority (OCUA) currently operates one wastewater treatment facility and one 

pumping station in Stafford. 

• Ocean County Vocational Technical School/MATES (Marine Academy of Technology and 

Environmental Sciences). 

• Southern Education Center at Ocean County College. 

• Comfort Station (restroom facility) at A. Paul King Park. 

• Southern Ocean County Resource Center. As part of the Stafford Business Park 
Redevelopment Plan, the resource center will be relocated on Route 9 North at the site of the 
old Saint Mary’s Church.  

• Ocean County Transportation Services (Ocean Ride) 

• Probation Department 

• Alcoholism and Drug Abuse Council of Ocean County 

• Rutgers Cooperative Extension 

• Office of the County Clerk 

• Ocean County Board of Health (Clinic) 

• Juvenile Conferences 

• Ocean County Security 

• Office of the County Surrogate 

• Ocean County Board of Social Services 

• Ocean County Animal Facility (South) 

• Maintenance Garage 

• Recycling Facility 

 
State Facilities 

As part of the Stafford Business Park Redevelopment Plan, the New Jersey Division of Motor 

Vehicles and Inspection Station is now located in the Business Park. 
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Capital Improvement Program 

The Capital Improvement Program (CIP) is a listing of existing and future municipal 

capital improvement projects generally over a six-year horizon. The first year of the CIP 

constitutes the municipality’s capital budget. The total cost and time of completion is 

estimated for each project. Stafford adopted their capital budget and CIP for 2017 to 

2021, which can be found at the end of this document.   

 

Recommendations 

Municipal Facilities 

• Continue to evaluate and upgrade facilities as outlined in the Capital 

Improvement Plan and also as needed. 

Schools 

• Continue to cooperate with the Stafford Township Board of Education and the 

Southern Regional School District in long-range facility planning for schools. 

• Maintain quality and quantity of schools. 

• Improve pedestrian friendly access surrounding the school sites, as well as the 

municipal core, including municipal complex, libraries, schools, and parks. 

• Improve linkages along and near school routes to encourage more walking, 

bicycling and safe pedestrian activity. 

Emergency Services 

• Maintain and improve existing facilities as needed. 

• Plan for adequate first aid service and coverage through recruiting of volunteers, 
coordination with police and fire departments, and improving response times. 

• Comply with all recommendations in the All Hazard Mitigation Plan to be best 
prepared for natural disasters. 
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Introduction  

The Environmental Element discusses the preservation, conservation and utilization of 

natural resources of Stafford Township, including energy, open space, water supply, 

forests, soil, wetlands, streams and rivers, fisheries, and threatened or endangered species 

and wildlife. It lays a blueprint for the protection and conservation of these resources.  

Environmental Resource Inventory  

Stafford Township prepared an Environmental Resource Inventory (ERI) in August 2006. 

The ERI is an objective inventory and mapping of the physical features of the Township 

including its topography, climate and soils, historically significant sites, types of vegetation, 

groundwater and surface water resources, wetlands, existing land use and zoning, 

transportation improvement projects, and existing and proposed water and sewer systems. 

Critical environmental areas including wetlands, 100-year floodplains, threatened or 

endangered species habitat, trout-associated waters, publicly-held land, and developed 

land were mapped to indicate the Township’s remaining non-constrained, developable 

land, and determine appropriate zoning to protect these resources. This ERI has not been 

updated, with exception of floodplains and wetlands that were updated through the 

Township’s Floodplain Management Plan in 2013.  As a result of the critical 

environmental area mapping and thorough floodplain mapping, the Township 

identified and recommended parcels of environmentally constrained land that 

should be rezoned for preservation purposes, and/or low density residential uses, 

and rezoned selected lots as Preservation Areas.  The Floodplain Management 

Plan, discussed further below, recognizes that the strictly enforced development 

regulations on floodplains limit additional zoning that would prevent future flooding. 

According to Chapter 211, Section 32 of the Township’s Land Use and 

Development Ordinance, land within the Preservation Zone is recognized as 

pristine, delicate, and environmentally sensitive, and special care must be taken to 

be certain that the freshwater or saltwater wetlands are not unduly impacted upon 

or affected.  Any development to occur in these zones must take appropriate steps 

to minimize harm to the environmentally sensitive areas. The Township will 

continue to recommend environmentally constrained land or land with important 

natural resources to be zoned for preservation as appropriate.   
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Water Resources and Regulations 

Regulated Waterways and Buffers  

The New Jersey Surface Water Quality Standards (N.J.A.C. 7:9B-1 et seq.) established 

three levels of anti-degradation protection. The highest tier is assigned to waterbodies that 

qualify as Outstanding National Resource Waters (ONRW). ONRW include freshwater in 

preserved open space (FW1) and Pinelands waters (PL). The next tier is Category 1. 

These waters are protected from measurable changes in water quality characteristics 

because of their clarity, color, scenic setting, other characteristics of aesthetic value; 

exceptional ecological, recreational and water supply significance or exceptional fisheries 

resources. The lowest tier is Category 2 and is the anti-degradation designation for all 

other waterbodies in Stafford, unless specifically identified in the Surface Water Quality 

Standards as ONRW or Category 1. In Stafford, all waters in the Pinelands are classified 

as ONRW.  The following list identifies the Township’s C-1 waters:  

 Cedar Run sub-watershed. 
 Mill Creek (below Garden State Parkway)/Manahawkin Creek sub-watershed 

including Cedar Run, Mill Creek, and Manahawkin Creek. 
 Barnegat South Tributaries (below Lochiel Creek) sub-watershed.  
 Manahawkin Bay/Little Egg Harbor Bay (to Westecunk Creek) sub-watershed. 

In addition to the C-1 waterbodies, every tributary in Stafford (except for the Four Mile 

Branch (Mill Creek) sub-watershed) is subject to a 300-foot buffer because it is upstream 

from a C-1 waterbody and therefore located in the same HUC-14 sub-watershed.
  

 It 

should also be noted that under the Flood Hazard Area Control Act rules, the Four Mile 

Branch (Mill Creek) sub-watershed is subject to a 150-foot buffer due to the presence of 

threatened and endangered species habitat.  In relation to protect Stafford’s waterways, in 

2007 the Township amended its stormwater rules to include post development impervious 

coverage and in 2010 Stafford created a fertilizer application process for commercial 

applicators in an effort regulate non-point source pollution in the watershed. 

FLOOD HAZARD AREA CONTROL ACT RULES  

On August 22, 2006, Governor Jon Corzine announced a comprehensive rule package, 

which proposed to repeal the State’s existing Flood Hazard Area Control Act rules.  

However, the Flood Hazard Area Control Act Rules were not repealed and are still in effect. 

Amendments to the rules have regulated methods for delineating the extent of flood hazard 

area and permitting for the construction of wind turbines on land.  As outlined below, the 

2013 Floodplain Management Plan comprehensively reviewed all of the Township’s flood 

hazard areas and assessed vulnerable flood areas including critical infrastructure, 

businesses, and homes, and also identified actions to enhance regulations through building 

codes and zoning to protect infrastructure in flood hazard areas. 
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WELLHEAD PROTECTION PLAN  

There are 12 Public Community Water Supply wells in Stafford; some are protected by a 

Wellhead Protection Overlay Zone as per Chapter 211, Section 25.1 of the Township 

Zoning Ordinance. A Wellhead Protection Overlay Area is a zone around a Public 

Community and Non-Community Water Supply (PCWS) well. The Wellhead Protection 

Overlay Zone corresponds to areas containing an existing or future well. The zone maps 

the horizontal extent of ground water captured by a well over a two-, five-, and twelve-year 

period of time.  Activities prohibited in the Wellhead Protection Overlay Zone are as 

follows:  

 Permanent storage or disposal of hazardous wastes, industrial or municipal sludge 

or radioactive materials, including solid waste landfills;  

 Collection and transfer facilities for hazardous wastes, solid wastes that contain 

hazardous materials, and radioactive materials; and  

 Any use or activity requiring the underground storage of hazardous material or 

waste in excess of an aggregate total of 300 gallons.  

Accessory uses are permitted only after the Township Planning Board has determined that 

best management practices are employed to minimize any threat to groundwater quality. 

An Environmental Impact Assessment is required for any activity regulated pursuant to 

Chapter 211, Section 25.1B, site plan or major subdivision applications in a Wellhead 

Protection Overlay Zone.  

STREAM CORRIDOR PROTECTION PLAN  

As per Section 130-76D(7)(h)[4] of Stafford’s Stormwater Control regulations, a municipal 

stormwater management plan may include a stream corridor protection plan. A Stream 

Corridor Protection Plan provides goals and objectives for the restoration, conservation, 

disturbance, and management of areas adjacent to municipally designated surface waters 

and any State-required stream setback, wetland transition area, and riparian buffer. The 

plan provides information on mitigation/stream bank restoration plans and techniques, 

open space preservation, and conservation easements.  

As part of a plan,  

 A comprehensive waterways map is prepared to denote the standard limits of 

construction disturbance for each waterway based upon the best currently available 

information;  

 Areas are identified where existing or proposed development patterns conflict with 

and any State required stream setback, wetlands transition area, and riparian 

buffer;  
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 A systematic procedure is established to allow for alternative stream corridor 

construction setbacks based on an evaluation of the specific stream corridors in the 

study area to determine the extent of the features critical to supporting the functions 

of a healthy riparian buffer for the stream corridors in question and the requirements 

of applicable State statutes and regulations; and  

 Locations are identified and prioritized for rehabilitation of areas with disturbed 

stream corridors.  

While all streams and wetlands in Stafford are currently protected through State legislation, 

the Township also has a Riparian Buffer Conservation Zone to protect stream corridors for 

effective and enhanced stream corridor management. The ordinance designates 

“conservation zones,” “buffer strips,” or “preservation areas” adjacent to municipally 

designated surface waters.  

Flood Control  

FLOODPLAIN MANAGEMENT PLAN  

A Floodplain Management Plan is a mandated component of the Community Rating 

System (CRS) application of the National Flood Insurance Program (NFIP). Stafford 

Township’s efforts have classified the Township with a Class 6 rating, which provides for up 

to a 20% discount for policyholders.  In 2013, Stafford revised its Floodplain Management 

Plan to retain its status as a Class C Repetitive Loss Community, indicating that at least 10 

properties are designated Repetitive Loss Properties. The Floodplain Management Plan 

serves as a planning guide to the Township’s hazard mitigation efforts for the next five 

years. Such efforts may include ordinance modifications and implementation; grant 

applications to Federal and State agencies; assistance to local homeowners and outreach 

efforts; and development of Township policies to mitigate flooding hazards. The impetus for 

action comes especially in the aftermath of Hurricane Sandy, where almost the entire 

Special Flood Hazard Area (SFHA) was inundated, and thousands of homes were affected, 

in some cases with up to 5-6 feet of water.  The goals of the Floodplain Management Plan 

are to:  

 Protect human life and health; 

 Minimize expenditure of public money for costly flood control projects; 

 Minimize the need for rescue and relief efforts associated with flooding and 

generally undertaken at the expense of the general public; 

 Minimize prolonged business interruptions; 

 Minimize damage to critical infrastructure, public facilities, and utilities such as 

water and gas mains, electric, telephone and sewer lines, streets, bridges located in 

areas of special flood hazard; 
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 Help maintain a stable tax base by providing for the mitigation of substantially 

damaged homes and the regulation of new homes and other development of the 

SFHA so as to minimize future flood blight areas; 

 Ensure that potential buyers are notified that property is in a SFHA; and 

Ensure that those who occupy the SFHA assume responsibility for their actions. To that 

end, the Plan identified short and long-range activities to carry out those goals. The 

short-range activities included: 

 Continue to expand the scope of the Floodplain Management Plan; 

 Continue to expand flood hazard mitigation activities under CRS to increase credits; 

 Examine the Township’s current floodplain regulations and building and zoning 

codes to determine the appropriate addition of higher standards; 

 Monitor the progress on the Action Plan items: Prepare progress reports for 

submission to the Township council; 

 Continue to explore grant funding opportunities for action plan items; 

 Continue to explore grant funding opportunities to assist homeowners with elevating 

their substantially damaged homes or acquiring those properties for open space; 

 Promotion of flood hazard awareness, flood insurance protection and flood damage 

prevention through a public outreach strategy; 

 Install new flood elevation markers in prominent locations showing the height of 

floodwaters during Hurricane Sandy; 

 Installation of additional retention basin and infrastructure under Route 72 near 

Ocean Acres near Neptune Drive. 

Long-range plans include: 

 Increase CRS rating to a Category 5 community; 

 Expand drainage system maintenance activities by obtaining access easements 

from private property owners, purchase of adequate equipment and hiring of 

sufficient personnel; 

 Continue training of Township personnel, particularly in floodplain management; 

 Upgrading mapping, using Geographic Information Systems (GIS), of the entire 

SFHA including but not limited to flood zones, developed and undeveloped parcels, 

ownership of parcels, acreage of open space or other development limiting tenure, 

drainage and stormwater infrastructure; 

 Examine updated mapping to identify parcels in the floodplain appropriate for 

preservation or acquisition; and 

 Upgrade storm outfalls – increase inlet sizes, install tidal valves.  Each street will 

require an evaluation and outfall modification will require state permits. 
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Sustainable Concepts and Building Design  

This section highlights a number of programs and building design alternatives which 

Stafford can incorporate into its zoning code or general design standards in order to 

promote and encourage sustainability and green building concepts.  

LEADERSHIP IN ENERGY AND ENVIRONMENTAL DESIGN (LEED)  

The United States Green Building Council (USGBC) has developed LEED in an effort to 

provide a national standard for green building design. The pilot version of these guidelines 

was introduced in 2000 and has continually been expanded and revised. The current 

version, LEED v4, was most recently updated in 2014 and breaks down 4 different rating 

systems which include various land use requirements and specific credit requirements: 

LEED Building Design and Construction includes new construction and major 

renovation, core and shell development, schools, retail, hospitality, data centers, 

warehouses and distribution centers, healthcare, homes and multifamily low-rises, and 

multifamily mid-rises. 

LEED Interior Design and Construction includes commercial interiors, retail, and 

hospitality. 

LEED Building Operations and Maintenance include existing buildings, schools, retail, 

hospitality, data centers, and warehouses and distribution centers. 

LEED Neighborhood Development which specifically focuses on the sustainable design 

of new and existing neighborhoods.   

 
The LEED rating system includes six sections that target specific design criteria: Location 

and Transportation, Sustainable Sites, Water Efficiency, Energy and Atmosphere, Materials 

and Resources and Indoor Environmental Quality. Based on design choices defined within 

the standard, the building can attain points towards certification, specifically Platinum (80 

points and above), Gold (60-79 points), Silver (50-59 points) or LEED certified (40-49 

points) status. The intent of the LEED standard is to provide a design guideline and 

third-party certification tool for green buildings. Following is a description of the six sections 

of the LEED rating system:  

 
Location and Transportation: This category intends to foster compact development, 

alternative transportation, and interconnectivity among features in a given area.  Strategies 

include offering a diversity of transportation modes, reducing the parking footprint and 

expanding access to a bicycle network.  

Sustainable Sites: The purpose of the sustainable sites is to protect natural and agricultural 

areas by developing only appropriate sites and preserving ecosystem relationships in the 
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natural environment. Strategies include working with conservation organizations to find 

support for habitat protection off-site, implementing rainwater management techniques, and 

reducing heat islands and light pollution.  

Water Efficiency: This category seeks to optimize water conservation practices. Strategies 

include using captured or recycled rainwater, using the WaterSense Water Budget Tool, 

treating wastewater onsite, using waterless urinals and aerated faucets.  

Energy and Atmosphere: Intended to optimize energy efficiency by establishing efficiency 

and system performance standards, supporting ozone protection protocols, and 

encouraging the use of renewable and alternative energy sources. Strategies include 

non-mechanical, all natural ventilation, eliminating CFC-based refrigerants, using 

grid-source renewable energy, and purchasing energy from renewable sources.  

Materials and Resources: The intended outcome of the materials and resources section is 

to reduce the environmental impact of materials needed for construction, using materials 

with less environmental impact, and reducing and managing waste. Strategies include 

rehabilitating an existing building over new construction, re-using salvaged and recycled 

materials, using rapidly renewable materials and locally-produced materials. 

Indoor Environmental Quality: The goals of the indoor environmental quality section are to 

establish good indoor air quality for the building’s inhabitants by eliminating indoor 

pollutants, enhancing thermal and acoustic comfort and system controllability, and linking 

the occupant to the outdoor environment. Strategies include using low-emitting material, 

controlling tobacco smoke, monitoring indoor air, and providing daylight and views to 

occupants.  

Stafford Township maintains an incentives program for proposed new development in the 

Mixed Use Zone that commits to obtaining a minimum of silver-level certification under 

LEED.  These incentives, offered at the discretion of the Planning Board or Board Traffic 

Engineer, include: 

 Reduction in required parking for a mixed-used project; 

 Increase in maximum total sign area, up to a maximum to 20; 

 Increase in maximum lot coverage, up to a maximum of 10%; 

 Reduction in common and/or private open space requirements, up to a maximum of 

10%. 

It is recommended that Stafford incorporate a Green Building Incentive Program into its 

Land Development Ordinance for all major subdivisions and site plans, and redevelopment 

projects. Such a program can strengthen Stafford Township’s commitment to sustainable 

communities and green buildings. The following elements are recommended for inclusion 

in the incentive program:  
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 Include a LEED accredited professional on all major subdivisions and site plans;  

 Amend zoning ordinance to require the submission of a LEED Scorecard as part of 

a development application for all major subdivisions and site plans.  

 Major subdivisions should meet U.S. EPA’s Energy Star Standards for appliances 

and fixtures.  

 Offer a density bonus for achieving one of the four LEED green building 

certifications.  

 Establish a Green Building Fund with a contribution from subdivision and site plan 

projects.  

The funds collected from the Green Building Fund could be used for green building 

education and community outreach. The contribution from subdivision and site plan 

projects could be refunded if the project achieves certification from the USGBC.  

Many towns including Cranford Township, located in Union County, New Jersey, require 

Township-funded projects and Township-owned facilities to meet a minimum LEED-Silver 

rating. These sustainable building standards further the Township’s goals of (1) 

encouraging resource conservation; (2) reducing the waste generated by construction 

projects; (3) increasing energy efficiency; and (4) promoting the health and productivity of 

residents, workers, and visitors to the Township.  

GREEN DESIGN AND SITE PLAN DESIGN ALTERNATIVES  

Alternatives in site plan design can reduce the amount of impervious cover, increase 

natural lands to be set aside for conservation, reduce pervious areas for more effective 

stormwater treatment, and improve local economic opportunities. One source for the 

following strategies is “Development, Redevelopment and the Protection of Critical 

Environmental Areas: Opportunities for Watershed Protection and Economic Growth in 

New Jersey’s Urban and Suburban Watersheds,” prepared by New Jersey Water Supply 

Authority and The Louis Berger Group, dated March 21, 2007. In subdivision and site plan 

design, street impacts and impervious cover can be reduced through narrower residential 

street widths, reduced ROW widths and street lengths, reduced number of cul-de-sacs, 

reduced size of parking stall dimensions, shared parking for a site with two or more 

different parking demand requirements, and narrowed sidewalks or a sidewalk restricted to 

one side of street. Pervious pavement and porous pavers are encouraged in spillover 

parking areas.  Construction site mitigation strategies include clearing and grading limited 

to the minimum area required for building footprints, construction access, and safety 

setbacks; and stormwater runoff from construction can be minimized through the use of 

siltation fences, swales, planting vegetation to prevent soil loss, diversion ditches, dry wells 

and sediment control ponds. Alternative green subdivision design techniques include 
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clustered development with shared open space, smaller lot sizes, and reduced side-and 

front-yard setbacks, driveway lengths, and reduced impervious cover.  Rooftop runoff 

capture strategies such as vegetated or “green” roofs absorb rainfall, and filter particulates 

before the rainwater is washed away into the waterways. In addition to “green” roofs, 

rooftop runoff could be directed to pervious areas such as yards, open channels or 

vegetated areas instead of the roadway and the stormwater conveyance system. 

Re-directing rooftop runoff to pervious areas would reduce nuisance ponding, basement 

flooding or ice formation on driveways or sidewalks.  Increased daylighting improves 

quality working and living environment while conserving the use of energy for light. How 

buildings are oriented and massed, windows arranged, and use of skylights are all ways to 

maximize solar energy and daylighting opportunities. Building orientation is the primary 

method for solar heating. For the highest winter gains and lowest summer gains of solar 

heat, the long side of a building should be oriented east-west.  

Stafford Township established a Green Team Advisory Council in Ordinance No. 2016-16, 

which works on making the Township’s operations more environmentally friendly.  The 

Township’s Environmental Commission reviews all development applications that come 

before the Planning or Zoning Boards.  The Commission also makes ordinance 

recommendations that protect and enhance environmental quality in the Township.   

SUSTAINABILITY PLAN  

Through the New Jersey Department of Environmental Protection (NJDEP) 

Environmentally Sustainable Communities Programs, a Sustainable Development Plan can 

be prepared. This Plan is intended to describe the Township’s vision of sustainability, and 

serve as a guide to become a more livable, affordable and inclusive community. Elements 

of a strategy for sustainability include:  

 Community Life.  

 Smart Growth Redevelopment.  

 Clean Water/Clean Community.  

 Affordable/Inclusive Living.  

 Conservation/Renewable Energy.  

 Transportation and Mobility.  

 Community Consensus, Education and Example.  

 Promoting Plan Objectives/Measuring Progress.  

Stafford should consider preparing a Sustainability Plan which incorporates smart growth 

strategies, and design and planning techniques to make the community more walkable, 

reduce dependence on the car, enable residents to work and shop in town, and encourage 

social sustainability.  
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ENERGY CONSERVATION  

Some of the following renewable energy source applications, such as the Atlantic County 

Utilities Authority’s Windfarm and the New Jersey Clean Energy Program, can serve as 

useful examples to Stafford Township.  

Wind Generation Facility  

Stafford Township should consider alternative designs for a wind turbine that are compact, 

stackable, bird- and environmentally-friendly. Stafford Township adopted Ordinance No. 

2008-94 to facilitate the permitting of small wind energy systems in the following zones: 

Medical/Medical Commercial, Highway Commercial, Stafford Business Park, Highway 

Medical Commercial, and Mixed Use.   

New Jersey Clean Energy Program  

The New Jersey Clean Energy Program was created as part of the New Jersey Electric 

Discount and Energy Competition Act “with the objective of transforming to energy 

marketplace in New Jersey for energy efficient and renewable energy technologies in a 

deregulated environment.” The New Jersey Clean Energy Program sponsors education, 

training, & financial incentives in the following areas: Residential, Commercial, Industrial, 

and Renewable Energy. The Renewable Energy program area includes:  

 Solar Renewable Energy Certificates (SRECs). A SREC is a tradable certificate 

which represents electricity generated from a solar electric system. Each time a 

solar electric system generates 1000kWh (1MWh) of electricity, an SREC is issued 

which can then be sold or traded separately from the power. The SREC website 

facilitates the sale of certificates to electric suppliers who are required to invest in 

solar energy under New Jersey's Renewable Portfolio Standards (RPS). All solar 

system owners in New Jersey with grid-connected generators can participate in the 

New Jersey SREC Program.  

 Biopower, under the Combined Heat & Power Program, provides incentives for 

100% renewable or mixed-fuel systems, including microturbines, fuel cells with heat 

recovery, gas combustion turbine, and gas internal combustion engines. 

 Electric Storage. This program offers incentives for financial energy storage 

systems that are installed behind-the-meter at non-residential customer sites and 

are integrated with Class 1 renewable energy projects. 

 Utility Financing.  Through this program, electrical utility companies issue RFPs to 

identify solar projects to contract for the purchase of SRECs. 

It is recommended that Stafford take advantage of the above-referenced grants and 

rebates and incorporate renewable energy systems and energy-efficient equipment into its 

municipal operations and general development.  
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Tree Conservation  

Stafford’s Ordinance includes a chapter on trees and a subsection on their protection. The 

ordinance controls tree removal as land is developed for commercial or residential uses. As 

tree removal is controlled, surface water runoff and soil erosion can be reduced, thereby, 

reducing municipal costs to control drainage in the Township.  The Township Zoning 

Officer or Engineer will study the land on which a tree or trees are to be removed, and with 

input from the Environmental Commission, a permit may be issued to the developer. 

Minimum standards have been established for the reforestation of residential lots that are 

20,000 square feet or less including a minimum of one deciduous tree for every 1,500 

square feet. The replacement tree should be approved by the appropriate entity.  As 

identified by the U.S. Fish and Wildlife Service, nonindigenous invasive plant species are 

degrading natural areas throughout the United States, including the Edwin B. Forsythe 

National Wildlife Refuge. To control the invasive plant problem, it is recommended that as 

trees are replaced in accordance with the tree ordinance, nonindigenous species should be 

avoided. The National Park Service, the U.S. Fish and Wildlife Service, the NJDEP, and 

the Nature Conservancy maintain invasive plant websites and/or released publications that 

provide an overview of invasive plants and suggest native alternatives.  

  

Habitat Conservation  

The following planning documents have been prepared in an effort to better manage 

habitat conservation and identify state-listed endangered or threatened species:  

 1990 Threatened and Endangered Plant and Animal Species Survey.  
 Update of the 1990 survey in 1996 entitled “Threatened and Endangered Species in 

Stafford Township.”  
 1997 Threatened and Endangered Plant and Animal Species Survey.  
 2006 Environmental Resource Inventory.  

In 2016, the National Fish and Wildlife Service (FWS) adopted a Habitat Conservation 

Planning and Incidental Take Permit Processing Handbook. It is recommended that the 

Township prepare a Habitat Conservation Plan that builds from the above-referenced 

planning documents to create, enhance, restore, purchase, and/or preserve plant and 

animal species habitat in Stafford. For example, Morris Township amended its 

Environmental Impact Statements ordinance to require the submission of a Threatened 

and Endangered Species Analysis (TESA) to document the existence or nonexistence of 

any threatened and endangered species on the project site.  
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Recommendations 

The following sets forth the action items recommended in order to fulfill the goals and 

objectives of the Environmental Element of the Master Plan:  

 Update the Environmental Resource Inventory; 

 The Township should enhance its green building incentive program for all major 

subdivisions and site plans, and redevelopment projects to strengthen Stafford’s 

commitment to sustainable communities and green buildings; 

 Prepare a Sustainability Plan that uses smart growth strategies, design & planning 

techniques to make the community more enjoyable, reduce car dependence, 

enable residents to work and shop local, & improve social sustainability; 

 Incorporate renewable energy systems and energy-efficient equipment into 

municipal operations, and utilize grants offered via the NJ Clean Energy Program; 

 As replacement trees are selected as per the Township’s Tree ordinance, consider 

native and indigenous plants to control the invasive plant problem; 

 Upon further guidance in crafting such a Plan, it is recommended that the Township 

prepare a Habitat Conservation Plan that builds from its existing planning 

documents to create, enhance, restore, purchase, and/or preserve plant and animal 

species habitat in Stafford; and 

 Continue to addresses natural resource protection and coastal management 

demonstrating consistency of local plans and ordinances with the goals of the 

Coastal Zone Management Program. 
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Introduction 

The Historic Preservation Plan Element of the Stafford Township Master Plan is 

prepared pursuant to N.J.S.A. 40:55D-28b(10) for the purposes of “(a) indicating 

the location and significance of historic sites and historic districts; (b) identifying the 

standards used to assess worthiness for historic site or district identification; and (c) 

analyzing the impact of each component and element of the Master Plan on the 

preservation of historic sites and districts”.  Historic sites include buildings, 

structures, and archaeological sites. 

 

Stafford’s Historic Preservation Element is organized according to the requirements 

of the Municipal Land Use Law for a historic preservation plan.  This element: 

 Provides an overview of the historic trends in the Township’s development. 

 Describes the initiatives that would be undertaken by the Stafford 

Township Historic Preservation Commission. 

 Identifies the location of historically significant sites and districts listed on 

the National and New Jersey Historic Registers. 

 Identifies those properties and districts that may be eligible for listing on 

the National and New Jersey Historic Registers. 

 Describes strategies to encourage future preservation of historic resources 

within the Township. 

The information in this element is based on Ocean County’s 1981 survey of historic 

structures and places, discussions with the Historic Preservation Society, and 

review of the sites identified on the National and New Jersey Register of Historic 

Places. The Historic Preservation Commission has updated the 1981 survey in 

2003 and again in 2016 

The designation of a property in this local Historic Preservation Plan element and 

on the New Jersey and National Registers of Historic Places publicly 

acknowledges that property’s historical or cultural significance.  Inclusion on the 

New Jersey and National Registers of Historic Places has little effect on actions 

that are privately funded by the property owner. Designation does provide a 

measure of protection of the property if public funds are utilized. 
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Township History 

Located in southern Ocean County, Stafford Township was first inhabited by the 

Lenni Lenape Indians, who referred to Stafford as “Manahawkin” which means 

“good corn land.”  In 1735, three Englishmen purchased the first few tracts of land 

in what is now Stafford. Stafford Township was chartered on March 3, 1749. Early 

commerce included sawmills, boat building, farming, oyster harvesting and 

clamming. The first water sawmills in the area were in Manahawkin, Wells Mills 

and Cedar Bridge. By 1880, cranberry harvesting had become an important 

industry.1 

 
The Township’s four historic settlements include Manahawkin, Cedar Run, 

Mayetta and much of Warren Grove. Additionally, there are large residential 

sections like Ocean Acres, Fawn Lakes, and Beach Haven West.  

 

Stafford Township Historical Society 

The Stafford Township Historical Society 

(Historical Society) is an independent non-

profit organization established to address 

historic preservation in the Township.  The 

Historical Society is based in the old 

Manahawkin Baptist Church located at the 

corner of North Main Street (U.S. Route 9) 

  and North Lakeshore Drive. 

 

 

 

 

 

 

 

 

 

Manahawkin Baptist Church / Heritage Cultural Center            
Source: Stafford Township Historical Society

1 Adapted from the “History” webpage of the Stafford Township website.  
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Since the Historical Society acquired this site, it serves as the Township’s heritage 

cultural center and is also used as a meeting place and a depository for artifacts.   

 

The Historical Society’s main initiatives are as follows: 

 Battle of Cedar Bridge – There is an annual event in late December 

remembering the battle of Cedar Bridge. The event is held at the Cedar 

Bridge Tavern in the Warren Grove section of the Township 

 Summer concert series – free concerts held on Monday nights in July and 

August  at the Manahawkin Lake Pavilion 

 Monthly meetings at the Old Baptist Church featuring speakers on 

historically significant topics. 

 Maintain historic cemetery on Beach Avenue as well as the Old Stone Store 
and the Tuckerton Railroad Train Station and Train Car 

 
 

The Historical Society transported a 

1922 Central Jersey railroad car to 

Heritage Park to add to the authenticity 

of the Manahawkin Train Station. The 

Historical Society has converted the 

train station building into a museum. 

The railroad car has been restored and 

is open for visitation. 

 
 
 
 
 
 
 
 
 
 
 
 
 

1922 Central Jersey railroad car, Heritage Park 
Source: Asbury Park Press Tim McCarthy 

 
 

The Historical Society received an annual operating support grant from the New 

Jersey Historical Commission, a division of Cultural Affairs in the Department of 

State, administered by the Ocean County Cultural & Heritage Commission. 
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Properties Listed on State and National Historic Registers 

The National Register of Historic Places is the official list of the nation’s historic 

resources worthy of preservation, and the New Jersey Register is the official list of 

New Jersey’s historic resources of local, state and national interest. The New 

Jersey Register is maintained by the State Historic Preservation Office (SHPO) 

within the New Jersey Department of Environmental Protection. Both Registers 

have the same eligibility criteria, nomination forms, and review process. 

 

Inclusion in the National Register enables an owner of the property to take 

advantage of a 20 percent income tax credit for a substantial rehabilitation of an 

income-producing building. The rehabilitated building must be a certified historic 

structure that is subject to depreciation and the rehabilitation must be certified as 

meeting standards established by the National Park Service.  For those properties 

listed on the State’s Register of Historic Places, the New Jersey Historic Trust 

offers matching grants and low interest loans for rehabilitation and restoration to 

state, county and municipal agencies and non-profit organizations. 

 

The Manahawkin Baptist Church, North Main Street (U.S. Route 9) is listed on 

the State and National Register of Historic Places. This church was originally built 

in 1759. The church was used as an old meeting house in the early 1800’s. Its 

architectural elements combine several styles including Greek Revival, Italianate, 

and the Wren- Gibbs idiom. The New Jersey Historical Trust notes these grounds 

as the site of a Revolutionary War skirmish in 1781, and a mass burial ground for 

numerous shipwreck victims. Today, the church serves as the Stafford Township 

Heritage Cultural Center 
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Through the efforts of the Township and the 

Township Historical Society, the Cavalry 

Cottage, located at 100 Stafford Avenue, was 

entered on the State and National Register of 

Historic Places as of September 22, 2006. The 

Cavalry Cottage was the first property acquired 

b y  the Township under the Open Space Natural 

Lands Trust Fund Program. The Historical Society 

has obtained funding for the restoration of the 

property which has been matched by local funds 

 
 
 
 
 
 
 
 
 
 

 
 

 Cavalry Cottage 
Source: Stafford Township Historical Society 

 

Designated State Historic Preservation Office (SHPO) Opinion 

Letters and Designated Sites 

The State Historic Preservation Office (SHPO) has issued Opinion Letters for each 

of the following areas. An opinion letter indicates that these properties are 

potentially eligible to be listed on the New Jersey Register of Historic Places: 

 

 Garden State Parkway Historic District- The Garden State Parkway 

Historic District contains the entire GSP Right-of-Way. 

SHPO’s Opinion Letter was issued on 

October 12, 2001.  

 Manahawkin Village Historic District- 

The Manahawkin Village Historic 

District is bounded by US Route 9 to 

the west, Hilliard 

Boulevard on the north, Bay Avenue to the south, and Parker Street to the east. The 

Manahawkin Village Historic District contains 19th century structures that are still 

intact. The District reflects the time period when Stafford was experiencing fast-

paced growth due to the construction of railroads and the development of Long 

Beach Island as a summer destination resort.  SHPO’s Opinion Letter was issued on 

October 26, 1990. 

 

 

Manahawkin Village Historic District
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 Nineteenth and Early 20th Century Domestic Refuse Disposal Sites-  
 

In 1992, 19th and early 20th Century Domestic Refuse Disposal Sites were 

identified in response to a federally funded activity at Deer Lake Heights 

(Block 54, Lots 18 and 21.01; Block 67, Lots 3 and 4) in Stafford. The 

refuse disposal sites appeared to relate to the workers’ residential sites 

associated with Littleworth Mill, a community’s disposal area, and the 

Civilian Conservation Corps Camp. SHPO’s Opinion Letter was issued on 

February 5, 1992. 

The following is from the State Historic Preservation Office (SHPO) website, dated February 

21, 2017. It is from the Ocean County inventory of State and National Historic Places. It 

indicate the former Manahawkin Baptist Church was placed on the State Register of Historic 

Places in 1972 National Register for Historic Places a year later. The Cavalry Cottage was 

placed on both the State and National Register in 2006.    
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Potential Historic Sites and Districts and Designated Sites 

In addition to the sites that have received Opinion Letters from the SHPO, there are other 

sites with historical significance and worthy of preservation located in the Township. The 

Tuckerton Railroad Manahawkin Station received a Certificate of Eligibility (COE) in 2008. 

This means that the site is eligible for inclusion in the National and State Register of historic 

places. 

 

1981 OCEAN COUNTY CULTURAL RESOURCES SURVEY 
 

According to the Ocean County website (www.co.ocean.nj.us/ch/frmourhistory.aspx) an 

Ocean County historic sites survey was completed in September 1981. The 

inventory listed 2,188 buildings and five historic districts within Ocean County. 

Stafford Township’s inventory of historic sites and places was gleaned from the 

survey and is attached as an appendix.  The properties listed are referred to as 

“Stafford Township’s Register of Historic Places”. The coded designations (see 

graphic) denote different levels of preservation and methodologies. 

 

 

 

Although the information is dated, it still serves as a viable resource and database for 

historic inventories and research. The following properties were identified as icons or 

National Register properties by address and street location: 11 and 120 North Main 

Street; 105 East Bay Avenue, 10 Hilliard Drive; and, 39, 59, 67, 100 and 106 Stafford 

Avenue. All of the listed properties are located in the Manahawkin section of Stafford.
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DESIGN STANDARDS 

The Township of Stafford can also better protect its valuable historic resources 

through incorporating historic preservation design standards town wide.  Design 

standards should specify that important historic features be preserved or recovered, 

when feasible, on existing buildings. T h e  Historic Preservation Commission is 

encouraged to develop rehabilitation guidelines for eligible areas. Again, these local 

guidelines may be based on the U.S. Secretary of the Interior's Standards for the 

Treatment of Historic Properties. 

 

PUBLIC EDUCATION 

It is recommended that the Stafford Township Historical Society: 

 Expand public activities that showcase the Township’s historic structures. 

 Utilize public awareness efforts to illustrate how historic preservation 

and development can be combined. 

 Encourage the development of additional historic and cultural institutions 

and combine public education efforts where appropriate. 

 Continue to recognize historic individuals of Stafford and enhance 

the appearance of historically significant areas within the 

Township. 

 Conduct activities honoring local residents and businesses active in 

historic preservation. 

 Work with the Stafford School District(s) to expand efforts to educate the 

Stafford school children about their local history and to instill pride and 

interest in historic preservation. 
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 RECOMMENDATIONS 

 Establish a review process with Stafford Township Historical Society and 

the approving board for development applications 

 Consider a historic preservation zoning overlay to encourage the reuse of 

historic features and establish design guidelines for commercial 

redevelopment, renovations, and new construction. 

 Encourage  new  construction  to  reflect  the  historical  aesthetics  of  

existing buildings. 

 Coordinate  overall  historic  preservation  efforts  with  the  revitalization  of  

Bay Avenue. 

 Adopt a historic preservation ordinance that sets forth a process for 

designation and protection of historic sites and districts. The ordinance 

must articulate the design guidelines or standards for regulating these 

properties in order to prevent their unauthorized loss, alteration, or 

demolition, and where applicable, empower a local historic preservation 

commission to administer the Historic Preservation Plan. See N.J.S.A. 

40:55D-28. 

 Develop an overall strategy and plan for creating a cultural and heritage 

tourism market in Stafford. 

  Continue to support and enable the Stafford Township Historical Society to 

expand its programs and services which can impact positively on Stafford’s 

quality of life.  

As previously mentioned, maps and coded inventories of historic sites can be found in the 

appendix at the end of this document. Properties are inventoried and coded based on the 

following: whether properties are on the National Register for Historic Places, are 

recommended for consideration, preserved, endangered or have been destroyed. This list 

was proved by the Township of Stafford. 
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PLAN PURPOSE 

The Floodplain Management Plan is being updated to serve as a guide for the Township's 
continued flood hazard mitigation efforts over the next five years. Such efforts may include 
ordinance modifications and implementation; grant applications to Federal and State agencies, 
assistance to local homeowners, outreach efforts and development of Township policies to 
mitigate flooding hazards. The plan is also a required element in the Township's continued 
participation in the Community Rating System program (detailed below). 

The Floodplain Management Plan was prepared by the Floodplain Management Committee led 
by the Stafford Township Director of Community Development and Community Rating System 
Coordinator with the help of the Township's Emergency Management Coordinator, 
Superintendent of Public Works, Construction Code Official, Zoning Officers. Township 
Engineer, FEMA Hazard Mitigation Commtmity Planners and the Ocean County Office of 
Emergency Management. The plan was developed using materials and infonnation included in 
the Ocean County All Hazards Mitigation Plan. Stafford Township acknowledges and 
apprecjates everyone's efforts in creating the Plan. 

TOWNSillP DESCRIPTION 

The Township of Stafford is located in southern Ocean County with portions of the 47 square 
mile conununity within the New Jersey Pinelands and under the jurisdiction of the Pinelands 
Comprehensive Management Plan and portions under the jurisdiction of the Coastal Area 
Facility Review Act, also known as CAFRA. Within the 16,832 acre CAFRA area is the 
Township's Special Flood Hazard Area (SFHA). The 8,362 acre SFHA lies along the Barnegat 
Bay which leads to the Atlantic Ocean. The Township bas 12.2 miles of bay frontage. Much of 
the northern portions of the SFHA are preserved, with a majority of the undeveloped land 
comprised of freshwater and tidal wetlands. Most of the lands are owned by the Federal or State 
government and designated as the Manahawkin Wildlife Management Area and the Edwin B. 
Forsythe National Wildlife Refuge. The development in the SFHA mainly consists of single­
family homes with bulkheads on lagoon waterways that lead to the Barnegat Bay or homes 
directly on Barnegat Bay. These areas are known as Beach Haven West, Mallard Island and 
Cedar Bonnet Island. The human-made lagoon area of Beach Haven West began as a resort 
commWlity in the 1950s and 1960s but a majority of owners are now full-time residents. ln total, 
there are approximately 13,500 residential units in the Township with roughly 35% in the 
Special Flood Hazard Area. There is also a small wnount of commercial development in the 
SFHA. 

Due to the flood hazard risk, the Township entered the National Flood Insurance Program's 
(NFIP) Community Rating System (CRS) in 1991. CRS is a voluntary incentive program that 
recognizes and encourages community floodplain management activities that exceed the 
minimum NFIP standards. As a result, flood insurance policy holders receive a discount on their 
annual premiums depending on their flood zone and elevation of the insured structure together 
with the Township's CRS classification. Stafford has reached a Class 6 rating which provides for 
up to a 20% discount for policyholders. This is a savings of over $800,000 for property owners 
throughout the Township. Over the years the Township has adopted ordinances that exceed 
minimwn standards such as a one-foot freeboard requirement and impervious coverage 
ordinance. The Township engages in outreach activities including sending annual infonnation to 



SFHA property owners as well as providing infonnation on the website, the local library and 
various civic meetings throughout the year. 

HAZARD ASSESSMENT 

Flood Hazard aDd Repetitive Losses 

Flooding is the temporary condition of partial or complete inundation on normally dry land and it 
is the most frequent and costly of all hazards in the US. Flooding can occur any time of the year 
and as a result of many factors. Precipitation is the most common but flooding can also occur due 
to snowmelt or stonn surges from stonn events with little to no precipitation. Other factors 
include the topography, soil content and grolUld cover, timing of previous weather events and 
tides. Still other factors include impediments to nonnal ~ flow or storm water runoff such 
as a damning up by faUen trees or infrastructures such a bridge or culverts coJiapsing. Any 
blockage to natural or hmnan-made stonn water flows may cause flooding. 

Flooding can cause injmy or death to those in its path as well as being very costly as a result of 
property damage. Flooding often occurs quickly and individuals may not be able to prepare 
themselves or be able to get out of hann's way. Flash flooding can occur with a significant 
amotmt of rain over a short period of time. 

Flooding is not always a hazard and as floodplains are covered with flood ~ it does resuh in 
replemslunent of nutrients along stream/river banks and pollutant fallout as well as recharging 
gr-oundwater and supporting biodiversity. It is when hmnan development is introduced to a flood 
prone area that it may beco:rne a hazard. 

The Township is subject to tidal flooding m~ often from both hmricanes or tropical storms and 
winter s tonns. Much of the area is low marshland that is very open to tidal surge through Uttle 
Egg Inlet from the south and through Barnegat Inlet from the north. An analysis of elevation 
certificates shows that the land is anywhere from approximately 3 to 7 feet above sea level. The 
impacts of lesser weather events with high rain amoun1s are also showing some effect on 
properties that lie closer to sea level. The 18-mile long barrier island of Long Beach Island, does 
provide some protection for the direct effects of the Atlantic Ocean surge, but is subject to 
erosion when dunes fail and this protection Jevel could be altel'OO during a storm event. 

The Township has been affected by numerous hurricanes and nor'easters since records have 
been kept. Most notably were the 1962 nor' easter that caused major damage to Long Beach 
Island and flooding in Stafford, two high flood claim events in 1991 including the Halloween 
Nor'easter, a nor'easter in December 1992 with almost 800 flood claims, coastal and flash 
flooding event in August 1997, a flash flood event with 6-8 inches of water in a short time in 
September 2006 with many bulkheads d~troyed and finally Hurricane Sandy with thousands 
of claims and homes inundated with flood waters. Although rain was not heavy, winds and a 
very large stonn surge inundated almost the entire SFHA with thousands of homes inundated 
with flood waters, in some cases up to 5 or 6 feet. 

Many flooding occurrences are the result of unnamed and even minor weather events but due 
to the low elevation of many homes, they are susceptible to flooding impacts. 
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Before Hurricane Sandy and since 1978, there were almost 11500 flood insurance claims made 
by Township property owners. Some of those claims resulted in a property being deemed a 
Repetitive Loss property. Previously, the definition of a Repetitive Loss property is that two 
or more claims of at least $1 ,000 were paid by the NFIP within any 1 0-year period since 1978. A 
Severe Repetitive Loss property is one iliat has at least four NFIP chums (including building and 
contents) over $5,000 each, and the cumulative amount of such claims payments exceeds 
$20,000 or for which at least two separate claims (building payments only) have been made with 
the cwnulative amount of the building portion of such claims exceeding the market value of the 
building. These claims totaled approximately $1 Omillion and over $2.million for Repetitive Loss 
properties. 

The Township is a considered a Class C Repetitive Loss Community which means that 1 0 or 
more properties are designated as Repetitive Loss properties. Based on FEMA data through 
June 20, 2013, the Township has 93 repetitive loss properties. The Township's Repetitive 
Loss inventory has changed due to Hurricane Sandy as well as the Biggert-Waters Flood 
Insurance Refonn Act of 2012 (BW12). The definitions have changed and wiU impact Stafford 
significantly mostly due to the age of the structures in the SFHA. As defined and pursuant to the 
Hazard Mitigation Assistance Unified Guidance and in conformance with BW12, a repetitive 
loss property is a structure that: 

• Is covered by a contract for flood insurance made available under the NFIP and that: 
• Has incurred flood-related damage on 2 occasions, in which the cost of the repair, on the 

average. equaled or exceeded 25 percent of the market value of the structure at the time 
of each such flood event; and 

• At the time of the second incidence of flood-related damage, the contract for flood 
insurance contains increased cost of compliance coverage. 

A severe repetitive loss property is a structure that: 
• Is covered under a contract for flood insurance made available under the NFIP and: 
• Has incurred flood related damage -

o For which 4 or more separate claims payments have been made under flood 
insurance coverage with the amount of each such claim exceeding $5,000, and 
with the cwnulative amount of such claims payments exceeding $20,000; or 

o For which at least 2 separate c1aims payments have been made under such 
coverage, with 1he cumulative amount of such cl41ims exceeding the market value 
of the insured structure. 

A Repetitive Loss map is provided in the Appendix and is based on repetitive loss claim data 
from the FEMA through June 30, 2013 . The map shows that the repetitive loss properties are 
scattered throughout the Beach Haven West, Mallard Island and Cedar Bormet Island areas 
with the exception of one parcel on East Bay Avenue. The Beach Haven West area consists of 
many homes constructed with slab foundations and since they were built before the NFJP came 
into existence, are usually below the base flood elevation. Stonn drains from adjacent roadways 
lead directly into the lagoons and during times of heavy rainfall or high tides, stonnwater 
runoff is blocked from dissipation. 
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PROBLEM ASSESSMENT 

Impact of Flooding 

There are approximately 4, 700 housing units in the SFHA together with approximately 20 
business establishments including boat sales and rentals and restaurants. The development of the 
lagoon areas in the Township began well before the NFIP or any regulations for wetlands and 
coastal development. Most of the homes were built on a slab foundation and in later years it 
would show that most were built with their first floors below the base flood elevation. Over the 
years, as seen in many older neighborhoods, homes are rebuilt and any homes re-built after the 
Township's participation in the NFIP, were built according to the regulations at the time. Still 
thou~ds of homes continue to lie below the base flood elevation. Almost all of these homes 
were greatly impacted by Hurricane Sandy. Although most of the SFHA has public water, some 
areas such as Cedar Run Dock Road have private wells that could be contaminated by the flood 
waters. 

The Township has very few critical facilities in the SFHA and they include the following: 

• Stafford Municipal Utilities Authority - Pump Station on Cedar Bonnet Island - this 
facility was damaged during Hurricane Sandy and currently being repaired. 

• Stafford Municipal Utilities Authority- 1209 Mill Creek Road -Water tower 
• Mill Creek Community Center - currently closed after severe damage by Hun'icane 

Sandy. This facility does not meet the definition of a critical facility but is included since 
it is Township owned. 

• Ocean County Sewerage Authority - 1179 Mill Creek Road - Pump station 
• S1afford Municipal Utilities Authority- 800 Mill Creek Road- Pump station and water 

tower- The facility lies in the .2% chance flood zone according to FEMA's recently 
released Preliminary Working Maps but is in the AE flood zone on the Township's 2006 
FIRM. 

• Jennings Road Recreation Center - Similarly Township owned and does not meet the 
definition of a critical facility. 

The Manahawkin Bay Bridge would not be considered a critical facility but is a criticw 
component of the evacuation plan for the easterly portions of Stafford Township and the six 
communities on Long Beach Island. If this major crossing or any roadway in the Township is 
impacted by flooding or other severe weather event, it will hinder the safe and timely evacuation 
of residents. Also, emergency personnel may be required to utilize special transport vehicles to 
help with evacuation and this puts a strain on first-responders. 

The Township contains the following critical facilities outside 1he SFHA: 

• Southern Ocean Medical Center, (1140 Route 72) 
• Wan-en Grove fire Station (Rt. 539) 
• Stafford Township Volunteer Fire Company (133 Stafford Avenue) 
• Stafford Township VolWlteer Fire Company (Nautilus Drive) 
• Stafford First Aid (Bay Avenue) 
• Stafford First Aid (Nautilus Drive) 
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• Department of Public Works (Business Park) 
• Stafford Township Community Center (775 East Bay Avenue) 
• Stafford Township Municipal Building (260 East Bay Avenue) 
• OCUA Southern Sewer Treatment Plant (Cedar Run Dock Road) 
• NJ Natural Oas (Route 9 North) 
• Atlantic City Electric (Route 9 South) 
• Southern Regional High School (Route 9 & Cedar Ridge Road) - Township shelter 

location 

Development Trends 

Most of the existing development in the SFHA began before pla1ming and zoning regulations 
existed as well as other S1ate regulated controlling legislation (ie wetliUl.ds protection). There are 
very few buildable lots left and any building in the future will be infill or redevelopment. Any 
new development would adhere to all local floodplain and State regulations. 

Flood Insuran(e Claims and Substantial Damage De~erminatlons 

As previously noted1 the Township bas a number of repetitive loss properties. Historical data 
shows that there are also thousands of one-time claims and many due to Hurricane Sandy. The 
Township currently has 3,722 flood policies in effect and should strive for full coverage in the 
SFHA. From 1978 and through September 27, 2013, 4552 claims have been paid1 totaling 
$216,325,869. Many of these homes were built before the NFIP was instituted, have first floors 
below the minimum base flood elevation and continue to be susceptible to flood ri5k. The non­
compliant homes are those with a slab foundation as well as a block foundation with a crawl 
space. 

The Township has issued 1,100 substantial damage letters through September 20, 2013. (See 
map provided showing Repetitive Loss properties as well as Substantially Damaged properties 
(al1 1,100 SD properties are not shown). A small percentage of homes were out of compliance 
with regard to the Advisory Base Flood Elevation map and now meet or exceed the base flood 
elevation on the Preliminary Work Map. The majority of homes still does not meet the current 
minimwn elevation standards and will either be elevated or built new to comply with Township 
and NFIP standards. The Township has already issued over 250 demolition pennits due to 
Hunicane Sandy. 

Warning and Eva~uation Plans 

Stafford Towuship has an Emergency Management Plan in place to address emergency 
operations resulting from any severe weather or hazard event and the actions that would be taken 
to evacuate residents from low-lying areas. The State of NJ bas ~ntly approved the 
Township's revised Emergency Operations Plan (EOP). (See letter from the State dated August 
15, 2013). Tile plan includes information on warnings and communications. evacuation plans, 
emergency medical and public health. fire and rescue, resource management and public works 
activities1 sheltering, radiological protection, terrorism and damage assessment. 
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At the direction of Emergency Management Coordinator route alerting is perfonned by the 
Township Police, Fire and First Aid personnel by emergency vehicles with mobile public address 
systems and door-to-door contact. The Reverse-911 system is also used to alert residents. 
Warnings are also issued by the Comcast Telecommunications Broadcast System and local radio 
stations such as WOBM-(FM) 92.7~ WOBM-(AM) 1170, WJRZ.(FM) 100.1, WJLK-(FM) 94.3 
& 98.5, WJLK-(AM) 1310. In addition there are five Oyster Creek Nuclear sirens and four ftte 
sirens in Stafford Township. The sirens for the identified hazard are activated by the Ocean 
County Emergency Management Coordinator. The Stafford Township Police Communications 
Center is a NA WAS (National Warning System) facility for 24 hour warning notice. 

Warning procedures for all schools, the Southern Ocean Medical Center (fonnerly Southern Ocean 
County Hospital) and all nursing homes will be consistent with the notification plans for the 
general pub1ic (i.e. route alerting and door-to- door contact). Special assistance and 
transportatio~ however, will be available for impaired patients of the hospital and nursing homes. 
The Police Department also has an evacuation plan listing routes, manpower needs~ shelters and 
route signs. Residents are encouraged to register with the State if they have special needs in case 
of an evacuation. 

Natural Areas 

Freshwater and tidal wetlands are the most prominent undeveloped natural area in Stafford 
Township. Most areas east of Route 9, with the exception of developed lands, are either 
freshwater or tidal wetlands. The wetland areas are an interface between the Barnegat Bay and 
the uplands areas, absorbing and dissipating the hnpact of the stonn waves and smges, storing 
flood waters and trapping sediment and pollution. The freshwater and tidal wetlands of Stafford 
Township and the New Jersey coastal .zone are habitat for finfish, shellfish, game and non-game 
animals and songbirds. The coastal area is well known to be the wintering habitat for migrating 
waterfowl. Almost ten thousand aces (equal to 15 square miles) of land in the eastern sector of 
the Township have been acquired by the Federal government for exactly that purpose. 

GOALS 

The goals of the Stafford Township Floodplain Management Plan are as foUows: 

• Protect human life and health; 
• Minimize expenditure of public money for costly flood control projects; 
• Minimize the need for rescue and relief efforts associated with flooding and generally 

undertaken at the expense of the general public; 
• Minimize prolonged business interruptions; 
• Minimize damage to critical infrastructure, public facilities and utilities such as water and 

gas mains, electric, telephone and sewer lines, streets, bridges located in areas of special 
flood hazard; 

• He1p maintain a stable tax base by providing for the mitigation of substantially damaged 
homes and the regulation of new homes and other development of the SFHA so as to 
minimize future flood blight areas; 

• Ensure that potential buyers are notified that property is in a SFHA; and 
• Ensure that those who occupy the SFHA assume responsibility for their actions. 
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The Township and Floodplain Management Committee have deliberated on a number of possible 
activities as foHows: 

Preventive Activities 

Preventive activities are those efforts which attempt to prevent flood problems from getting 
worse. Such activities are either regulation- based or maintenance items and are administered 
by the Township Community Development, Building or Public Works Departments. Examples 
of preventive activities are: zoning regulations, open space preservation, floodplain regulation, 
stonn water management and drainage system maintenance. 

Much of the SFHA is either developed or essentially barred from development since it is owned 
by either the Federal or State government or prohibited from development by Federal or State 
coastal and wetlands regulations. Since the Township strictly enforces its current floodplain 
regulations, there is limited additional zoning or floodplain regulation that could be adopted that 
would prevent future flooding. The Township has a very comprehensive and up·to·date stonn 
water management ordinance to reduce offsite storm water runoff from new development. All 
catch basins are inspected annually and after any flooding or other hazard that may cause 
blockage. Detention basins are inspected monthly (weekly during mowing season) or after any 
miljor rain event. There are no basins in the SFHA but several in the Township that could 
influence watershed drainage. The Township should increase its maintenance of critical human 
made and natural drainage waterways to at least two times per year. The Township has a jet/vac 
truck to maintain catch basins and pipes when maintenance is called for. 

Property Protedion 

Protection activities are on a building by building basis and undertaken by private property 
owners. This includes relocation, acquisition, and elevation of an existing building, flood 
proofin& sewer backup protection and flood insurance. The Township can encourage all of th.e 
appropriate activities and offer guidance for rebuilding and provide information on various 
funding sources. The Township shall continue to enforce its floodplain regulations. 

Natural Resource Protection 

Natural resource protection activities are programs, policies and projects which preserve the 
natural functions of floodplain and watershed areas. Examples of natural protection activities are 
wetlands protection, erosion control. and best management practices for water quality. The 
Township should continue to enforce its impervious coverage ordinance. together with all State 
and Federal natural resource protection legislation including but not limited to the following. 
These may either limit development or regulate the impact on natural resources: 

Federal Regulations: 
• Coastal Zone Management Act 
• National Flood Insurance Program 
• Clean Water Act 
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State Regulations: 
• NJDBP Stonn water Management Regulations 
• Residential Site Improvement Standards 
• NIDEP Coastal Zone Management - Coastal Area Facilities Review Act 
• Stonn water Management Control Act 
• Flood Hazard Control Act 
• Soil Conservation District 
• Freshwat~r Wetlands Protection Act 
• Soil Erosion and Sediment Control Act 

Municipal Regulations: 
• Stafford Township Impervious Coverage Ordinance (Chapter 211 -Zoning) 
• Stafford Township Code, Chapter 130 -Land Use and Development including Storm 

water Regulations and Chapter 114 - Flood Hazard Areas 

Emergency Services 

The Township Emergency Management Coordinator together with the Ocean Cowtty Office of 
Emergency Management shall continue to stand ready to face any hazard that may impact the 
Township. Coordination of all local stakeholders including the Community Development 
(Floodplain Administrator), Building and Public Works Departments~ County and State first 
responderst volunteers and residents shall be done along with continual training and plan 
updates, The Emergency Operations Plan (EOP) that was recently approved by the State of New 
Jersey provides for warnings of flooding or other stonn events as well as other impending 
hazards. Monitoring of tidal gauges as well as the National Weather Service bulletins is key and 
personal from the local OEM and Public Works Department are tasked to perform this necessary 
activity. The EOP contains a detailed description of notification of residents and a system of 
evacuation. Emergency information including evacuation routes and shelter locations is 
provided through the Township calendar, Township website and during an event, through 
Emergency Broadcasting stations. The Township should be ready with road block equipment~ 
chain saws or other equipment to remove trees or other debris from roadways. have a supply of 
necessary first aid kits, flashlightst rain or hazardous material gear, gasoline for vehicles and 
maintain all of the specialty vehicles that can enter flooded areas and remove stranded residents 
to safe locations. 

Structural Projeets 

Structural projects are public works projects that keep flood waters from a certain area such as a 
levee, a diversion, a channel modification or beach nourishment. Due to the unique landscape of 
the developed areas of the SFHA, appropriate municipal structural projects would include storm 
sewer construction and alterations and tidal valves on the storm water outfalls. 

Public Information 

Public infonnation activities are the outreach efforts to private property owners, visitors, business 
people as well as future property owners to advise them of flood hazardst how to protect 
themselves and their homes and the benefits of protecting flood plains. Such activities may 
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include displaying the SFHA map at the municipal building, elevation markers in flood-prone 
areas~ evacuation signs along key roadways, mailings, publications at the Library and technical 
assistance by Township employees. 

The Township engages in extensive outreach to residents which includes the mmua.l Township 
calendar mailed to every address, a mailing to owners in the SFHA with specific infonnation on 
their flood risk and ways to avoid damage, providing manuals and other flood related 
publications at the local branch of the Ocean County Library, and providing infonnation to local 
realtors. insurance agents and banking institutions about the flood information that the Township 
can supply. There is also an extensive amount of infonnation and links on the Township website 
as well as brochures and handouts provided at the Building and Zoning Department counter. the 
counter by the Water & Sewer Department and the main lobby of the municipal building. The 
Township should continue with its past efforts as well as design an outreach strategy to focus on 
one or two topics every few months to discuss at civic meetings. Council meetings or videos 
produced for the website. As evidenced by the massive amount of contact after Hurricane Sandy. 
many people did not review the information mailed to them and some didn't even know they 
were in a flood zone. 

ACTION PLAN 

This section of the Plan contains a list of activities which Stafford Township will pursue based 
on the specific nature of the flooding problem and the appropriate solutions for the Township. In 
general, costly public works projects will not protect the entire SFHA and such projects would 
have very limited benefits. The most effective remedy to flood damage is the elevation of 
existing structures above the latest base flood elevations recommended by FEMA. 

The Jist of activities is not in any order of ranking or priority. The future agenda of the Flood 
Hazard Mitigation Committee should include a detennination of priorities among the projects 
listed below and a schedule for continued monitoring and modification of activities. 

Short Range Activities 

Sl. Continue to expand the scope ofthe Floodplain Management Plan 

• Responsible Agency: Community Development Department and Floodplain 
Management Committee 

• Time Schedule: Ongoing 
• Funding: The cost will be based on the scope of the work. Funding may be 

obtained :from the Post Sandy Planning Assistance Grant program through 
NJDCA or NJ Office of Emergency Management Hazard Mitigation Program 

S2. Continue to expand flood hazard mitigation activities under CRS to increase credits 

• Responsible Agency: Community Development Department a.nd Floodplain 
Management Committee 

• Time Schedule: Each year an additional activity should be targeted for 
implementation as part of a five year plan 
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• Funding: The funding will be appropriate to the activity 

S3. Examine the Township,s current floodplain regulations ani;! building and zoning codes to 
detennine the appropriate addition of higher standards 

• Responsible Agency: Community Development Department and Floodplain 
Management Committee 

• Time Schedule: 1 ye~Jr to prepare report for the Township Council 
• Funding: N/ A - Staff/Committee time 

84. Monitor the progress on the Action Plan items: prepare progress reports for submission to 
the Township Council 

• Responsible Agency: Community Development Department and Floodplain 
Management Committee 

• Time Schedule: Progress reports should be prepared on an annual 008is, one year 
from the date of submission of the Floodplain Management Plan 

• Funding: N/A- Staff/Committee time 

SS. Continue to explore grant funding opportunities for action plan items 

• Responsible Agency: Community Development Department, Floodplain 
Management Committee or Township Engineer 

• Time Schedule: In progress and ongoing 
• Funding: N/A- Staff/Committee time 

86. Continue to explore grant funding opportunities to assist homeowners with elevating their 
substantially damaged hom~ or acquiring those properties for open space 

• Responsible Agency: Community Development Department, Floodplain 
Management Committee or Township Engineer 

• Time Schedule: In progress and ongoing 
• Funding: N/ A - Staff/Committee time 

87. Promotionofflood hazard awareness, flood insurance protection and flood damage 
prevention through a public outreach strategy. One focus should be on determining bow 
to reach those residents who may not have access to the internet or have other special 
needs. 

• Responsible Agency: Community Development Department and Floodplain 
Management Committee 

• Time Schedule: One year to create strategy plan (mailingss website, speaking 
engagements, videos, press releases) anticipating several activities per year 

• Funding: Stafti'Committee time and any funding will be appropriate to the activity 
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88. Install new flood elevation markers in prominent locations showing the height of 
floodwaters during Hurricane Sandy 

• Responsible Agency: Township Engineer. Emergency Management Coordinator, 
Public Works Department 

• Time Schedule: One year for evaluation and installation 
• FWlding: Flood markers require elevation by the Township Engineer mui the 

markers can be fabricated by Public Works staff 

89. Installation of additional retention basin and infrastructure under Route 72 near Ocean 
Acres near Neptune Drive. 

• Respo11$ible Agency: Township Administrator, Township Engineer and Public 
Works Department 

• Time ScheduJe: In progress. Pinelands Commission requirements currently being 
fulfilled in order for permits to be issued 

• Funding: Municipal budget 

Long Range Activities 

Ll. Increase CRS rating to a Category 5 community which will provide for up to a 25% 
discount for flood insurance policy holders 

• Responsible Agency: Community Development Department to facilitate and 
coordinate 

• Time Schedule: Up tD 3 years and before the Township's next cycle verification 
in 201 6 in order to benefit from the cycle verification review 

• FWlding: Various sources based upon type of activity 

L2. Expand drainage system maintenance activities by obtaining access easements from 
private property owners, purchase of adequate equipment and hirlng of sufficient 
personnel 

• Responsible Agency: Public Works Department 
• Time Schedule: Ongoing and as necessary 
• Funding: N/A- Stafftime 

L3. Continue training of Township personnel. Training related to floodplain management is 
key but training for all those staff that engage in any type of mitigation or emergency 
manageme11t can only benefit the Township as a whole 

• Responsible Agency: Community Development Department (to facilitate 
floodplain management training) and Township Administrator (to facilitate 
general staff training) 

• Time Schedule: Ongoing 
• Funding: Staff time. Municipal budget to attend outside training 
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U. Upgrade mapping, using Geographic Infonnation Systems (GIS), of the entire SFHA 
including but not limited to flood zones, developed and undeveloped parcels, ownership 
of parcels, acreage of open space or other development limiting tenure, drainage and 
stonn water lnfrastruci'Ure. Additional data as can be garnered to obtain additional CRS 
points. Also will help with L#5 below. Link to Community Development Department 
hardware/software for daily use by staff. 

• Responsible Agency: Township Engineer with consultation of the Community 
Development Department and direction by the Township Administrator. 

• Time Schedule: Within 1-2 years to fully map the SFHA and its components. 
Update as required thereafter 

• Funding: Municipal budget 

L5. Examine updated mapping to identify parcels in the floodplain appropriate for 
preservation or acquisition 

• Responsible Agency: Commmity Development Department 
• Time Schedule: Within I year of updated mapping 
• Funding: N/A- Staff time 

L6. Upgrade storm outfalls- increase inlet sizes, install. tidal valves. Each street will require 
an evaluation and outfall modification will require state permits 

• Responsible Agency: Township Engineer in consultation with the Township 
Administrator and Public Works 

• Time Schedule: 2-5 years 
• Funding: Based on geographic scope of work; construction can be done in phases 

Public Involvement, Flood Hazard Mitigatioa Committee and Coordination with Other 
Agencies 

The following infonnation explains the creation of the within Floodplain Management Plan and 
all efforts that have shaped the Plan. 

Stafford Township created its Floodplain Management Committee by Resolution dated 
September 4, 2012 and requested that residents contact the town if they were interested in 
providing input or being on the committee. Due to revisions by the Federal Emergency 
Management Agency (FEMA) of the Township's flood zone maps (including the ABFE maps 
released on 12/12/12 and adopted by the Township on March 5, 2013 and the Pre1iminary Work 
Maps released on 6/17/13 and adopted by the Township on July 9, 2013, both attached hereto), 
the Mayor and Council have continually aMOWlced, during their bi-monthly Council meetings, a 
request for input by residents related to their elevation certificates or anecdotal infonnation 
related to their experience during Hwricane Sandy. Several residents have provided their 
elevation certificates which were used by the Township Engineer to support the Township's 
appeal of portions of the ABFE and PW maps. During its meeting on March l9, 2013t the 
Township Engineer, CME Associates, presented infonnation related to the ABFE maps as well 
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as general flooding infonnation and plans for mitigation. Residents were able to have questions 
answered and provide additional on-the-ground infonnation. All Township Council meetings are 
available online for viewing at any 1ime. 

Stafford Township held two (2) floodplain management plan workshops to gamer input from 
residents of their past experiences related to flooding and suggestions they may have to avoid 
future risk and damage. Workshops werebeld on September 1&, 2013 and September 25,2013 in 
the 1st floor meeting room of the Township building. 'I11e workshop sign-in sheet, flyers and 
newspaper legaJ notice are included in the Appendix. Also, the workshops were announced at the 
Township Council's September 17, 2013 meeting. 

During the September 18th workshop, one resident, also a realtor in the township that is dealing 
directly with many homeowners in the sale of their flood-damaged homes, explained that she had 
already raised her home years ago and did not have any damage. She remarked that 1he 
evacuation and alerting before the storm was excellent but the conummication after Hurricane 
Sandy could have been better. The power was out for several days and some infonnation was 
posted on the Township's website but many residents are not computer or inteme1 savvy and we 
need to figure out the best way to communicate before and after an event and tluoughout the year 
to our elderly or special needs population. 

During the September 25111 workshop, no residents attended. Helen Henderson from the 
American Littoral Society did attend in hopes to speak with residents about their experiences 
from Hurricane Sandy. I explained what I intended to discuss with the workshop attendees and 
provided her with the various handouts which were as follows: 

• Excerpt from the Township Code, Chapter 114 - Flood Hazard Areas - The excerpt 
consisted of the ordinance~ s Statement of Purpose and Methods of Reducing Flood 
Losses. This was to give attendees a sense of what our ordinance requires in order to 
enhance the requirements with policy changes through the Floodplain Management Plan 

• Steps to Create Floodplain Management Plan - This handout listed the substantive 
portions of the Plan that the Committee and stakeholders would discuss 

• The 2007 Floodplain Management Plan to see what the Township is already doing 
• Maps including the Major Stonns Tracking through or near Ocean County and Sea Level 

Rise Vulnerability map 
• Schematic showing VE through to X zones with sea level, Stillwater elevation, BFE etc. 
• Three FEMA flyers including one on Floodplain Managemen~ Community Rating 

System and on the National Flood Insurance Program 
• The general flyer that covers information on flood insurance. past floods, flood safety and 

development in a flood zone. 

Also in the conference room for review by any attendees were the 2006 FIRM and two maps by 
FEMA showing the new SFHA with substantial damage and repetitive loss locations. Pictures 
are provided showing the room's set up which was the same for both workshops. 

In support of hazard mitigation efforts throughout the County, the Ocean County Office of 
Emergency Management, together with its partners, Barnegat Bay Partnership, Jacques Cousteau 
National Estuarine Research Reserve and consultant, Baker Corp., created a website to facilitate 
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feedback from the public and municipal officials. A survey was created and available as of May 
2013. lnfonnation was requested from both residents and business owners as to their experience 
over the last 5 years related to all hazards (natural and human-rnade), their level of knowledge on 
mitigation efforts, methods of conununication that may best be used in the future, and their level 
of readiness in case of an hazard event. 

Other outreach activities related to the Col.Ulty plan include a Risk Assessment meeting held on 
February 13, 2013 at the Ocean County Library in Toms River and Public & Stakeholder 
meetings held on May 14. 2013 at the Ocean County Office of Emergency Management in 
Berkeley Township and on May 20, 2013 at the Ocean County Southern Service Center in 
Manahawkin (Stafford Township). Township staff attended both the Risk Assessment meeting 
held on February 13,2013 and the Public & Stakeholder meeting held on May 20,2013. 

Stafford Township responded to a Capability Assessment Worksheet that asked a series of 
questions related to the Township's current planning documents, building codes, and general 
land use development regulations as well as the Township's administrative and technical abilities 
related to hazard reduction. The Township also completed the Municipal Hazard Worksheet. 

Floodplain Management Committee members reviewed the following documents to help in 
creating the Plan: 

1. 2007 Stafford Township Floodplain Management Plan 
2. Hazardous Weather Annex of the Emergency Operations Plan in detail and BOP in general 
3. Portion of the draft 2013 Multi-jurisdictional All Hazard Mitigation Plan for Ocean County 
4. ABFB maps and Preliminary Work Maps released by FEMA together with the Township's 
current 2006 FIRM 
5. Stafford Township Police Department minute by minute ae<:ounting during Hurricane Sandy 
6. Historical Claim data provided by FEMA through December 2011 
7. Biggert-Waters Flood Insurance Refonn Act of2012 

It is the intent of the Floodplain Management Committee to present the approved Floodplain 
Management Plan to the Township ColUlcil for adoption. 'The next scheduled meeting of the 
Township Council is October 1, 2013. 
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Stafford Township 
Floodplain Management Plan 

Appendh 

1. Ordinance 2013-04 -Adopting ABFE maps 

2. Ordinanoe 2013-11- Adopting Best Available Data (Preliminary Work Maps) 

3. FEMA prepared map showing properties deemed substantially damaged (a majority of 

the I, 100 SD properties are shown but not all), repetitive loss properties or both. 

4. Letter dated 8/15/13 from the State of New Jersey approving the Townsbip,s Emergency 

Operations Plan. 

5. Resolution 2012-227 creating the Floodplain Management Committee 

6. Workshop lnfonnation including flyers, newspaper ad, sign-in sheets, handouts provided 

and pictures of the workshop venue 

7. Ocean CoWlty Hazard Mitigation Plan information including meetings held to date, 

project partner lists, proof of attendance by Stafford representatives and information 

supplied by Stafford. 
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ORDINANCE 1013 ~04 

ORDINANCE OF THE TOWNSHIP OF STAFFORD, 
COUNTY OF OCEAN AND STATE OF NEW JERSEY, 
AMENDING AND SUPPLEMENTING CHAPTER 114 
OF mE TOWNSHIP CODE OF THE TOWNSHIP OF 
STAFFORD, ENTITLED "FLOOD HAZARD AREAS" 

WHEREAS, the Township of Stafford participates in the National Flood Insurance 

Program and has adopted certain floodplain management regulations into itl code book under 

Chapter 114 entitled Flood Hazard Areas; and 

WHEREAS, the Federal Government, from time to time, updates tho Flood Insurance 

Rate Maps lhat regulate development in the Township's Special Flood Hazard Area (SFHA); and 

WHEREAS, the Federal Govemment has released Advisory Base Flood Elevation maps 

dated December 12, 2012; and 

WHEREAS, the Township of Stafford intends to rcaulate tho Special Flood Hazard Area 

utiliiir.ing tho December 12, 2012 Advisory Base Flood Elevation maps. 

NOW, THEREFORE, BE IT ORDAINED, by the governing body of the Township of 

Stafford, County of Ocean and State of New 1ersey. as folJows: 

SECTION t. The Township Code of tho Township of Stafford ia hereby amended and 

supplem~nted so as to amend§ 114-S. entitled. "Terms dofined." so as to add or replace the 

following definitions: 

Advisory Base Flood Elevation (ABFE) - The elevation shown on a community's Advisory 
Flood Hazard Map that indicates the advisory stillwater elevation plus wave effect (ABFB = 
SWEL + wav~ effect) resulting from a flood that has a 1-perccnt or greater chance of being 
equaled or exceeded in any given year. 

Advisory Flood Hazard Area (AFHA) -The land in the floodplain within a community subject 
to flooding from the I% annual chance event depicted on the Advisory Flood Hazard Map. 



Advisory Flood Hazard Map • The official map gn which the Federal Emergency Manaicment 
Administration has delineated the areu of advisory flood hazards appti<:able to the 
community. 

Elevated Building - A nonbasement building built, in the case of a building in an area of spe~lal 
flood hazard, to bavc the top of the elevated floor or. in the case ofa building in a coastal 
high-hazard area, to have the boltom of the Joweat horizontal structural memberofthe 
elevated floor elevated above the ground level by means of piling, columns (posts and piers) 
or shear walls parallel to the flow of the water and adequately anchored sou not to impair 
the structural integrity oft he building during a flood of up to the magnitude of the base flood, 
or any acceptable design solution compliant with UCC or FBMA guidelines or resulations. In 
an area of special Oood hazard, "elevated building" also includes a building elevated by 
means of fill or so1id foundation perimeter walls wilh opcninp s11fficient to facilitate the 
unimpeded movement of floodwaters. In areas of coastal high hazard, "elevated building" 
also includes a building otherwise meeting tho definition of "elevated building11 even though 
the lower area is enclosed by means of breakaway walls. 

Substantial Tmprovement- Any reconstruction, rehabilitation. addition, or other improvement 
of a structure, the cost of which equals or exceeds SO percent of the market value of the 
structure before the "start ofconatruetion11 of the improvement. This term includes structures 
which have incurred "substantial damage", regardless ofthe actual repairworkperfunned. 
The tenn does not, howc:ver, include either: 

A. Any project for improvement of a !tnwturc to correct existing violations of State or 
local health, sanitary or safety code specificaUons which have been identified by the 
local code enforcement officer and which are the minimum necessary to assure safe 
living conditions; or 

B. Any alteration of a "historic structure'•, provided tllat the alteration will not preclude 
the structure's continued designation as a 11historic structure". 

SECTION 2. The Township Code of the Tow~ship of Stafford is hereby amended and 

supplemented so as to amend§ 114-7, entitled, 44Basis for establishing areas of special flood 

hazard," so as to add the following to paragraph A: 

a) u(3) Advisory Base Flood Elevations and Advisory Flood Hazard Maps titled Ship 
Bottom NE; Ship Bottom NW; Ship Bottom SB and Ship BoUom SW dated 12/12/12; 
West Creek SE and West Creek NE. both not published. These docurnonts shall take 
precedence over previous panels and FIS in construction and development regulations 
only. Where the Special Flood Hazard Area (SFHA) and the Advisory Flood Hazard 
Area (AFHA) maps conflict or overlap, whichever imposes the more stringent 
requirement shall prevail." 



SECTION 3, The Township Code of tho Township of Stafford is hereby amended and 

supplemented so as to amend § 114-16, entitled, "General Standards, .. so as to replace the 

introductory paragraph with the following: 

.. In all areas of special flood hazards, compliance with the applicable 
requirements ofthe Uniform Construction Code (NJ.A.C. 5:23) and 
the followina standards, whichever i1 more restrictive. i• required:" 

SECfiON 4. The Township Code oftho Township of Stafford is hereby amended and 

supplemented so as to amend§ 114-16, entitled, "General Standards," sou to replace paragraph 

D with the followina: 

.. D. Subdivision or Other Development. 

( 1) All subdivision proposals and other proposed new development shall be consistent 
with the need to minimizo flood damage; 
(2) All subdivision proposals and otbor proposed new development shall have public 
utilities and facilities such aa sewer, gas, electrical, and water systems located and 
constructed to minimize flood damage; 
(3) All subdivision proposals and other proposed new development shall have 
adequate drainase provided to reduce exposure to flood damage; and, 
(4) Baso flood olevation data shall be provided fbr subdivision proposals and other 
proposed new development which contain at least fifty (SO) Iota or five (5) acres 
(whichever is tess)." 

SECTION 5. The Township Code of the Township of Stafford is hereby amended and 

supplemented so as to amend § 114· t 7, entitled, "Specific Standards," so as to replace paragraph 

A. with the following: 

"A. Residential construction. 

(I) New construction and substantial improvement of any residential structure in an A 
or AE Zone shall have the lowest floor, including basement, together with aU 
electri~ heating, ventilation. plumbing and air-conditioning equipment and other 
service facilities (ineluding ductwork), elevated to one foot or more above the baiiCI 
flood elevation or advisory base flood elevation, whichever is rnorc restrictive. All 
portions of the building below the freeboard level must be constructed using flood­
damage-resistant materials. 



(2) Require within any AO zone on the municipality's FIRM that all new construction 
and substantial improvement of any residential structure shall have the lowest floor. 
including basement, elevated above the higheat adjacent grade one foot above the 
depth number specified in reet (at least three feet if no depth number is specified) or 
at or above the advi10ry base flood elevation plus one foot, whichever is more 
restrictive. And. require adequate drainage paths around structures on slopes to guide 
floodwaters around and away from proposed structure8. 

SECTION 6. The Township Code of the Township of Stafford is hereby amended and 

supplemented :so as to amend§ 114-17, entitled, "Specific Standards,'' so as to replace paragraph 

B (I) and (2) with the following: 

"B. Nonresidential construction. 

(I) New construction and substantial improvement of any nonresidential structure in 
an A or AE Zone shall have the lowest floor, including basement, togethor with all 
electrical. heating, ventilation, plumbing and air-conditioning equipment and other 
service facilities (including ductwork). elevated to one foot or more above the base 
flood elevation or advisory base flood elevation, whichever is more restrictive. 

(2) Require within any AO zone on the munleipal1tys DFIRM that all n~ 
construction and substantial improvement of any commercial, industrial or other 
nonresidential structure shall have the lowest floor. including basement, together with 
all electrical, heating, ventilation, plumbing and air-<:onditioning equipment and other 
service facilities (including ductwork), elevated above the highest adjacent grade one 
foot above the depth number specified in feet (at least three feet if no depth number is 
specified) or at or above the advisory base flood elevation plus one foot, whichever is 
mor" restrictive. ADd. require adequate drainage paths around structures on slopes to 
guide Ooodwatera around and away from proposed structures. OR 

(3) Be floodproofed so that below one foot or more above the base flood level or 
advisory base flood elevation, whichever is more restrictive. the structure is 
watertight with walls substantially impenncable to the pasaago of water.'• 

SECTION 7. Tho Township Code oftbe Township of Stafford is hereby amended and 

supplemented so as to amend§ 114-17, entitled, "Specific Standards;• so as to replace paragraph 

C (2). with the following: 

"C. Manufactured homes. 



(2) All manufactured homes to be placed or substantially improved within an area of 
special flood hazard shall be elevated on a permanent foundation such that the top of 
the lowest floor is one foot or more above the base flood elevation or advisory base 
flood elevation, whichever is more restrictive.t, 

SECTION 8. The Township Code of tho Township ofStafford is hereby amended and 

supplemented so as to amend § 114-18, entitled, "Coastal High Hazard Area," so as to replace 

paragraph B (l)(a) and (b) wjtb the followins: 

"B. Construction methods. 

(l) Elevation. 

All new con truction and substantial improvementa shall bo elevated on piling or 
columns so that: 

(n)The bottom of the low~t horizontal structural member of the lowest floor 
(excluding the piling or columns) ia elevated to one foot or more above the bose 
flood elevation. advisory base flood elevation or aa required by the Unifonn 
Construction Code (NJAC S:23), whichover is more restrictive, and, 

(b) with all spaco below the lowest !1oor's supporting member open so as not to 
impede the flow of water, except for breakaway walls as provided or in 114-18 B 
(4)." 

SECTION 9. The Township Code of the Township of Stafford is hereby amended ~md 

supplemented so as to amend § 114-18 B( 4 )(d), so a11 to replace 1he parasraph in its entirety with 

the following: 

~'(d) Prior to construction, plans for any breakaway wall must be 
submitted to the Building Sub-Code Official for approval." 

SECTION 10. All ordinances or parts of ordinances inconsistent herewith are hereby 

repealed. 

SECTION 11. If any section, subsection, sentence, clause, phrase or portion of this 

ordinance is for any reason held to be invalid or unconstitutional by a court of competent 



jurisdiction, such portion ahall be deemed a separate, distinct and independent provisionf and 

such holding shall not affect the validity ofthe remaining portions hereof. 

SECTION 12. This ordinance shall become effective after second readina and 

publication as required by Law. 

NOTICE 

NOTICE IS HEREBY GIVEN that the foregoina ordinance was introduced and passed 
by the Township Council on first reading at a meeting of the Township Council of the Township 
of Stafford held on the 19th day of February 1013, and will be considered for second reading 
and linal pessnge at a regular meeting of abc Township Council to be held on the st" day of 
Marth lOll at 7:00PM, at the Municipal Building located at 260 East Bay Avenue, 
Manahawkin, New Jersey, at which time and place any persons desiring to be heard upon the 
same will be aiven the opportunity to be so heard. 

~~Q~ 
BERNAiiETTEM:PAR It, CMC 
Township Clerk, Township of Stafford 

CERTIFICATION 

1, BERNADETTE M, PARK, Municipal Clerk ofthe Township of Stafford, do hereby 
certify that the foregoing ordinance was duly adopted on second reading by the Stafford 
Township Council at a meeting held on the 5th day ofMareb 2013. 

~?It-~ BE ADETTEMtiARK, RMC, CMC 
Township C!e~ Township of Stafford 



ORDINANCE NO. 2013 - 11 

ORDINANCE OF THE TOWNSHIP OF STAFFORD, 
COUNTY OF OCEAN AND STATE OF NEW JERSEY, 
AMENDING AND SUPPLEMENTING CHAPTER 114 OF 
THE TOWNSHIP CODE OF THE TOWNSHIP OF 
STAFFORD, ENTITLED "FLOOD HAZARD AREAS" 

WHEREAS, tho Township of Stafford participates in the National Flood Insurance 

Program and baa adopted certain floodplain management regulations into its code book under 

Chapter 114 entitled Flood Hazard Areas; and 

WHEREAS, the Federal Government, from time to time. updates the Flood Insurance 

Rate M~ps that rcgullltc devc:lopment in the Township's Special Flood Hazard Area (SFHA); and 

WHEREAS, the Federal Government has rele8$ed Preliminary Work Maps on June 17, 

2013 which are tho best available data provided by FBMA; and 

WHEREAS, the Township ofStaftbrd intends to regulate the Special Flood Hazard Area 

utilizing the Best Available Flood Hazard Data. 

NOW, THEREFORE, BE IT ORDAINED, by the governing body of the Township of 

Stafford, County of Ocean and State ofNew Jersey, as follows: 

SECTION 1. The Township Code of the Township of Stafford is hereby amended and 

suppJemented so as to amend Chapter J 14, Fl()od Hazard Areas, in its entirety and replace with 

the following: 

"Article I. Authorization, Findings and Purpose 

11~1. Statutory Authorization. 

The Legislature of the State ofNew I~rsey h8S in N.J.S.A1 40:48-t,m §6&, delegated tho 
responsibility to local governmental units to adopt regulations dosigned to promote public health, 
safety, and general welfare of its citizenry. Therefore, the Township of Stafford, Ocoan County, 
New Jersey docs ordain as follows: 



114-2. Findings of Fact. 

A. The flood hazard areas of the Township of Stafford are subject to periodic inundation which 
results in loss of life and property, health and safety hazards, disruption of commerce and 
govemmental services. extraordinary public expenditures for flood protection and reUef, and 
impainnent of the tax base, all of which adversely affect the public health, safety, and general 
welfare. 

B. These flood losses are caused by the cumulative effect of obstructions in areas of special 
flood hazard which increase flood heights and velocities, and when inadequately anchored. 
causes damage in other areas. Uses that are inadequately tloodproofed, elevated or otherwise 
protected from flood damage also contribute to the flood loss. 

114·3. Statement of Purp01e. 

It is the purpose of this ordinance to promote the public h~th, safety, and general welfare, and 
to minimize public and private losses due to flood conditions in specific areas by provisions 
designed to: 
A. Protect human life and health; 
B. Minimize expenditure of public money for costly flood control projects; 
C. Minimize the need for rescue and relief efforts associ!lted with flooding and generally 
undertaken at the expense of the general public; 
D. Minimize prolon.:ed business intemtptions; 
E. Minimize damage to public facilities and utilities such as water and gas mains, electric, 
telephone and sewer lines, streets, bridges located in areas of special flood hazard; 
F. Holp maintain a stable tax base by providing for the second use and development of areas of 
special flood hazard so as to minimi~c future flood blight areas; 
G. Ensure that potential buyers are notified that property is in an area of special flood hazard; 
and 
H. Ensure that those who occupy the areas of special flood hazard assume responsibility for their 
actions. 

1144. Methods of Reducing Flood Losses. 

Jn order to accomplish its purposes, this ordinance includes rnethods and provisions for: 
A. Restricting or prohibiting uses which are dangerous to health, safety, and property due to 
water or erosion hazards, or which result in damaging increases in erosion or in flood heights or 
velocities; 
B. Requiring that uses vulnerable to floods including facilities which serve such uses, be 
protected against flood damage at the time of initial construction; 
C. Controlling the alteration of natural floodplains, stream channels, and natural protective 
barriers, which help accommodate or channel flood waters; 
D. ControUing tilling, grading, dredging, and other development which may increase flood 
damage; and, 

2 



E. Preventing or regulating the construcllon of flood barriers which will unnaturally divert flood 
waters or which may increase llood bwrds in other areas. 

ArtJcle 11. Dennttloas. 

1 14-S. Tenns Defined. 

UnleBS spe<lifically defined below, words or phrases U6ed in this ordinance shall be interpreted so 
as to give them the meaning they have in common usage and to give this ordinance its most 
reasonable application. 

Advisory Base Flood Elevation (ABFE) - The elevation shown on a community& Advisory 
Flood Hazard Area Map that indicates the advisory stillwater elevation plus wave effect 
(ABFE ... SWBL + wave effect) resulting from a flood that has a 1-percent or greater chance 
ofbeing equaled or exceeded in any given year. 

Advisory Flood HazRrd Area (AFBA) -The land in the floodplain within a community 
subject to flooding from the 1% annual chance event depleted on the Advisory Flood Hazard 
Area Map. 

Advisory Flood Hazard Area Map • The official map on which the Federal Emergency 
Management Administration has delineated the areas of advlsory flood hazprds applicable to 
the community. 

Appeal- A request for a review of the Zoning Officer's interpretation of any provision ofthis 
ordimmco or a request for a variance. 

Ana ofSballow Flooding- A designated AO, AH, or VO zone on a community's Digital 
Flood Insurance Rate Map (DFIRM) with a one perce11t &Mual or ~astor chance of flooding 
to an average depth of one to three feet where a clearly defined channel docs not c"ist, where 
the path of flooding is unpredictable and whero velocity flow may be evident. Such flooding 
is characterized by ponding or sheet flow. 

Area of Special Flood Hazard - The land in the floodplain within a community subject to a 
one percent or greater chanoe of flooding in any given year. It is shown on the FlRM as 
Zone V, VE, VJ-30, A, AO, Al-A30, AB, A99, or AH. 

Base FJood- The flood having a one percent chance of being equaled or exceeded in any given 
year. 

Base Flood Elevation (BFE} -The flood elevation shown on a published Flood Insurance Study 
(FIS) includJng the Flood Insurance Rate Map (FIRM). For zones AE, AH, AO, and A 1-30 
the elevation represents the water surface elevation resulting from a flood that has a 1-percent 
or greater chance of being equaled or exceeded in any given year. For zones VE and Vl-30 
the ~Jevation represents the stillwater elevation (SWBL) plus wave effect (BFE "" SWBL + 
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wave effect) resulting from a flood that has a 1-percent or greater chance of being equaled or 
exceeded in any given year. 

Basement- Any arec. of the b~1ilding having its floor subgrade (below ground level) on all 
sides. 

Be5t A vaUable Flood Hazard Data - The most rocent available flood risk guidance FEMA has 
provided. The Best Available Flood Hazard Data may be depicted on but not limited to 
Advisory Flood Hazard Asea Maps, Work Maps or Preliminary FJS and FIRM. 

Best Available Flood Huard Data Elevation- The most recent available flood elevation 
FEMA bas provided. The Best Available Flood Hazard Data Elevation may be depicted on 
an Advisory Flood Hazard Area Map; Work Map; or Preliminary FIS and FIRM 

Breakaway WJ~It- A wall that is not part oftbe structural support o(th& building and is 
intended through its design and construction to collapse under specltic lateral loading forces 
without causing damage to the elevated portion of the building or suppor1ing foundation 
system. 

Coastal Htgh Hazard Area- An area of' special flood hazard extending from offshore to the 
inland limit of a primary frontal dune along an open coast and any other area subject to high 
velocity wave action from storms or seismic sources. 

Developmeat- Any man made change to improved or unimproved real estate, including but 
not limited to buildings or olher structures, mining, dredging, filling, grading, paving, 
excavation or driJJing operations, or storage of equipment or materials located within the area 
of special flood hazard. 

Digital Flood rnsurance Rate Map (DFIRM)- The official map on which the Federal 
Insurance Administration has delineated both the areas of special flood hazards and the risk 
premium zones applicable to the community. 

Elevated Buildfla1- A non-basement building (i) built, in the case of a building in an Area of 
Special FJood Hazard, to have the top of the ele"Vated floor or, in the case of a building in a 
Coastal High-Hazard Area, to have the bottom of tho lowest horizontal structural member of 
the elevated floor, elevated above the bMe tloocl elevation by means of piling, columns (posts 
rmd piers), or shear walls parallel to the flow oftlte water, and (ii) adequately onchorcd so as 
not to impair lhe stn1cturat integrity of the building during a flood up to the magnitude ofthe 
base flood, or any acceptable design solution compliant wilh UCC and FEMA guidelines or 
regulations. In nn Area ofSpeoiaJ Flood Hazard 1'elevated building11 aJso includes a building 
elevated by means of fi ll or solid foundation perimeter walls with openings sufficient to 
faciliLate the unimpeded movement of flood waters. In Areas of Coastal High Hazard 
"elevated buildings" also includes a building otherwise meeting the defmit.ion of ttelevated 
building" even though the lower area is enclosed by means of breakaway walls. 
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Erosion -The process of the gradual wearing away of land masses. 

Edsllng MQnufaetured Home Park or Subdivision - A manufactured home park or 
subdivision for which the construction of facilities for servicing the lots on whlch the 
manufact'ured homes are to be affixed (including, at a minimum, the installation ofutilitie9, 
the construction or' streets, and either final site grading or the pouring of concrete p~ds) is 
completed before the effective date of the floodplain management regtllations adopted by a 
community. 

Flood or Flooding- A g~eral and temporary condition of partial or complete inundation of 
normally dry land areas from: 

[ 1] The overflow of inland or tidal waters and/or 
[2] The unusuaJ and rapid accumulation or runoff of surface waters from any source. 

Flood Insurance Rate Map (FIRM) ~ The official map on which the Federal Insurance 
Administration has delineated both the areas of special flood huards and the risk premium 
zones applicable to the community. 

Flood Insurance Study (FIS)- The official report in which the Federallnsurnnoe 
Administration has provided flood profiles, as well as the Flood Insurance Rate Map(s) and 
the water surface elevation of the base flood. 

Floodplain Management Regulations- Zoning ordinancCII, subdivision regulations, building 
codes, health regulations, special purpose ordinances (such as a floodplain ordinance, grading 
ordinance and erosion control ordinance) and other applications of police power. The term 
describes such State or local ~gulations, in any combination thereof! which provide 
standards for the purpose of flood damage prevention IUld reduction. 

FloodprooRng- Any combination of slructural.and nonstructura.l additions, changes, or 
adjustment8 to structures whioh reduce or eliminate flood dnmage to real estate or improvc:d 
real property, water and sanitary facilities, structures and their cont nts. 

Floodw11y - The channol of a river or other watercourse and the adjacent land areas that must 
be 1·eserved in order to discharge the base flood without cumula(ively increasing the water 
surface elovation more than 0.2 foot. 

Hfgbest AdJncent G.-ade - ·The highest natural eleva.tion of the ground surface prior to 
construction next to the proposed walls of a structure. 

Historic Scrueture -Any structure that is: 
[a] Listed individually in the National Register of Historic Places (a listing maintained by the 

Department of Interior) or preliminarily detennined by the Secretary of the Interior as 
meeting the requirements for individual listing on the National Register; 

[b] Certified or preliminarily determined by the Secretary ofthe Interior u contributing to 
the historical significance of a registere(:l historic district or a district preliminarily 
deteamined by the Secretary to qualify as a registered historic district; 

5 



[c] Tndividually listed on a State inventory of historic places in States with historic 
preservation programs which have been approved by the Secretary of the Interior; or 

[d) Individually listed on a local inventory of historic places in communitit~s \Vith his1oric 
preservation programs that have been certifled either: 
(1) By an approved State program as determined by the Secretary of the Interior; or 
(2) Directly by the Secretary of the Interior in States without approved programs. 

Lowest Floor- The lowest floor of the lowest enclosed area [including basement]. An 
unflniahod or flood resistant enclosure, useable solely for the parking ofveltlcles, building 
access or storage !n an area other than a basement is not consider~ a building's lowest floor 
provided that such enclosure is not built so to render the structure in violation of other 
applicable non·elevation design requ!remeuts ofCFR Section 60.3. 

Manufactured Home - A structure, transportable in one or more sections, which is built on a 
permanent chassis and is designed for use With or without a pem1anenl fouodation when 
auached to the required utili ties. The tom1 ''manufactured home" does not include a 
"recreational vehicle". 

ManufActured Home Park or Manufactured Home Subdivision- A parcel (or contiguous 
parcels) of land divided into two (2) or more manufactured l1ome lots for rent or sale. 

New Construction -Structures for which the start of construction commenced on or after the 
effective date of a floodplain regulation adopted by a community and includes any 
subsequent improvements to such structures. 

New Manufactured Home Park or Subdivision -A manufac1Ured home park or subdivision 
for which the construction offacilities for servicing the lots on which the manufactured 
homes are to be affixed (including at a minhmun, the installation ofutHitles, the construction 
of streets, and either final site gradjng or the pouring of concrete pads) is completed on or 
after the effective date of the floodplain management regulations adopted by the 
municipality. 

Preliminary Flood Insurance Rate Map (PFIRM)- The draft version of the FIRM released 
for public comment before finalization and adoption. 

Prlm11ry Frontal Dune - A contin\lous or nearly continuous mound or ridge of sand with 
relatively steep seaward and landward slopes imroedi~tely landward aiJd adjacent to the 
beach and subject to erosion l:llld overtopping from high tides and waves from coastal storms. 
The inland limit of the primary frontlll dune occurs at U1cpoint whcro thorc is a distinct 
change from the relatively steep slope to a relaliveJy mild slope. 

Re~reational Vehicle- A vehicle which is [i] built on a single chassis; [ii] 400 square feet or 
less when measured at the longest horizontal projections; [iiiJ designed to be self-propelled 
or peimanently towable by a light duty truck; and [iv] designed primarily not for use as a 
pennanent dwelling but as temporary living quarters for recreational. camping, travel, or 
seasonal use. 
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Sand Dunes- Naturally occurring or man·made accumulations of sand in ridges or mounds 
landward of the beach. 

Start of Construction -For other than new construction or substantial improvements under the 
Coastal Barri~r Resources A()t (P.L. No. 97-348) includes substantial improvements and 
means the date the building pennit was issued, provided the actual start of construction, 
repair, reconstruction, rehabilitation, addition, placement, or other Improvement was within 
180 days of the pennit date. The actual atarl means either the first placement of permanent 
construction of a structure on a site such as the pouring of a slab or footings, the installation 
of pilot, the construction of columns, or any work beyond the stage of excavation, or the 
placement of a manufactured home on a foundation. 

Permanent construction does not include land preparation, such as clearing. grading and 
fillina nor docs it include the installation of streets and/or walkways, nor docs it includo 
excavation for a basement, footings or piers~ or foundations or the erection of temporuy 
fonns, nor docs it include the installation on the property of accessory buildings, such as 
garages or sheds not occupied as dwelling units or not part of the main structure. For a 
substantial improvement, the actual start of construction means the first alteration of any 
wall, ceiling. floor, or other structural part of a bui1ding, whether or not that alteration affects 
the extcmal dimensfons of the building. 

Structure- A walled and roofed building, a manufactured home, or a gas or liquid storage tank 
that is principally above ground. 

Substantial Dama1e - Damage of any origin sustained by a structure whereby the cost of 
restoring the structure to its condition before damage would equal or exceed SO percent of the 
market value of the structure before the damage occurred. 

Substantial Improvement- Any reconstruction, rehabilitation, addition, or other Improvement 
of a stn1cture, the cost ofwhich equals or exceeds 50 percent ofthc matl<et value of the 
structure before the "start of construction" of the improvement. This tenn includes structures 
which have incurred "substantial damage", ~gardless of the actual repair work perfonned. 
The term does not, however, include either: 

[1] Any project for improvement ofa structure to correct existing violations of State or 
local health, sanitary or safety code specifications which have been identified by the 
local code enforcement officer and which are the minimum necessary to assure safe 
living conditions; or 

[2] Any alteration of a "historic structure", provided that the: alteration will not preclude 
the structure's continued designation as a ''historic structure". 

Varianee- A grant of relief from the requirements of this ordinance that permits construction 
in a manner that would otherwise be prohlbite4 by this ordinance. 

VIola don - The failure of a structur~ or other development to be fully oompliant with this 
ordinance. A new or substantially improved structure or other development without the 
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elevation certificate, other certifications, or other evidence of compliance required in 44 CFR 
§60.3(b)(S), (c)(4), (c)(JO), (e)(2), (e)(4), or (c)(S) is presumed to be in violation until such 
time as that documentation is provided. 

Article 111. General Provisions. 

114-6. Appllcabllfty, 

This ordinance shaH apply to all areas of special flood hazards within the jurisdiction of the 
Township of Stafford, Ocean County, New Jersey, 

114·7. Basis for Establishing the Areas of Special Flood Hazard. 

The areas of special flood hazard for the Township of Stafford, Community No. 340393, are 
identified and defined on the foiJowing documents prepared by the Federal Emergency 
Management Agency: 

A. A scientific and engineering report ••pJood Insurance Study, Ocean County, New Jersey (AI1 
Jurisdictionsr• dated September 26, 2006i 
B. Flood Insurance Rate Map for Ocean Co~mty, New Jersey (All Jurisdictions) as shown on 
Index and panels 0370, 0390, 0395. 0460, 0480,0485, 0491,0492,0494, OSOl, 0502, OSOJ, 
0504, 0506,0508, 0509, 0511,0512, 0513,0514,0516, and 0518, whose effective date is 
September 26, 2006. 
C. Best Available Flood Hu.ard Data. These docwnents shall take precedence over effective 
panels and FIS in construction and development regulations onJy. Where the effective mapping 
or Base Flood Elevation conflict or overlap with the Best Available Flood Hazard Data, 
whichever imposes the more stringent requirement shall prevail. 

The above documents are hereby adopted and declared to be a part of' this ordinance. The Flood 
Insurance Study, maps nnd advisory documents are on file at 260 East Bay Avenue, 
Manahawkin, New Jersey. 

114-8. Penalties for Noncompliance. 

No structure or land shall hereafter be constructed, re-located to~ extended, converted, or altered 
without ft11l compliance with the terms of this ordinance and other applicable regulations. 
Vio1ation of the provisions of this ordinance by failure to comp1y with any of its requirements 
(including violations of conditions and safeguards established in connection with conditions) 
shall constitute a misdemeanor. Any person who violates this ordinWlce or falls to comply with 
any of its requirements shall upon conviction thereof be .fined not more than$ I ,250 or 
imprisoned for not more than 90 days, or both, for each vlolati.on, and in addition shall pay all 
costs and expenses involved in !he case. Nothing herein contained shall prevent th.e Township of 
Stafford, from taking such other lawful action as is necessary to prevent ot remedy any violation. 
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114-9. Abrogation ftnd Greater Restrictions. 

This ordinance is not intended to repeal, abrogate, or impair any existing easements, covenants, 
or deed restriclions. However, where this ordinance and other ordinance, casement, covenant, or 
deed restriction conflict or overlap, whichever imposes the more stringent restrictions shall 
prevail. 

I J 4-10. Interpretation. 

In the inteipretation and application ofthis ordinance, all provisions shall be: 
A. Considered as minimum requirements; 
B. Liberally construed in favor of the governing body; an~ 
C. Deemed neither to limit nor repeal any other powers granted under State statutes. 

It 4-11. Warnlag and Dfselaimer of Llablllty. 

The degree of Oood protection required by this ordino.nco is considered reasonable for regulatory 
purposes nnd is based on scientific and engineering considemions. Larger floods ean and will 
occur on rare occasions. Flood heights maybe increased by man-made or natural causes. This 
ordinance doos not imply that land outside the area of special flood hazards or uses permiUed 
within such areas will be free from flooding or flood damages. 

This ordinance shall not create liability on the part of the Township of Stafford, any officer or 
employee thereof or the Federal Insurance Administration, for any flood damages that reault 
from reliance on this ordinance or any administrative decision lawfully made thereunder. 

Article IV. AdmfaJstration, 

114-U. Establishment of Development Permit. 
A Development Permit shall be obtained before construction or development begins, including 
placement of manufactured homes, within any area of special flood hazard established in 114·7. 
Application for 11 Development Pennit sball be made on fonns furnished by tho local administer 
and may include, but not be limited to; plans in duplicate drawn to soale showing tho nature, 
location, dimensions, and elevations of the area in question; existing or proposed structures, flll, 
storage ofmqterials, drainage facilities; and the location of the foregoing. Specifically, the 
following infonnation is required: 
A. Elevation in relation to mean sea level, of the lowest floor (including basement) of all 
structures; 
B. Elevation in relation to mean sea level to which any structure has been floodproofed. 
C. Certification by a registered professional engineer or architect that the floodprooftng methods 
fo1· any nonresidential !ltructure meet the floodprooflng criteria in 114-17; 
D. Description of the extent to which any watercourse will be altered or relocated as a result of 
proposed development; and 
E. A pennit issued under Chapter 118 for grading and drainage, if applicable. 
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J 14-12.1. Development Permit Required for Construction and Development Adjacent to 
Spec:inl Flood Hazard Areas. 

A development penn it shall be obtained before construction or development begins on any 
property immediately at.ljllcent to any aroa of special flood hazard established in I l 4-7. 
Applicl'tio.n for a development pemtit shall be made on fotTJJs furnished by the ZonJng Officer 
and may include, but not be limiled to, plans in duplicate tlrawn to ~cale showing the nature, 
location~ dimensions and elevations of the area in question; existihg or proposed structures, fill. 
storage ofmateriats~ drainage facilitl~; and the location ofthe foregoing. IfFEMA has not 
conducted a detailed study ofthe adjacent special nood hazard area in question, the applicant 
must perfonn a detailed study ofthe special tlo >d !Jazard area based on FEMA-apprcved 
techniques or specifically approved by FEMA Reaion ll. 

J 14-13. Designation of the Local Admlnlstrator. 

The Zoning Oflioer is hereby nppointed to administer and implement this ordinance by granting 
or denying development permit applications Jn accordance with ils provisions. 

114-14. Duties and Responsibflities of Enforcement. 

Duties of the Zoning Officer and Construction Official shaiJ include, but not be limited to: 

A. Pennit Review. 

1. Review all development permits to determine that the pennit requirements of this ordinance 
have been satisfied. 
2. Review all development permits to determine that all necessary pcnnits have been obtained 
from those Federal, Stllte or local govemmeutal agencies from which prior approval is required. 
3. Rovi~w all development permits to detennine if the proposed developm.enl is located in the 
tloodway. If located in tbc tloodway, assure that the encroachment provisions of 114-t 9A arc 
met. 
4. Review all development pmnits in the coastal high bawd area of the aroa of special flood 
haurd to detennine if the proposed dcvelopmonl alters sand dunes so as to increase potential 
flood damage. 
S. Review plans for walls to be used to enclose space below the base flood level in accordance 
with 114-18.B.4. 

B. U~e of Other Base Flood and Flood way Data. 

When base flood elevation and ftoodway data has not been provided in accordance with l 14-7, 
lhe local administer shall obtain, review, and reasonably utilize any base flood elevation and 
floodway data available fi·orn a FederaJ, State or other source, in order to administer 114~17 A 
and B. 

C. lnfom1ation to be Obtained and Maintained. 
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1. Obtain and record the actual elevation (in relation to mean sea level) of the lowest floor 
(including basement) of all new or substantially improved stntctures, and whether or not the 
stn1cture contains a basement. 
2. For all new or substantially improved floodproofed stmctures: 

a. Verify and record the acmal elevation (in relation to mean sea level); and 
b. Maintain the floodprooting certifications required in 11~12.C. 

3. In coastal high hazal'd areas, certification shall be obtained from a registered professional 
engineer or architect that the provisions of 114-18.8.1 and ll4-18.B.2.a. and bare mQt. 
4. Maintain for public inspection all records pertaining to the provisions of thia ordinance. 

D. Alteration of Watercourses. 

1. Notify adjacent comnmnities and the New Jersey Department of Environmental Protection, 
Dam Safety and Flood Conh·ol Section and the Land Use Regulation Program prior to any 
alteration or relocation of a watercourse, and submit evidence of such notification to the Federal 
lnsuranco Adminititration. 
2. Require that maintenance is provided within the altered or relocated portion of said 
watercourse so the flood carrying capacity is not diminished. 

E. Interpretation of FIRM Boundaries. 

Make interpretations where needed, as to the exact location ofthe boundaries ofthc areas of 
special flood hazards (for example, where there appears to be ~ conflict between a mapped 
boundpry and actual field conditions). The person contesting the location of the boundary shall 
be given a reasonable opportunity to appeal the interpretation aa provided in 114·1 S. 

114-15. Variance Protedure. 

A. Appeal Board 

1. The Zoning Boaa·d of Adjustment as established by tho Township of Stafford shall hear and 
decide appeals and requests for variances from the requirements ofthia ordinance. 
2. The Zonh1g Boa1·d of Adjustment shall hear and decide appeals when It is alleged there is an 
en·or in any requil·ement, decision, or det~nnination made by the Zoning Officer in the 
enforcement or administration of this ordinance. 
3. Those aggrieved by the decision of the Zoning Board of Adjustment, or any taxpayer, may 
appeal such decision as provided by law. 
4. In passing upon such applications, the Zoning Board of Adjustment, shall consider all 
technical evaluations, all relevant factors, standards specified in other sections of this ordinance, 
and: 

a. the danger that materials may be swept onto other lands to the injury of others; 
b. the danger to life and property duo to flooding or erosion damage; 
c. the susceptibility of the pl'oposed facility and its contents to flood damage and I he 

effect of such damage on the individual owner; 
d. the importance of the services provided by the proposed facility to the 

community; 
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e. the necessity to the facility of a waterfront location, where appJicpble; 
f. the availability of alternative locations for the proposed use which are not subject 

to flooding or erosion damage; 
g. the <:ompatibility of the proposed use wilh existing and anticjpated development; 
h. the relationship of the proposed use to the comprehensive plan and floodplain 

management program of that area; 
i. the safety of access to the property in times of flood for ordinary and emergency 

vehicles; 
j. the expected heights, velocity, duration, rate of rise, and sediment transpot1 of the 

flood waters and the effec1s of wave action, if applicable, expected all he site; 
and, 

k. the costs of providing governmental services during and after flood conditions. 
including maintenance and repair of public utilities and facilities such as sewer, 
gas, electrical, and water systems, and streets and bridges. 

5. Upon consideration of the factors of 114·1 SA.4.and the purposes of this ordinance, the Zoning 
Board of Adjustment may attach such conditions to the granting of variances as it deems 
necessary to further tbe purposes of this ordinance. 
6. The Zoni11g Orticcr shall maintain the records of all ~ppeal actions, including technical 
Information, and report any variances to the rederallnsurance Administration upon request. 

B. Conditions For Variances. 

I. Generally, variances may be issued for new construction and substantial improvements to be 
erected on a lot of one-halfacre or less in size contiguous to and surrounded by lots with existing 
stntctures constn1cted below the base flood level, providing items in 114-l S .A.4. have been fully 
considered. As the lot size increases beyond the one-half acre. the technical justification 
requirc::d ror issuing the variance increases. 
2. Variances may be issued for the repair or rehabi lil~iion of historic structures 1pon a 
determination that the proposed repair or rehabilitation will not preclude the structure's continued 
designation as a historic structure and the variance is the minimum necessary to preserve the 
historic character and design of the structure. 
3. Variwtccs shall not be issued within any designated floodway if any increase in flood levels 
during the hase flood discharge W011ld result 
4. Variances sh~ll only be issued Upon a detennination that the variance is the minimum 
necessary, considering the flood hazard, to afford relief. 
5. Variances shall only be issued upon: 

a. A showing of good and sufficient cause; 
b. A detetmination lhat failure to grant the variance would result in exceptional 

hardship to the applicant; and, 
c. A detennination that the granting of a variance will not result in increased flood 

heights, additionallhreats to public safety, extraordinary public expense, create 
nuisancos, causo fraud on or victimization of !he public as identified in 1 14-
1 5A.4., or conflict with existing local laws or o.rdinances. 

6. Any applicant to whom a variance is granted shall be given written nolice that the structure 
will be pennitt~d to be built with a lowest noor elevation below the ba5e flood elevation and that 
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the cost of flood insurance will be commensurate with the increased risk resulting from the 
reduced lowest floor elevation. 

Artlde V. Provisions for Flood Hazard Reduction. 

114-16. General Standards. 

rn all areas of special flood hazards, compliance with the applicable requirements of the Unifonn 
Constmction Code (N.J.A.C. 5:23) and the following standards, whichever is more restrictive, is 
required: 

A. Anchoring. 

l. All new constn1ction and substantial improvements shall be anchored to prevent flotation, 
collapse, or lateral movement of the structure. 
2. All manufactured homes to be placed or substantially improved shall be anchored to resist 
flotation, collapse or lateral movement. Methoos of anchoring may include, but are not to be 
limited to, use of over-the-top or frame ties to ground anchors. This requirement is in addition to 
applicable state and local anchoring requirements for resisting wind forces. 

B. Construction Materials and Methods. 

1. All new construction and substantial improvements shall be constructed with materials and 
utility e<juipment resistant to flood damage. 
2. AIJnew construction and substantial improvements shall be constructed using methods and 
prftctices that minimize flood damage. 

C. Utilities. 

1. All new and replacement water supply systems shall be designed to minimize or eliminate 
infiltration of flood waters into tho system; 
2. New and replacement sanitary sewage systems shall be designed to minimize or eliminate 
infiltration of flood waters into the systems and discharge from the systems into flood waters; 
3. On-site waste disposal systems shall be located co avoid impainnent to them or contamination 
from them during flooding; and 
4. For all new construction and substantial improvemenbi the electrical, heatins, ventilation, 
plumbing and air-conditioning equipment and other service facilities shall be designed and/or 
located so as to prevent water from entering or accumulating within the components during 
conditions of flooding. 
5. All utility connections other than State-regtllated utilities shall be at or above the base flood 
elevation. 

D. Subdivision Proposals. 
l. All subdivision proposals and other proposed new development shall be consistent with the 
need to minimize flood damage; 
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2. All subdivision proposals and other proposed new development shall have public utilities and 
f"cillties sLtch as sewer, gas, electrical, and water systems located and constn1eted to minimize 
flood damnge; 
3. All subdivision proposals and other proposed new development shall11ave adequate drainage 
provided to reduce exposure to flood damAge; and, 
4. Base flood elevation data shall be provided for subdivision proposals and other proposed new 
development which contain at least fifty (SO) lots or five (5) acres (whichever is less). 

E. Enclosure Openings. 

All new constn1ction and substantial improvements having fully onclosed areas below the lowest 
floor thac are usable solely for parking of vehicles, building access or storage in an area other 
than a basement and which are subject to flooding shall be designed to autom~ttical\y equalize 
hydi'Ostat1c nood forces on exterior waJls by allowing for the cn.try and exit of floodwaters. 
Designs for meeting this requirement must either be certified by a registered professional 
engineer or architect or must meet or exceed the following minimum criteria: 
I. A minimwn of two (2) openings having a total net atea of not lei'S than one (I) square inch for 
every square foot of enclosed area subject to flooding shall be prov(ded. 
2. The boHom of aiJ openings shaU be no higher than one (I) foot above grade. 
3. Opeltings may be equipped with screens, louvers, or other covering or devicos provided that 
they permit the automatic entry and exit of floodwaters. 

IJ 4-J7. Specific Standards, 

In all t~reas of special flood hazards where base flood elevation data have been provided as set 
forth in 114-7 or 114-14B, the folJowing standards arc required: 

A. Residential Construction. 

1. New const.-uction and substantial improvement of any residential structure located in an A or 
AE zone sh111l have the lowest floor, including basement, elevated at or above the base flood 
elevation (puBlished FIS/FIRM) or the best avaiJable flood hazard data elevation, whichever is 
more restrictive, plus one foot; 
2. Require within any AO zone on the Township's PIRM, thal all new construction and 
substantial improvement of any residential structure shall have the lowest floor, including 
basement, elevated above the highest adjacont grade one foot above the depth number specified 
in feet (at lea.at three feet if no depth number is specified) or at or above the best available .flood 
hazard data elevation plus one foot, whichever is more restrictive. And, require adequate 
drainage paths around structures on slopes to guide floodwaters around and away from proposed 
structures. 

B. Non-Residential Construction. 
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In an Area of Special Flood Hazard, all new construction and substantial improvement of any 
commercial, industrial or other nonresidential structure located in an A or AE zone shaH have the 
lowest floor: 
Eilher 

I. Elevated to or above the base flood elevation (published FIS/FIRM) or the best available flood 
hazard data elevation whichever is more restrictive, plus one foot; and 
2. Require within any AO zone on the municipality's DFIRM that all new construction and 
substantial improvement of any commercial, industrial or other nonresidential structure shall 
have the lowest floor, including basement, elevated above the highest adjacent grade one foot 
11bove the depth number specified in feet (at least three feet irno depth number is specified) or at 
or above ttle best available flood hazard data eh::valion plus one foot, whichever is more 
restrictive. And, require adequate drainage paths around structures on slopes to guide 
Ooodwatet"S around and away from proposed strLJclures; 

OR 

1. Be floodproofed so that below the base flood level plus one foot, or the best available flood 
hazard data elevation plus one foot, (whichever is more restrictive), the structure is watertight 
with walls substantially impermeable to the passage of water; 
2. Have structural components capable ofl'esisting hydrostatic and hydrodynamic loads and 
effects of buoyancy; and, 
3. Be cettitied by a registered professional engineer or architect that the design and methods of 
co1~stntction are in accord~nce with accepted standards of practice for meeting the applicable 
provisiQns of this subsection. Such certification shall be provided to the official as set forth in 
l14-14.C.2.b. 

C. Manufactured Homes. 

1. Manufactured homes shall be anchored in accordance with 114-16.A.2; and, 
2. All manufactured homes lobe placed or substantially improved within an area of special flood 
hazard shall be elevated on a pcnmmcnt foundation such that the top of the lowest floor is at or 
above the base t1ood elevation (published FISIFIRM) or tho best available flood hazard data 
elevation, plus one foot (whichever is more restrictive). 

114-18. CoastnJ Hl&h Hazard Area 

Coastal high hazard areas (V or VE Zones) are located within the areas of special flood hazard 
established in 114-7. These areas hav= special flood hazards associated with high velocity 
waters from tidal surges and hllrricane wave wash; therefore. the folJowing provisions shall 
apply: 

A. Location of Structures. 
1. All buildings or t~tructures shall be located landward of the reach of the mean high tide. 
2. The placement of manufactured homes shall be prohibited; except in an existing manufa~tured 
home park or subdivision. 
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B. Construction Methods. 

I . Rlevation. 
All new constn1ction and substantial improvements shall be elevated on piling or columns so 
that: 

a. The bottom ofthe lowest horizontal structural member of the lowest floor (excluding the 
piJing or columns) is el~vated to or above the base flood elevation (published FIS/FIRM), 
the best available flood hazard data elevation or as required by the Uniform Construction 
Code <N.J.A.C. 5:23), whichever is more restrictive; and 

b. With aU space below the lowest floor's supponing member open so as not to impede the 
now of wat~r, except for breakaway walls as provided or in I l 4-18.B.4. 

2. Structural Support. 
a. All new construction and substantial improvements shall be securely anchored on piling 

or columns. 
b. The pile or column foundation and stn1cture attached thereto shall b~ anchored to resist 

flowtion, collapse or lateral movement due to the effects of wind and wa1er loading 
values each of which shall have a one percent chance of being equaled or exceeded in any 
given year ( 1 00-)'car mean recurrence interval). 

c. There shall be no fill used for structural support. 

3. Certification. 

A registered professional engineer or architect shall develop or review the structural design 
specifications and plans for the construction and shall certify that the design and methods of 
construction to be used are in acco1·dance with accepted standards of practice for compliance 
wiLh the provisions of 114.18.8.1 and 114-18.B.2.a and b. 

4. Space Below the Lowest Floor. 
a. Any alteration, repair, reconstruction or improvement to a structure started after the 

enactment of this ordinance shall not enclose the space below the lowest floor unless 
breaknway walls, open wood lattice-work or insect screening are used as provided for in 
this section. 

b. Breakaway walls, open wood lattice-work or insect .screening shall be allow«l below the 
base flood elevation provided that they are intended to collapse under wind and water 
loads without causing collapse, displacement or other structural damage to the elevated 
portion of the building or supporting foundation system. Breakaway walls shall be 
designed for a safe loading resistance ofnot less than 10 and no more than 20 pounds per 
square foot. Use ofbreal<away walls which exceed a design safe loading of20 pounds 
per square foot (either by design or when so required by local or State codes) may be 
pcnnitted only if a registered professional engineer or architect certifies that the designs 
proposed meet the following conditions. 

i. breakaway wall collapse shall result from a water load less than thnt which 
would occur during the base flood and, 
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ii. the elevated portion of the building and supporting foundation system 
shalt not be subject to collapse, displacement or other structural damage 
due to the effects of wind and water load acting simultaneously on all 
building components (structural and non-stntctural). Water loading values 
used shall be those associated with the base flood. Wind loading values 
used shall be those required by applicable State or local building 
standards. 

c. If breakaway wall$ are utilized, such enclosed sp11ce shall be used solely for parking of 
vehicles, bt1ilding access, or storage and not for human habitation. 

d. Prlor to construction, plans for any breakaway wall must be submitted to the Constn•ction 
Code Official or Building Sub-Code Official for approv11l. 

114 .. 19. F1oodways. 

Located within areas of special flood hazard established in 114-7 are areas designated as 
floodways. Since the flood way is an extremely hazardous area due to the velocity of flood 
waters which carry debris, potential projectiles, nnd erosion potential, the following provisions 
apply: 
A. Prohibit encroachments, including fill, new construction, substantial improvements, and other 
development unless a technlcal evuluation demonstrates that encroachment shall not res\Jit in any 
increase in flood levels during the occurrence of the base JJood discharge. 
B. If 114-I 9.A is &atisfied, all new construction and substantial improvements must comply with 
Article V. 
C. In all areas of special flood hazard in which base flood elevation data has been provided and 
no flood way has been designated, the cumlJiativc effect of any proposed development, when 
combined wich all other existing and anticipated development, shall not increase the w~ttcr 
surface elevation of the base flood more than two-tenths (0.2) ora foot at any point." 

SEC1'10N 2. All ordinances or parts of ordinances inconsistent herewith are hereby 

repC4led. 

SECTION 3. If any section, subsection, sentence, clause, phrase or portion of this 

ordinance is for any reason held to be Invalid or ~mconstitutional by a court of competent 

jurisdiction, such portion shall be deemed a separate, distinct and independent provision, and 

such holding shall not affect the validity ofthe re1naining portions hereof. 
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SECTION 4. This ordin.IUlce shall become effective after second reading and 

publication as required by Law. 

NOTICE 

NOTICE IS HEREBY GIVEN that lhe foregoing ordinance was introduced and passed 
by the Township Council on flrst reading at a meeting of the Township Council of tbe Township 
ofStaffo1"d held on the 18'h day of June, 2013, and will be considered for second reading and 
final passage at a regular .meeting of the Township Council to be held on th~ 91h day of July, 
2013 at 7:00PM, at the Ml.!nicipal Buildin~ located at 260 Bast Bay Avenue, Manahawkin, New 
Jersey, at which time and place any persons desiring to be heard upon the same will be given the 
opportunity to be so heard. 

B~~1«c.Z~ 
Township Clerk, Township of Stafford 

CERTIFICATION 

J, BERNADETTE M. PARK, Municipal Clerk of the Township of Stafford, do hereby 
certify that the foregoing ordinance was duly Bdopted on second reading by the Stafford 
Township Council at a meeting held on the gth day of Jul • 2013 . . o~ 

BER ADETTE M. PARK, C, CMC 
Township Clerk, Township of Stafford 
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Chief Joseph Glberaon 
Coordinator 
S1afford Townehlp OEM 
280 E. Bay Ave. 
ManaNiwldn, NJ 08050 

De r Chief Glbenon: 

~tate Df ~efat ierug 
OmCII OFntE Ano.NBV OltiiiW. 

0.ARl'NB4TOt' LAw AM) Puaue SAP8I'Y 
DtVIIION 01 STATE PoucE 

to.TOM<'111tc1017068 
W~n Tulm:lel NJ 08621-0068 

(609) 112o2000 

August 15, 2013 

JobD J. Hoftmln 
.Acd. AlltwrWy 0fllfiYII 

CoLoNEL .foiiPH R. f'U£NTI!I 
SuperinJJIIIIJml 

We have rwlewed yourEmergencyOperalibne Plan and find that It meet& our criteria for approval 
•• of July 25, 2013. We are pleased to giYe our approwland appreciate the time and effort you 
and your staff hava davotad to the dewfopment of thll eaentill doeurMnt. 

The plan should be updlted by you at feast annuelly, pcef..ably during a achedulld meeting of 
your local Emergency Planning Committee (LEPC)ancl muat be aubmlteld to thll office, throu~ 
channels, for ,.oertlfaltlan by July 25, 201'T. 

For additional lnfonnltJon ooncemino the rwvlew proceu, you may contact your Regional 
Representative, Sgt. T. J. Wagner at (201) 247-0147. 

FOR COLONEL JOSEPH R. FUENTES 
SUPERINTENDENT 

DM:tw 

Daniel Mitten, Acting Major 
CommandJng Officer 
Emergency Management SecUon 

co: Lt. Keith KJementa, Ocean County OEM Deputy Coordinator 
AISFC J. Dunhllm, Central R.;ton Aeelltant Unit Head 
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BESOLUTION 20l2-ll7 

RESOLUTION OF THE TOWNSHIP OF STAFFORD, COUNTY OF 
OCEAN, STATE OF NEW JERSEY, AUTHORIZING THE PREPARATION 
OF A FLOODPLAIN MANAGEMENT PLAN AND APPOINTING MEMBERS 
OF THE FLOODPLAIN MANAGEMENT COMMITTEE 

WHEREAS, the Township participates in the National Flood Insurance Program's 
(NFJP) Community Rating System (CRS) program. having achieved a Class 6 rating which 
entitles Township policy holders up to a 20% discount on their flood insurance premiums; 

WHEREAS, the Township is recertified annually in order to retain its Class 6 rating and 
is required to provide certain documentation and infonnation to the recertifying agency; 

WHEREAS, due to the fact that the Township has numerous repetitive loss properties, 
the Township is also required to prepare a Floodplain Management Plan every five years, the last 
Plan having been 11dopted in January 2007; and 

WHEREAS, the Township desires to create a Floodplain Management Committee to 
prepare an updated Floodplain Management Plan pursuant to current CRS RegulJAtions. 

NOW THEREFORE BE IT RESOLVED, on this 41h day of September 2012, by the 
Township Council of the Township of Stafford, County ofOcean and State of New Jersey. that: 

1. The Township hereby creates a Floodplain Management Committee and the 
following are hereby appointed to said Committoo: 
James A. Moran, Township Administrator 
Bonnie N. Flynn, PP, AICP- Director of Community Development 
Robert A. Gaestel, Jr.- Construction Code Official 
JeffreyS. Pharo- Deputy Director of Community Development 
Ronald A. Cop- Superintendent of Public Works 
Chief Joseph Giberson, III- Emergency Management 
Five residents of Stafford Township to be appoin.ted by the Mayor 

2. The Township Council authorizes the Floodplain Management Committee to prepare 
an updated Floodplain Management Plan pursuant to current Community Rating 
System regulations us found in section 510 of the CRS Coordinator's Manual (2007). 

CERTIFICATION 

I, BERNADETTE M. PARK, Municipal Clerk of the Township of Stafford, do hereby 

certifY that the foregoing Resolution was duly adopted by the Stafford Township Council at a 

meeting held on the 41h t.lay of September, 20l2. 

~1<,11• CMC 
Township Clerk, Township of Stafford 



• TOWNSHIP OF STAFFORD • 
260 East Bay Avenue, Manahawkin, New Jersey 08050-3329 

www.staffordpj.aov 

Community Development Department - Zoning Department 
Main Telephone· (609) 597·1000 x 8535 fax· (609} 978·9612 

Stafford Township is updating its 
Floodplain Management Plan 

Workshops are being held for public input 

Wednesday, September 18th from 2pm-4pm 

Wednesday, September 25th from 5pm-7pm 

For more information, go to the Township's website, 
www .staffordnj.gov 

Tilis update is port of the work Stafford undel'\akes in connection wlth the Community Rating System or CRS 
program. The U.S. Congress established tho National Flood Insurance Program {NFIP) with the passage of the 
National Flood Insuranc~ Act of 1968. The NFJP is a Federal program, under lhe federal Emergency Management 
Agency (fEMA), enabling property owners in participating communltlos to purclulse insurance as a protection 
against flood losses in exchange for State and community floodplain management regulations that reduce future 
flood damages. Stafford has been lnvolv!d in the NFIP's CRS program since 1991 . CRS Is a volun~ary Incentive 
program that rec~gnlzes and el'lCOUJ'IIie& community floodplain manag~mcnt ac:livlrles lhat exceed lhe mini.mum 
NPfP standards. As q rosult, flood Insurance policy holders receive a discount on their annual premiums depending 
on their ftood zone and elevation of tho insured struaure together with tbe Township•a CRS classification. Stafford 
has reached a Class 6 rating which provides for up to a 20% discoul\t for policyholders. This is a saving• of over 
$800.000 for property owners throughout the Township. 



Affidavit of Publication 

Publfshe,.s Fee $12.00 Affidavit $35.00 

State of New Jer~ } ss. 
Monmouth/Ocean C ics "*-"'~"'"""me t ~nrl~~ 
OF the Aebury Pllrk Pteu, a new11paper printed In Preehold, New Jersey and publlshed in Neptune, 
In mtld County and State, and of aeneral cfrculatioo In said county, who beine duly sworn, deposeth and salth 
!hat the Bdvertisement of which the annexed Is a true copy, ba.o1 been published In the said newspaper 
1.1.iDw. once In each issue as follows: 

9/12/13 

Notary Public of New Jersey 

Kathleen A n 
Notary Public Sl · ~/bson 

My Commission ~7 of New Jersey 
resoeo. 18, 2014 

'wo 11 and subscribed belbre me, this 
12 day of September, 2013 



Floodplain Management Plan 
Workshop - Wednesday, September 18th - 2pm-4pm 
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Floodplain Management Plan 
Workshop- Wednesday, September 25th- 5pm-7pm 

Name Address Telephone Email 
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Excerpt from Towublp Cede114- Jlood Hbard Areai 

114-3. Statement of Purpose. 

It is the purpose of this ordinance to promote the public health. safety, and general welfare, and 
to minimize public and private losses due to flood conditions in specific areas by provisions 
designed to: 

A. Protect human life and health; 

B. Minimize expenditure of public money for costly flood control projects; 

C. Minimize the need for rescue and relief efforts associated with flooding and generally 
undertaken at the expense of the general public; 

D. Minimize prolonged business interruptions; 

E. Minimize damage to public facilities and utilities such as water and gas mains, electric, 
telephone and sewer lines, streets, bridges located in areas of special flood hazard; 

F. Help maintain a stable tax base by providing for the second use and development of areas of 
special11ood hazard so as to minimize futw-e flood blight areas; 

G. Ensw-e that potential buyers are notified that property is in an area of special flood hazard; 
and 

H. Ensure that those who occupy the areas of special flood hazard asswne responsibility for their 
actions. 

114-4. Methods of Reclu~ing Flood Losses. 

In order to accomplish its purposes, this ordinance includes methods and provisions for: 

A. Restricting or prohibiting uses which are dangerous to health, safety, and property due to 
water or erosion hazards, or which result in damaging increases in erosion or in flood heights or 
velocities; 

B. Requiring that uses vulnerable to floods including facillties which serve such uses, be 
protected against flood damage at the time of initial construction; 

C. Controlling the alteration of natural floodplains, stream channels, and natural protective 
barriers, which help accommodate or channel flood watersi 

D. Controlling tiUing, grading. dredging, and other development which may increase flood 
damage; and, 

E. Preventing or regulating the construction of flood barriers which will unnaturally divert flood 
wateiS or which may increase flood hazards in other areas. 



Steps to Create Floodplain Management Plari 

Public Portion/Committee Action 

Assess the hazard. 

a. Plan includes an assessment of the flood hazard with: 
(1) A map ofknown flood hazards (5) 
(2) A description of known flood hazard (5) 
(3) A discussion of past floods (5) 

b. The plan describes other natural hazards (5) 

Assess the problem. 

a. Summary of each hazard identified in the hazard assessment and their community 
impact (2) 
b. Description of the impact of the hazards on: 

(1) Life, safety, health, procedures for warning and evacuation (5) 
(2) Critical facilities and infrastructure (5) 
(3) The community's economy and tax base (5) 

c. Number and types of buildings subject to the hazards (5) 
d. Review of all flood insurance claims ( 4) 
e. Natural and beneficial functions (4) 
f. Development~ redevelopment. and population trends (5) 

Set goals. (2) 

Review possible activities. 

a. Preventive activities (5) 
b. Property protection activities (5) 
c. Natural resource protection activities (5) 
d. Emergency services activities (5) 
e. Structural projects (5) 
f. Public information activities (5) 
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Floodplain Management 
THE NATIONAL FLOOD INSURANCE PROGRAM 

The National F/(}(Jd Insurance Program (NFIP) was es­
ltlbliJhed wllh the passage of the Nallonal Flood Insur­
ance Act of 1968. The NFIP is a Federal program ena­
b/fng properly owners in participQ/Ing commlmitiu to 
purchaJe flood Insurance as protection against flood 
losses, while requiring State and /ocal governments to 
enfQrce floodplain management regulations that reduce 
future flood damages. Over 20,000 communities partici­
pate In the NFJP. 

THE NFIP AND FLOODPLAIN MANAGEMENT 

Floodplain management is broadly defined to include all 
actions that States and commWllties can take to reduce 
tlood damage to both new and existing buildings and jn. 
ftastructure. The NFIP plays a critical role in encouraging 
communities to adopt and enforce floodplain management 
regulations and to implement broader floodplain manage­
ment programs. By law, the Federal Emergency Manage· 
rnent Agency (FEMA) can only provide flood insurance 
to those States or communities that adopt and vigorously 
enforce floodplain management regulations that meet or 
exceed minimum NFIP requirements. 

MANAGINCJ FLOOD RISK THROUGH THE NFIP 

Communities incorporate NFIP requirements into their 
:roning codes, subdivision ordinances, and/or building 
codes or they adopt special purpose floodplain manage­
ment ordinances. The NFIP requirements apply to areas 
mapped as Special Flood Hazard Areas (SFHAs) on 
Flood Insurance Rate Maps (FIRMs) Issued by FEMA. 
The SFHA is the area that would be flooded by the "base 
flood" (defined as the flood that has a 1-percent chance of 
occurring in any given year; also known as the "100-year 
flood .. ). 

The NFIP requirements include: 

• Elevation of new and substantially improved residen­
tial structures above the base flood level 

• Elevation or dry floodproofing (made watcrtisht) of 
new or substantially improved non-residential struc­
tures 

• Regulation of development In tloodways, the central 
portion of a riverine floodplain needed to carry deeper 
and faster moving water, to ensure that there are no 
increases in upstream flood elevations 

• Additional requirements to protect buildings in coastal 
areas from the impacu of waves, high velocity, and 
stonn surge 

These requirements are the most cost-effective way to 
reduce the flood risk to new buildifl8S and infrastructure. 
Structures built to NFIP standards experience 80 percent 
less damage than structures not built to these standards 
and have resulted in $1.2 billion per year in reduced flood 
losses. 

F.L.OODPLA[N M•NAOEIIEN1J AH_D HURRICANES 

FEMA wont~ Ofolely wtib communttlet lmPIICted by dll­

utera by provld!llg technlcal.,l•ei» and l:eiOIII'CII 

about mitigation me .. uree to protect prQPOrty.from fu­

fure,fiOod IoNes. In partlcullw, FEMA provldee aeell­

taf'Ce Of) !"''FIP fk»dp~ln ~ requJrementt. 
lncJUcttng ~betallflal d.,.,. prcYiltorlf m~ req~re 

heaVIlY dllmaged buldingt to MIKOOJfli<:*f to b6 

ttJonger and •*· ~t:MA ello WOfb Clollty with com­
munitJel on.reconatnJctlon ~-to ~Jne the 

molt appropriate rnttrgatlon ~~on~ to r.duee fmlre 

flood~. lncl~g ~fli eoqo~. orrelo­
catlon of flood-damaged p~. Tbe Qltln\ate ~ it 
to aohl6ve • leas vulnerable community. 
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In addition to protocting new buildings, the NFIP substan­
tial improvement auld substantial damege requirement en­
sures that flood protection measures art integrated in 
s~ built before FIRMs were developed. A building 
Is considered substantially improved or substantially dam­
aged when the cost of improving or repairing the building 
equals or exceeds SO percent of the market value of the 
building. When this occurs, the community, which makes 
the determination, must ensure that the NFIP require­
ments are applied to these buildings so that they are pro­
tected ftom future flood diUIUiie:s· 

FINANCIAL HELP IS AVAILABLE 

Financial help to mitigate damages to existing bwldings is 
provided under the NFIP' s lncreased Cost of Compliance 
(ICC) coverage. When a community declares a building 
substantially damaged or repetitively damased, insured 
property owners can receive a claim up to $30,000 to in­
corporate mitigation measures when rebuilding. To help 
reduce flood damages to existing bwldinss. FBMA also 
provides grants and technical assistance to States and 
communities to conduct mitigation plannina utd imple­
ment mitigation projeots. 

THE COMMUNrTV RATING SYSTEM 

The NFIP's Community Rating System (CRS) provides 
discounts on flood insurance premiums in those commu­
nities that establish floodplain management programs that 
go beyond NFIP minimum requirements. Communities 
can receive credit for more testrlctive regulations, acquir­
ing flood.prone propenies, and other measures that reduce 
flood damages and protect floodplains. Over I ,000 wm­
munltles now participate in the CRS and are taking action 
to reduce their vuJnerability to flooding. 

·8 FEMA 

INTERGOVERNMENTAL COLLABORAnON 

All levels of government have a responsibility to protect 
citizens and property from flooding. Under the NFIP. the 
States' and FEMA's roles, include: 

State Role: Eacb Staib has designated an NFIP State Co­
ordioating Agency as a point of contact for the NFIP. 
Many States have adopted floodplain management stat­
utes and regulations, and have established utd fundod 
their own floodplain management programs. In addition, 
FEMA offers funding to States to provide tec;hnical assis­
tance to communities on the NFIP requirements. 

FEMA•• Role: FEMA administers the NFIP through its 
10 Regional Offices and its Federal Insurance aDd Mitiga­
tion Administration at FEMA Headquarters in Washing· 
ton. DC. FEMA staff provide extensive technical assis­
tance and training through workshops, visits. and other 
contacts with commwtity officials. In addition, FEMA 
staff offer technical assistance to property owners, build­
ers and contractors. architects and cngincors, surveyors, 
and other NFIP (:Onstituents on NFIP Nquirements and 
mitigation measures. FBMA also has extensive pubHca­
tions on the NFIP, in(:ludlng detailed guidance on mitiga­
tion measures that can mioimize or eliminate future flood 
damages. These publications can be found on FEMA 's 
website at hnpj(lwww.fema.gov. 
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Community Rating System 
The National Flood Insurance Program~ (NFIP 's) Com­
munity Rating System (CRS) was implemented in J 990 as 
a voluntary program for recognizing and encouraging 
community floodplain management activities exceeding 
the NFIP 's minimtmr standard$, Any community that ia in 
full compliance with the NFIP 's minimum jl()()dp/ain 
managemenl requlremsnts may apply to join the CRS. 

1,148 COMMUNmES PARTICIPATE IN THE CRS 

Nearly 3.4 miUion policyholders in 1,148 communities 
participate in the CR$ by implementing local mitigation, 
floodplain management, and outreach activities that go 
beyond minimum NFIP requh~rnents. 

Under the CRS, flood insurance premium rates are dis· 
counted to reward community actions meeting the three 
goaJs of the CRS, which are (1) reduce flood damage to 
Insurable property, (2) strengthen and support the insur­
ance aspects of the Nf1P1 and (J) encourage a comprehen­
sive approach to floodplain management. 

Although CRS communities represeru less than s percent 
of the over 21,000 communities participating in the NFIP, 
more than 67 percent of aJI flood insurance policies are 
written in CRS communities. 

CRS CL..A88ES 

Similar to fire insurance, the CRS uses a class ratins sys· 
tern to detennine flood insurance premium reductions for 
residents. CRS classes* are rated from l 0 to t. A commu­
nity that does not t:~pply for the CRS or that does not 
maintain the minimum number of credit points would be 
c:onsidered a Class 10 community. Today, most communi­
ties enter the program at a Class 9 rating. which entitles 
residents in Special Flood Hazard Areas (SFHAs) to a S 
percent discount on their flood insurance premiums, As a 
community engages in additional mitigation activities, its 
NFIP policyholders become eligible for increased pre­
mium discounts. Each class improvement produces a 5 
per<:ent &reater discount on flood insurance premiums for 

properties in the SFHA, with a Class I community receiv­
ing the maximum 45 percent premium reduction. 

BEBJ OF THE BOT 

Fc:u CORI11unlill occu~ the tilslheat ~Ia of 1M ORS. 
e.ctJ "-dewloped • fiOod~ln m.~t p1011rem 
tal~ to ita own Pl!l'titUII.r hlzar'dlr character, and 
pll. Under thcu prog~ all the communltiel c.rey 
out numeroue and varied actM6ee, many of WhlCh are 
Qf'edited bY the CRS. 'q.e ~~~ diaco~~ II) poliey· 
hQider J)(emJtqs vart.a IIOCOI'dlng till • communttY'• 
CRS c)ase and the average amou.nt of, lnll.lflnce eowtr· 
age in pleo.. some hlgJ1WQhtl: 

~· ... Clllfornll, .. the ftrat to rMCh tbe hiQhelt 
CRS rating (0t.as1), c.n.gtng floodtln 1895 epurred 
ROHVille to~ and broaden 1t1 floodplain man­
agemett ~. TOday the Cly eama QOlntlln UnoiC 
a• cl the CRS'a cndltable ctlvltltl, ~WtJ~G• pr. 
mlum ~unt fOr poJciM lh the 8peclel Flood Maan:l 
Area (SFHA) Is $788. 

Ccmprehenslve planning for ftoodplllln ~ ~· 
bMn • k•y contriH.dor tor ...... Oldataoml'• pcogrtn 
11'1 reci~IUI flood darpage ~11'1 the dozlena of creekt 
Wlth1n Its jurisdiCtion. The City (011112) hal c:tMred 
more than 900buWdlnga from ltl ~Ina. The IIYW• 
age premlarn dlacauril for pollelea In the SFHA Is $481. 

IQna Countw, Wahlpgton (Clan 2)1 hu preMIWd 
more than 100,000 acntt Gf floodplain open tf)ICI and 
recelvee add~lonel CRS cntdH for malntlltllng It In • 
natural ttate. The ~ttoe ~turn dlacoul\t for pOIIdes 
In ttJe SFHA it $381. 

PfetQ County, W•tt•naton (CIIu 3), malntalnl avw 
80 mllea of river leVeee. Ooe of, lCs public OCdl'eiCh tuka 
II Ill~ lrffo}Tt'Uillonal .brochu!M Co eU flbodpJaln 
re.ldentl an11udy. The avesage premium dl8c:ouot for 
polldes lr1 the SFHA II $381. 
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CRS CREDIT 

A community accrues points to improve its CRS class 
rating and receive increasingly higher discounts. Points 
are awarded for engaging in any of 18 creditable activi­
ties. organized under four categories: 

• Public infonnarion 

• Mapping and regulations 

• Flood damage reduction 

• Flood preparation 

Formulas and adjustment factors are used to calculate 
credit points for each activity. 

The communities listed below are among those that have 
qualified for the greatest premium discounts: 

Class I :Roseville, California 

Class 2:Tulsa, Oklahoma 
King County, Washington 

Class 3:Pierce County, Washington 

Class 4:Fort Collins, Colorado 
Slcagit County, Washington 
Snohomish County, Washington 
Charleston County, South Carolina 
Sacramento County, California 

BENEFITS OF THE CRS 

Lower cost flood insurance rates are only one of the 
rewards a community receives from participating in the 
CRS. Other benefits include: 

• Citizens and property owners in CRS communities 
have increased opportunities to learn about risk, 
evaluate their individual vulnerabilities, and take 
action to protect themselves, as well as their homes 
and businesses. 

• CRS floodplain management activities provide 
enhBJ\Ced public safety, reduced damage to property 
and public infrastructure, and avoidance of economic 
disruption and loss. 

• Communities can evaluate the effectiveness oftheir 
flood programs against a nationally recognized bench­
mark. 

• Technical assistance in designing and implementing 
some activities is available to community officials at 
no charge. 

• CRS communities have incentives to maintain and 
improve their flood programs over time. 

HOW TO APPLY 

To apply for CRS participation, a community must 
initially inform the Federal Emergency Management 
Agency (FEMA) Regional Office of its interest in apply­
ing to the CRS and will eventually submit a CRS applica­
tion, along with documentation that shows it is imple­
menting the activities for which credit is requested. The 
application is submitted to the Insurance Services Office, 
Inc. (ISO)/CRS Specialist. ISO works on behalf of FEMA 
and insurance companies to review CRS applications, ver­
ify communities' credit points, and perform program im­
provement tasks. 

A community's activities and performance are reviewed 
during a verification visit. FEMA establishes the credit to 
be granted and notifies the community, the State, insur­
ance companies, and other appropriate parties. 

Each year, the community must verify that it is continuing 
to perfonn the activities that are being credited by tile 
CRS. In addition, a community can continue to improve 
its class rating by undertaking new mitigation and flood­
plain management activities that earn even more points. 

CRS TRAINING 

CRS specialists are available to assist community officials 
in applying to the program and in designing, implement­
ing and documenting the activities that earn even greater 
premiwn discounts. In addition, a week-long CRS course 
for local officials is offered for free at FEMA's Emer­
gency Management Institute (EM I) located on the Na­
tional Emergency Training Center campus in Emmits­
burg. Maryland, and can be field deployed in interested 
states. 

FOR MORE INFORMATION 

A lilt of 1'810Urcet II ........ .tlhe CRS weblle: 
'*P:/tftw,flml.apylnflplcg,"*". For men lnfonnallon 
about the CRS or to oblaln the CRS appllo8tlon, contact 
the lneu,.nce Servloel Oftlce by phone at (317) 848-
2888orby .rnallat ~spn. 
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National Flood Insurance Program 
ANAN~LPREPARATIONFORAFLOOD 

The Nattonal Flood Insurance Program (NFIP) was 
established with the pas.~age of the NaJional Fwod 
Insurance Act of 1968. The NF'TP Is a Federal program 
enabling properly owners in participating comm1111ities to 
purchase flood insurance a~ protection agaimt flood 
losses,· In exchange, Stale and local governments agree to 
adopt and enforce jloodplaln management ordinances 
thai reduce future flood damages. Over 20,300 communi­
ties participate in the NFJP. 

FINANCIAL PROTECTION AGAINST FLOOD 
LOSS 

Floods are tho most common and costly natural disaster in 
the United States. Fortunately, property owners who live 
in communities participating in the NFIP can purchase 
affordable protection to insure against flood losses. Since 
1969, the NFIP has paid over $30 billion dollars in flood 
insurance claims that have helped hundreds of thousands 
of families and businesses recover from Hood events. 

To participate in the NFIP, a community must adopt and 
enforce floodplain management ordinances that meet or 
exceed the minimum requirements of the Program. These 
requirements are intended to prevent loss of life and prop­
erty and reduce taxpayer costs for disaster relief, as well 
as minimize economic 81ld social hardships that result 
from flooding. The specific requirements that a commu· 
nity must adopt depend on the level of risk identified by 
the community. 

The NFIP has an arrangement with private insurance 
companies to seJI and service flood insurance policies. 
For a list of private insurance companies that sell and 
service NFIP flood insurance policies, visit: http:// 
www, fema.w.ov/u tip! nsynmce/compnu jc . i!ip. 

MYTHS AND MISCONCEPTIONS 

A common misconception is that homeowners' policies 
cover flood damages. In fact, most homeowner and 
business multi peril policies do not cover flooding. Jn 
addition, Federal disaster assistance will not always pay 
for flood damages. The President must declare a m{\jor 
disaster before most fonns of Federal disaster assistance 
can be offered, and most fonns of disaster assistance are 
loans that must be repaid with Interest. The premium for 
an NFIP policy, averaging about $500 a year, can be less 
expensive than the monthly payments on a Federal 
disaster loan. 

WHO IS EUGIBLE 

Most people who live in NFIP participating communities, 
including business owners, renters and condo unit owners, 
are eligible to purchase federally-backed flood insurance. 
A residential b\1ilding can be Insured up to $250,000 and 
its contents up to $100,000. Renters can cover belongings 
up to $100,000, and non-residential property owners can 
insure their buildings up to $500,000 and contents up to 
$500,000. 

EVERYONE NEEDS FLOOD INSURANCE 

Allareae are euacepd)le ._,flooding, although to varying 

degrMS. H II ectvfllble to h-.. flood 1n1u-.nce In hl;b­

rflk .,.... and evan In low-to-modende flood rt.k area; 

between 20 and 25 pen:ent of the NFIP'I clafml come 

flam oullide hlgh-rilk .ea. Reeldentfal and commer­
cial property ownera located In loW~ rl8k 

.., should .n their agenta If they .. elglble for the 

Preferred Rllk Polley, which prcMdellnexpenalve flood 

lneunance protection, etartlng aalow • $112 a year. 
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Even after a home, apartment, or business has been 
flooded, owners and renters are still eligible to pW'Chase 
flood ins\Ullnce, provided that the community is partici­
pating in the NFIP. 

FLOOD INSURANCE REQUIREMENTS 

Residents who live In high-risk areas (referred to as Spe­
cial Flood Hazard Areas [SFHAs]) are required to pur­
chase flood insurance if they have a mortgage from a fed­
erally regulated lender. They also must carey the insur­
ance for the life of the mortgage. Residents with a mort­
gage on a building outside high-risk areas can also pur­
chase flood insurance and may be eligible for Preferred 
Risk Policies. 

WAITING PERIOD 

In generoJ, a policy does not take effect until 30 days 
after the purchase of flood insurance. However, if a policy 
is purchased in connection with a mortgage or at a set 
time period following the revision or update of a Flood 
Insurance Rate Map (FIRM), the waiting period does not 
apply. 

WHAT 18 AND IS NOT COVERED BY FLOOD 
INSURANCE 

Physical damage to a building or pecsonal property that is 
directly caused by a flood. is generally covered by flood 
insurance. For example, damages caused by a sewer 
backup are covered if the backup is a direct result of 
flooding. However, if the backup is caused by some other 
problem. the danlages are not covered. 

~FORMAnONFORTHEPUBUC 

The NFIP works to provide affordable protection against 
flooding to homeowners, business owners, and renters 
across the cotmtry. To build awareness of flood proteclion 
and preparedness. the NFJP crea1ed the FloodSmart cam­
paign. which informs consumers about their flood risk and 
protection options. FloodSmart also provides infotmatlon 
and resources to insurance agents. 

The NFlP has developed materials in a nationwide effort 
to provide citizens with better information on flood insur­
ance policies. A1> a result of requiremems in the Flood 
Insurance Reform Aet (FIRA) of2004, the NFIP pub­
lished a National Flood lmurance Progrmn Claims 
Handbook to assist policyholders with the process of fil­
ing a clairn. A Surnmary of Coverage document helps 
people understand flood insurance policies, provides gen­
eral information about deductibles, explains what is and is 
not covered by flood insurance, and how items are valued 
at the time of loss. Both documents are available on the 
FloodSmart website at: htto:// www.Fioos!Smart.gov. 

FOR IIORE INFORMATION 

For llddllon.l infol'n'l8tion about the NFIP or the 
FtoodSmelt campaign, vt.ar tjlp;JJ www.Fippd8awt.aoy. 
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The foDowing info~Tftaljon ill being ptOYided ttl ~ 
and property ownens in connection wilh flooding in 
stalord Township, ways to minimize flood risk and 
........ _, .. onllooclirwulanc8. 

The u.S. Congresa esl3btished the Nallonal Flood 
lneo.nnCe Program (NFIP) with !he pauage of the 
Nilllooal Flood tnsuran~:e h:1. or 1968. ,..... NFIP 11 a 
Federal IXO!J'IIII\ under ttle Federal Emef9enCY 
Manafeme-d A/;JetrcJ {FEMA), enabflr!9 pmperty owner~ 
in paltdpating communllles ID purdlae lnsulance n a 
I)I'Ot8diOQ against 10011 losses In ~ b' S'C:IIe and 
COI1WI1UI'Iity ftoodplain n•~ege~otent ~ that 
redUce future tooc1 damagea. Stdonl has been inwlved 
in lie National Flood lnsunJnce ~·s CclmonuNiy 
Rilling 5yMem lCRS) sinc;e 1991. CRS ill a 'IOIUIIIaly 
lncenlive poogram IIIBt oecogntz.e$ a1e1 eneourag115 
conwnunity fl<lclclplam ~t ;oe:tiwitiea th81 ~ 
the minimum NFIP requlremems. As II .....,11, tlood 
inslnnC:e poliCy hOlders recene a di9C:OUnt on 1helr 
annual pn!nliunls ~ on their 1lood :mne and 
elevation of h koaurMI alrucue together with lhe 
Townahip'$ CRS d!qlljc:allrn S1al'lold ha RlaChed a 
Cian 6 ...my wllicto pRMclu loT up to a 20% dlsaDunl for 
pollcytltliden~. This i!l a ssvlng; or t:Ner $800,000 for 
llfOP8ItY awnen; thn:lugllout lhe T-.tdp. 

~u..l - Bellefkhrl fun5;Sjoa of • Floodp!Jin 

The floodplain or Special FlOOd Hazard Azea (SAfA) In 
Starrurd Is the 81811 lbll ia inaniD!Jd by flocdwalan~ of a 
su-eam. n~~e~ Of by 1ldat lllat!lCS of lhe 6¥n~ Bar or lle 
Allatdic Ocean The na11.nal lundlan of a i!oodplalro Is ro 
stoo'e lhe ~tenJ oc 5torm 1ic!Q. on o ~ be$1s, 
IJtlfJ1 1111: wa1« ~ lo its usual s!ream d13nnel and 
11onna! eoattal li:le- elcve:llon.. Jn iive-~- 11111 
fioodwalB!S lnundalle !Ire ftoodplaln area aloOQ the defined 
~1. rnplen!shlrq soil I1H!isUio8 and depoSiting ienllt 
alt from the liver Gtlannel. Along the caaa181 areas in 
Slall'ofO, lk!al well3n0s prcM<Ie a temponory reservoir tor 
lloodwatats rrom storm ~- wt'tleh are higlle{ 1llato 
normaL Nalural loodplalns also proled 011r COII1I1'U1ity 
against stoo'IHelaled erosion bf ~action or aoour and 
ballering bf dabri5. F'ndy, ........ 11oodplainl enhance 
Willa' qL8Iity by fillering impurities and modefille "'*' 
temjlel'a!Ure .t11c11 reducea lhe PDI$ibllily of ~ 
impacts on aquatic pams and antrnaiJ. 

STAFFORD TOWNSHIP - FLOOO HAZARD INFORMAnON 

~Systa! lblnteNnce 

Slllffonfs drainage syaiBm coroslrd5 ufnatlnl and hiiiQBn­
rnade ~ and IIIDnlge basins lhal must be 
mailllalned in Older 1D pnr.oerd lood damage fRIITI smaller, 

- hquant storm evem.. Oralnaga ....... - fain! 
in sftela. IODid& dletles, lllldl!igroiMid ..charge 
sy5118mS as 11111!11 as apen c:hannels and del8nlan encl 
retention *"'-
Sialoid's Pullfic Wo!b Dq>ertment ~ our ....., 
--.. dralnaOe s)$11!1116 on a S8llll-arnJ8t b88b. our 
rneirllmance PR>IJI2III ~ inlel ~ pipe 
CIBMin~ di'Bimlge basin orumlMSl'ICe ~ Shill 
~- Tawndllp Cadit ChipleB 136 {Uif8r~ 1111d 185 
(SlOnriMII8r System. poohibit -., !lumping WI 0111 
~ !If ~ale:r o;yslsms. Tlltough OUt' Glean 
Comll)unlliies program. flenl is a..24.nouf Waler Wlltcllllp 
lloe 1o n1f101t any illepl ac~Mty. If you - anyloill,g please 
alii (009) 57-«i81. During the - monltal. 81 
IIIMgatJie WIIIMways are inspl!cfl!d. IRI • free fftlrD 
tloating debris. S.lt pedorm IOUiiM noalntelalce und 
re.poml to alc;on~plalnla. 

Stdord's Erntiro!VnEinla1 Comrniuion haa hacllhe "Adgpl­
a-Dnlilf program 11'1 plaCe sirlc:e 1999. H llcnn dJafn1l 
- "'ag!}iocc" and can be adaped ~ an ~ or anr 
cr;anlzalion su~ a&"" c:Mc « homGOW1\IIrgroup or~ 
ttoop. The aclopling peraon or group monill:n the ba:P'l or 
drain and nopoota ~ siltation or deblh ttl tie Put*: 
Wotb 0ep;or1mCfll. For addillonal ~ pl-. call 
(60\1] fi97-1000 Ul. 8609 

L.oca! Flood fW.-d 

Flooding sa '-1111 all6$afely ~in ¥ariou' locatlotts 
in Sta!Jotd. 0..- -lagoon OOIIWTIUnilio ana neighboltloom 
M-.r 1ne Bamoogal Bay lll'a 5\tljeC:t CD jdat Bcocfing from 
hurric::aMs and ~ slomls. l?roperoes 1n IN ~ 
_,. Oil out COmnnm!ty may be inl.atdBIJ!Jcl ...,'lb 
lloodwaters lrom m~~~n $~reams. dry .tmondles 011 r111en: « 
nearby likes .. 

Sloorm evenl$ pes&ing near our ODM!ilne haW! gtmllllel1 
tidal ~ lllal ha~~e illunl2atcd 5eWral - 8UCb 8$ 
(;edar Bonnet ISland, MaDanll&tand, Eleactl ttawen Well 
and Cedar Run Dad< Rolld. A ~ CIUldersiOII'II in 
Jui!.' 1991 a • not'- on December 11. 1892 
a~ the hlgllest lloOd InSurance claiml 1n S1.al'raro 
·anoS also~ homes tlwvughoUIII19 tll.'lR TD'I'nship. 
More ~liy. sewr.11 $tom~ eotents '" July and Odotler 

200511ooded PII1S of lie Towns"". A lash ftooO event on 
Seplembcs 16. 2006 caused msjot ~ ss well u 
11'1111\Y iruo11111l1C:e dllil1lS ~ slgnibnt lloodiog abo 
ocx:urred. in lhe fal rA 2009.. In Odobar 2012 Sl.apfQlonn 
Sandy deded lhaulllll\dt. or hOm~ in Cllt' oommtJnily ar>d 
PJQduced record level ftood'109. II' you were here during 
any of these s:!oJm events. )'DU may ~ seen ~!ng 
end kno-.!1 thai lhis ill " real threat to out ccrnmunlty. Thb 
Ia 'M1y the Township l\ls COI'blUIHI wilb lha CRS program 
~doe$ wt'Uif it can lo mll'limlze II'>& ifn9act of~ 

1.-' Flood HaaliiMge 

The Flood f~rance S!udy and Flood ~ Rate 
~ fur Slallonl. lllhk:h most rac:en!ly tlecim8 elluctlYe 
111211106. am -.llabl• for revi- al eM- ComiTIUJiily 
Oel/elopment [lepamlenL F'ENA has owoenlly rel$ned 
and lhe Township 11a ~ FEMA'a s Prefimlnary 
Welt. J.laf>!l. 111e Prelmin3ry WCII't ~ are ~ 
bclrlg used lo deleomine ll propsty'allood :mne mid bar;e 
nood elevmlon. The base IIDod elew!lon is a 11e9ot abo¥e 
ITIC3'I 5e11 Jnool to wllich building lllllldatds are suidod by. 
SlruQures adhering ttl these ~uired slanOanls 2l'e t=; 
~ to~damsgeiom tood .--.ta. The~ sbDw 
base !!Go" elevalioo range~ ~ StdJrd i'Dm 7 to 
10 fCIIt 2bova· mean sea IB!Iel. Consrudbo 1tmdanls 
~equlm 1 ~ raat 110 ~ ~lion :shown an 1be 
map efredlw: M VIe lime of l'! permit for any ,....,. 01 

~ly I~ ll1mles-. The depaltmanl 
Will proYidll you with .a flood ~ deteominatiorl lel!o!r for 
J<1UI ptOpatty upon request 

Flood Spr,ty 

8eroruru1 punrp ll f!00s1 Eyeot 
• Ulok for btocllures at !he Munlcl~ 8uifllllg wilh 
~ lha.l "'f19t' 'fnln1 hurricane-~ 1D disasu 
~p.aredness. 

• If you tNr* you will need help during an evacualion. 
n<qd nnspo!tdon or have- special needs, you c;m 
reglder with !hit ~ Township Olffee of 
EmecvenGY Mmllgtftlelrt at (809} S97-10CO, eld. 
l2fia Nama end ~ are Up! conl\denlbl. 
Oon•t wait until a slolm etenl llappe!ll; if you fael ~ 
maJo oeed a:~~sisaunoe. Help U$ plari10 help ~ by 
~ngtheOTii(je of~Mana!J1!11121'11~ 

• Impact your ~ n~ and ewluale wb3t objoc:k 
may becoi1IO ~ l'la:za.-d dulliiQ a ftooo.l ll.=m sud• "" 
bl>rblam p~e Uris. 113511 cans and pstio 
fumlure INY beallne bVoy!lllt and pi)ISSlbly llcill 

awsr. Wlllm Of wind c:ould propel ;uch ltsms lhiDllQI\ 
windom 01 cause olllefdamage. 

• Tum aft udlies at the nta1n ftlflches or Vil!l!ve$ t1 
lnsi'IUdled lo dll so. Dlscomect ol.lldrical approances 
Do net t~ eledr!c:al equlpmaol if ,.au ..., ""'t or 
stand!ll!) In water. 

• When nnlified II> evacual@', do so ~Y- The 
Office of Emelge~~ey Matl.ge(lll!ill ll10flitool storm 
-* vesy c:lollely and 0111~ orden an IMIC:UIIIion 
nofl09 ~ it ia ill ~ best ~rest to move to 
higher ground or to an e0oi8CU!IIion sl\eller. 111 11\e 
.-..ent yoo OUJCl ~ ~ IIRl some essential 
ilenl$ you -ahculd lal<l! lWilh )IOU: 
Fb$1 aid supplies Wedlcations. 
~e food (can opener) Pet food 
Water for oacn • ..,cuee 81iHRts 
Pcnat~~e racr10 and llashl~hii~J Clo!Mlg 
Important papers, checkbook, valueblea 

• Do nat watt throul)h tow~nv water. Drowning i$ lhe 
number one cause or tlood llealhs. CUmlnLB. can be 
dec:eplive; sb( indw8 of moving Vllltef can knoCk. ~ 
o1J your Sot&. If you musl walk through Glandlng 
water. ~ a pel~ or SICk. ID ensur& that 111e ground 
en>und you Ia- so!l4. Alief a toad. look befoft: you 
*P. as Ole ground and llo!n '""1 be cwered wilh 
.debris crrnay be uns~ 

• Do 1>01 driw t.lonllqt • floode!l area. More poople 
drvwn in Chcir o.s ltllm 1111)1110111ere eJae. Do not Olive. 
around raed bmllm a1 lhe tOad or bridge ITii1Y be 
washed out. A foot of Wlllerwftllloat many 1/Cihl;le:s 

• Slay a-r rn,m po._- &no e!edrical line5. The 
nu,W.r two lclller aflw 41ownitlg ls okldrocutioo 
Eledrical CUI1'ellf. cat1 !ravel lhroug!1 V<81ier. Report 
CIDWJwl po!UE!T ~ lo Che Stafford TOWn$hi'p PoUCII 
Departzr.enl al (809) 591-8581. 

• took out lor lll1ima!$, Slldl as snalwl.. sman animal& 
Vlat have been "lloodecS CXII of ~ llllmes tTI8}' ~ 
~In your 11-. U.e a pole or stidc to POIIe omd 
tum lhiOQS ever to ~a_, snail animals 

• 8e ~lert for 1111$ IBal<s- Oo not 5I1'IClke or u.~e COI:ndl~. 
tant.em:s or open IIBmes wlesa you know 11\e gas has 
been tumed oil' in your house and lhe area has been 
wntilal9d. 

.y)e- il Flooding &em 
• L.isten for news report~ lo IMm whether tne, watar 

5l~W!r is~ 1o drink.. 
• A;~ llootfwa!SIS; wntr:r may be OOI'IlamiDatad by oil. 

gasdine.. or ~ Sew;!ge. WWJI may also be 
eledrically lll>at!Jeoi ·fn>"' undergmund or downed 
p()!lle( lines. 
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want to add your peraonal input to the Ocean County 2013 Hazard Mitigation Plan? Follow the link 
provided below and fill out the Public Outreach SUrvey: 

http:/Jwww.oceancountvhrnp.com/ocean-countv·hazard·mltlgatton·pubtlc-outreach·survey 

Thanks for taking the time ID better Inform us ebout your community. Your Input Is an Important part of 
developing a well-lnfonned plan with the ultimate goal of making O<:ean County more resMient and 
dlsaatef-reslstanl 

Public & Stak holder Meetings on May 14th & 20th. 2013 

posted May 1, 2013, 2:05PM by Christine C8gglano [updated May 1, 2013,2.:10 PN] 

Public Open Houses will be held for Ocean County oommunlty membela to provide Input to the Ocean 
County 2013 Hazard Mlttgatlon Plan. ReeldentB, local officials, industry, academia, and othere are 
encouraged to attend. The detalle of the meetlnge are as follows: 

Tunday, May 1•, 2013 

3:00 p.m. to 7:00 p.m. 

Brief presentations at 4:00, 6:00 & 6:00 p.m. 

Ocean County Office of Emetgency Management 

RJ Mllter f!.Jr Perk 

Rt. 530 & Mule Rd. 

Berkeley Township, NJ 

Monday, May 20, 2013 

3:00 p.m. to 7:00 p.m. 
Brief presentations at 4:00, 5:00 & B:OO p.m. 

Ocean County Southern Servioa Center 

179 s. Main St 

Manahawkin, NJ 08060 

For directiOns to the RJ Miller Air Park and to download the meeting flyer, please go to the Project 
Oocumentl page of the website. 

Mgtlna 

poated Feb 14, 2013,11:40AM by Christine t.ggiano [updlt.d~ 14,2013, 11:~1 AMJ 
The powerpolnt presentation from tho Risk Assessment Meeting on Wednesday, February 13th, 2013 is 
posted under the 'Project Poeumenta' on the website: 

http:/lwww.oceancountvhmp.comlorolect-documentl 

Follow the link to download and view the preaentation or any of the handouts distributed at the meeting. 
For snyon• who mlased the meeting, contact sheets for munlclpalltiea and atakeholdere have been 
uploaded, so feel free to fill out the appropriate form and send It to: sbowen@mbakercorp.com. 

Risk Aaaeument Meetlna on FebN@rv 13th 



posted Jan 28, 2013, 1:10PM by Chrietlne Caggleno 
A meeting wiY be held "' review and collect Important Information on Rllk Aaeesment. The det.lls of tM 
meeting ara • followl: 

Wedneeday, February 13, 2013 

10:00a.m. to 12:00 p.m. 

Mancini Hall· Ocean County Library 

101 Wuhlng1Dn Street 

Tor-n. Rlvar, NJ 08763 

Welcome to the OctaD County HMP weball 

~ J&n-3, 2013, 11:09/VA by Christine Caggiano [updatt:cl Jan s. 2013.2:11 PM J 
Check the announcements page for lnformlltion and upoamlng events concemlng the update of the 
Ocean County HMP. 



Join Us to Provide Input in the 
Ocean County Multi-Jurisdictional 

All Hazards Mitigation Plan! 

Ocean County's Multi-Jurisdictional All Hazards Mitigation Plan will be 
the blueprint for reducing property damage and saving lives from the 
effects of future natural and human-made disasters. Open house 
meetings will be the opportunity to provide input to the plan and 
collect valuable hazard mitigation information. Residents, local 
officials, industry, academia, and others are encouraged to attend. 

Public & Stakeholder Meetings 
Open Houses frorn 3:00 p.rn. until 7:00p.m. 

Brief presentations ot 4 :00, 5:00 ,f:!.: 6:0() p.m. 

Tuesday, May 14, 2013 
Ocean County Office of 

Ernergency Managern ent 

RJ Miller Air ParA 
Rt. 530 ,~ Mule Rd. 

Berkeley Township, NJ 

Monday, May 20, 2013 

0c"t'Oil County 

Southern Service Center 

179 S. Moin St. 

Manohavvlon, NJ U8U5U 

www.OceanCountyHMP.com 
This website will be used throughout the planning process to collect 
comments, announce meetings, and to post draft documents. 



Project Partners 
The Bamegat Bey Partnership focuses on restoring and Improving 

• ,._ the health of the Barnegat Bay ecosystem. The partnership Is one 
BARNEGAT BAY of many organiZations across the nallon Whose goal is to protect 
PARTNERSHI important estuaries. Areas of prtority Include water quality, water 
.... , ...... '" .. ,, supply, habitat. fisheries & wildlife, and land use. 

The Jacques Cousteau National Estuarine Research Reserve (JC 
NERR) Is located in Tuckerton, OcMn County, New Jersey. The 
Center is part of a national reserve ayatem formed to protect the 
country's estuaries. Through education, scientific research and 
stewardship, the JC NERR promotes responsible UM and 
management of theee estuaries. 

The Ocean County Sheriffs Department Is located In Toms River, 
Ocean County New Jersey. They are dedk:ated to protecting 
Citizens lve& and property In Ocean County New Jersey. The 
Sheritrs office aim& to ju&tly enforce the laws of the 8bd8 and 
nation • well as protecting individual conStitutional ~hta. 

The Ooean County Planning Department Is located in Toms River, 
Ocean County New Jersey. They acMse and lnfonn decisions 
made by the community and government regarding land use, 
environmental illua, future development, among other topics. 

The Ooean County Engineering Department Is located in Toms 
River, Ocean County New Jersey. They are responsible for 
managing the county roads, brldgee, and elgnlng throughout all 33 

ENGINEERING municipalities. They allo promote traffic safety through various 
elMS offerings. 



Ocean CoWlty HMP Page 1 of2 

Ocean County HMP 

Navigation .. . 
Welcome to the Ocean County 
:ZOU Hazard Mitigation Plan 
Project Website 

About the Project 

What Is Hanni Mklgadonl 

Announc;emenu 

ProJect calendar 

Project Panners 

Project Documents 

Contact tht Team 

Oc .. n County Online 

Ocean County Huard 
Mklgatlon Publl' ouueach 
Survty 

Hazard Mitigation Links 

F£MA Mitigation Home Page 

FEMA Mitigation Planning 
HOMI Page 

FEMA Mitigation Granu Home ,.,. 
Ntw Jersey Office of 
EnMroency Management Home 
Page 
New Jersey Department of 
Environmental Protection 
Homt Page 

Welcome to the Ocean County 2013 Hazarc 
Website 

In the aftermath of Hurricane Sandy, the Hauard Mitigation Plan will help build 
helpl We want to hear your dlaalter-related stories and get your feedbaok as ' 
Hazard Mitiget1on Plan. Throughout the planning process, use the SUBMIT A 
your thoughts, Ideas, phofos, and stories with us. Your participation strengthe1 

http://www.oceancountyhmp.com/ 9113/2013 
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OCEAN COUNTY HAZARD MmGATJON PLAN -RISK ASSESSIENT MEETlNG 

--ru~ 

T'M. No-nue, oerrt£.ffl~-'' 

:t 
-f-e. _b.r v C....' l I ~ , 1 ";) I 5 

OG: A>.J COu:·H Y- M::VJ J:::RSE' 

MULTI-JURISDICTIONAL ALL HAZARDS MfTIGATlON PLAN 



CAPAIIUTY ASSESSMENT WORKSHEET 

-. Wr\ (f. Wlart n 11t1ea 1ii1p. <idmJft.t"stht-fr?C 
JurlldldiMa Ji:Af&rrl 71,4J. orpnllldam W1 vni c/ P4J 

Lacll mldptlon apebiiHieltre e!dld,_ 1uthoriUII, polclll. pl'OIQml, 1nd mourca that reduce 
hawd Impact• or that could be uted to '"""ement hill rei mltlptlon ICtfYitles. Pl"te complete the 
tabfts and question• In the worksheet •• compltttly u paalble. 

PIM'IniRJand lqulidoly 

Pltnnlqand .._..tory capabilities are the pllns, pOlicies, cod111, and urdiMnc:el that prevent •nd 
redaa the lmpects ofhmrdl. PIN• Indicate which of the tolowll'll your Jurladlc1Ion hu an pl~ce. 

COmpr.htlnllve/ Master - ~~ 

Capttallmprovvment1 Plln '-\t~ 

Economic Otvtfopmenta Plln no 
Lot.1l Emarpmy Operations 
Plan 

Continuity af Opeqtlonl Plan J.f> 
Trtnaportttfon Plen nt> 

Stal'lnMtlt Mln~&ement Plln ~~., 

Community Wildfire Protectfon 

~ .S+rd:t p /QI) Plan 

MIJICW'ION PlM 



Buldlnt Coda 

luJidlnJ Code Ef(ec:tfY_,.$1 
Gl'lcflna Schedule (BaGS) Score 

Are .partnlent ISO l'ltfiW 

Sfte pl1n RIYf.w requirements 

ZOnliW ordinance 

SUbdivision ordlnii\CI 

Ffoodpllln ordlnam:e 

Ntltur~l"-•rd ordtnlnce 
(llonnwater, steep slope, 

Flood IRIUI'IIICIII'IIte mlpl 

Acqullftlon of land for open 
space end pubic rtcrHtlall u.es 

Other 

ne.~o a..l~ 
m tii.1dffcPn 

CAPABILITY ASSESSMENT WORKSHEET 

Rltlrc: 



CAPABILITY ASSESSMENT WORKSHEET 

Admlnlatmhra Mel Technfcel 
ldtntlft whether your comMUnlty hll the followfna ldmlnlltrltlft end ttdtnltll a~P~bllttlta. n. .. 
lndude staff lnd their stalls end took tlllt an bl UMd far mltlptlon pllnnlftllnd to lmpMment SfMdllt 
M•~tr•uon actions. For lmllltr )WIIdlr:Uons WithoUt lacllltlff rtJOli'CII,If tMr~ara public mGUt'CIIIt 
the nlld h~htr a...r aovemmentlhlt etn prtWicte tMhnk:lluslst•nc-, fndk:ate 10 Jn your comments. 

Plannlna COmmfalon 

Mltfptlon Pllnn1nl commltee 

PNiflmlto 
qcfucl rllk , ... ., trH trtmmlne, 

Mutuel 11d aueementl 

atilt IUIIdlntl Offlcltl 

Floodplain Admlnlltrator 

Em•raancy Manaatr 

C:OmmuAity Pl~nner 

CMI Eftllnur 

GIS COOrdinator 

Othlt 

' Ve5· ye). vo 
~ ff, ye.s. Vt~t ~o 
~ ff. ~es. 
ff rr. 
rr fr, es 
rr w. e.s. '(es. i~ 



WamlnJsvstemal•rvJcea 
(Reverie tu.. outdoorwwntna 

llpls) 

Haurd dltl and lnfol'ntltlon 

Gr.ntwrltlrc 

CAPABIUTV ASSESSMENT WORKSHEET 



CAPABIUTY ASSESSMENT WORKSHEET 

Ftnancfal 
ldtntlt'V whether vour ,Jwtldldlan hH ec:cea to or II eiiiJIJie to u• the foJiowfnB fundlnt ruources for 
hlllrd miUption. 

ClplblllmprovementJ projett 
fundi._ 

, ... for water, sew.r, ps, « 
tiadr~llnlfcn 

lmpect flel for new 
developJMnt 

Storm WIW utllltV fee 

Incur •bt throuah prfwlte 
ICitlvltl.,. 

communttv Devt~opmtnt 8loct 
Grent 



CAPABILITY ASSESSMENT WORKSHEET 

Education •nd Outreach 
ldlntlly tduCitfon 1nd outreach JII'Oifllml 1nd mlthOda 11rudy In pllce thllt cot.H be UMd to 
lmptemlnt mJtW~don actMtlu and COMmunlclt.t bl~trd-rellted ~ 

I ' ' · • ' '' l ' tJ•• 'I :• •1' •/ 1 • , • , • rJ r / ,.1 • •It 11 r•l l1 ••,'.' J' , · I, rl \ I, . 

\ 'f • ' ' ( II; I / t 't , · 1 , , I • 1 f j ll/1 1' (• ' / (\) r, 
dl ' d .I• 1 • , . • •lit' I " • ' 111• I '111 lr,;. •' •• ,,, 

' ... II•' "l' ' l' ' ' ' I 11'1 1 01] dill d ,.._J,, ( • 1 111 .111'1)1 HI lt.llltt ' 

Jotiltt' dl<lll H '11.1t rt , 

Local dttqn aroups or non- t.eic., . 
piOIIt orpnllatlona foeu~ed on 

~ 
c;~;~ ~.s~c' D.lf(eACI-)_ environment•! p,_lon, 

emerp,cy prepetednet~, C4.le11JV ~nnw pr1 ~t,f 1nfc . 
~c:m~ and func:tiDnll needs 
~X~tJulltlons, & 
o...,tna public ed&Jtttfon or C I LJ1 c ~c. etrtrcllCh tntorm~tlon Protram (e.a., 

4t~ responsible water use, fh 
•afetv, hOUithofd preptredn~ 
envJronmentallduCitton) 

Nltural dluslar or ..rety no reJated school proaramt 
-- - -

srcmnReady certlfk:atfan v\t~ 
Flrewtu Conununltlu l\t~ Clttlftc:adon 

P~m. Plltnerlhlp 

~ JnltJttlva lddreulftl dlllster 
NlltedlaUII 

Ottw 

' 
f " .. \ ... I,.,, It h " I t , tp.tl .. d!lll' ', I•·· (' 11>dltd• ·· I lll(t Ill,,., 4 1\'t'd l•• I t •th t( l ' II .I .. I 



MUNICPAL HAZARD WORICSHEET 

Hazards In your Community 
Use this worksheet to IdentifY the most .slanlflcant hmrds In your munltlpaaity. Use the words provided 
on the opposite *I• of the worksheet to fill In the fields for uch hazard. 



MUNICIPAL HAZARD WORKSHEET 

Definitions for aasslflcatlons 
I.Gadlons (GeOJI'Iphk Are• Affechd) 

• Nlllltfblr. Less thin 10 pergtnt of the land area (Isolated sl~le-polnt occur~ences) 
• LlmiEtd: 10 to 25 percent of the lind area (limited llnaJe·polnt occurrences) 
• Slplflcant 2510 75 perc:ent ofthellnd area (frtqa.nt ttnale-poln1 occurrences) 
• EJCtllnlfve1 75 to 100 percent of the land am (consistent sltllla-polnt occurrences) . 

,_lmum Probllbte!Nnt (MaghJtude/Strenath based an hlltark: evtnts orfubn probabllttyt 

• w .. k: Umlted dasslflcatlon on scientific scale, slaw speed of onset or short duration of event, 
multlna In little to no damqe 

• Modlrat.: Mode,. .. dasslfieatlon on Jdentlflc scele, model'lte speed of onset or moderate 
duration of event, resultfrc In some damqeand loss of service for days 

• Severe: Severe dassltrcatlon on sefentiRc scale, fist speed of onMt or Ions du,.tlon of event, 
ruultfns In devtstatlna dlmqe •nd loss of services for weeks or months 

• btreme1 Extreme classlflattlon on ldentlftc scele, Immediate onset or extended duration of 
event, raultfns: In catutrophlc dam• 1nd unlnheblteble condhlons 

ProbebJIIty of Future Events 

• Unllkely1 Less than 1 percent probability of occurrence In the next year or a recWNnCe lna.MI 
of createrthan every 100 years. 

• Occalonel11 to 10 percent problbllltv of occurma In the next year or a recurrence Interval of 
11 to 100 years. 

• Ulcely: 10 to 90 percent problbJIItv of occurrence In tile next ynr or 1 recurrence Interval of 1 
to 10vears 

• Hflhlv UktiV: 75 to 100 percent of the find area (consistent sln&fe-polnt oc:turrences) 

Ovarall Sllftlflcance 

• Law: Two or more crlterlt tan In tower dasslflcatlons or the event has a mlnlmallmPict on the 
planntns area. This ratmats sometimes used for hazards with a minimal or unknown remrd of 
occurrences or for hanrds with minimal m~tlon potentiiJ. 

• Mtclum1 The crtterll fill mostlv In th• middle l'lfl181 of claufflcatloru 1nd the event's Impacts 
on the plannlnt area are noticeable but not devastatq. This ~tins Is sometimes used for 
hazards with a hlah eactent ratl111 but very low probabllltv ratfn8, 

• Hllh: The criteria tonslstentty fall In the hllh classlffcetlons and the ev.nt fs llkefy/hlshly lbly to 
occur with severe streft&th over a slsnlflcant to extensive portion of the plenntrw area. 
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Background 

The New Jersey Source Separation and Recycling Act adopted in 1987 and last amended in 1992 (N.J.S.A. 

13:1E-99.11 et seq.), requires that municipal master plans include a Recycling Plan Element pursuant to 

the Municipal Land Use Law. The MLUL stipulates that recycling elements include provisions for the 

collection, disposition 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 units or more of multi-

family residential housing and any commercial or industrial development proposal for the utilization of 1,000 

square feet or more of land. 

 

Initially, the Recycling Act called for the recycling of 15% of the municipal solid waste stream in the first year 

of the program followed by the recycling of 25% of the municipal solid waste stream thereafter. That goal 

was more than doubled through legislation enacted in 1992 (P.L. 1992, c.167), amending the 1987 Recycling 

Act with a new challenge to recycle 50% of the municipal solid waste stream and 60% of the overall waste 

stream by the end of 1995. New Jersey failed to meet the municipal solid waste- recycling goal of 50% in 

1995, but did meet the overall recycling goal in 1996 with a recycling rate of 61%. In 2004, New Jersey failed 

to meet both solid waste-recycling goals. Only 34% of the municipal solid waste was recycled and only 55% 

of the statewide solid waste was recycling. 

Municipal Program 

The Township of Stafford has a comprehensive recycling program that is managed by the Public Works 

Department in conjunction with Ocean County.  Stafford Township has designated a recycling coordinator 

and has developed a recycling program. The materials recycled include, but not limited to, paper, glass, 

aluminum, steel, plastic, iron, anti-freeze, batteries, tires, used motor oil, brush, leaves, concrete, food waste, 

oil contaminated soil, textiles, and wood scraps.  Volumes collected for the past four years from Stafford 

Township have been included at the end this element.  The recycling effort in Stafford Township operates four 

days a week (Tuesday through Friday).  Residents have their recyclables picked up once each week. The 

current recycling schedule is as follows: Tuesday – all of Beach Haven West, Village Harbor, Colony Lakes, 

Cedar Bonnet Island, Mallard Island, and Bayside; Wednesday – Town Area north and south on Route 9, 

Cedar Run, Mayetta, and the Downtown Manahawkin area; Thursday – the portion of Ocean Acres east of 

Nautilus Drive (including Nautilus Drive) and north of Neptune Drive; Friday – the remainder of Ocean Acres 

consisting of the areas west of Nautilus Drive and south of Neptune Drive, as well as Fawn Lakes, Atlantic 

Hills, and Warren Grove.  For the year 2006, there was a total of 3,974 tons of recyclables collected by the 

Township. 
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County Program 

Ocean County has established the position of Recycling Coordinator and has prepared a recycling plan.  

Recyclable materials are collected and deposited at the Ocean County Southern Recycling Transfer Station 

located within Stafford Business Park in the Township. The recyclable materials are then transported to the 

Ocean County Recyclable Materials Processing Facility in Lakewood Township. 

Recommendations 

The Recycling Plan recommends that the following steps be taken in support of the Township’s current 

recycling efforts: 

 Update the Township’s Recycling Ordinance as amendments to the Recycling Act as Municipal 

Land Use Law and Recycling Law changes occur. 

 Continue to increase public awareness about recycling through such forums as the Township 

website, newsletters, school programs, and displays at community events and festivals with 

information about schedules and recyclable materials. 

Recycling Volumes for Selected Materials in Tons 
Stafford Township, 2013-2016 

Material Total in 2013 Total in 2014 Total in 2015 Total in 2016 

 R C R C R C R C 

Corrugated 1,208.68 1,959.82 1,857.34 1,593.10   856.42 1,003.16 1,348.73 2,085.75 

All Other paper 
Products 

2,402.55   847.43 2,948.14      92.44 2,028.57    946.17 2,650.74   902.98 

Brush/Tree Parts 2,839.00   166.81 2,551.10   149.17   413.16    104.53 2,309.54 3,539.39 

Glass    650.03   440.24    704.53     97.25   286.52    169.72   629.13    136.97 

All Metals    224.31   393.10    331.87   325.85   367.80    638.30   408.13    571.09 

All plastic      47.40   102.68    240.64     34.61   325.76    204.11   231.17   147.48 

Electronics (TV’s)      58.43       60.0      33.08  112.99     29.73      57.01     99.71     54.70 

Tires       2.87   243.07        8.34  377.70     98.43    354.14     14.69   210.96 

Waste Oil/Anti 
Freeze 

      2.92   547.23      19.15  367.33     14.03    222.15     14.70   130.03 

Asphalt/Concrete         -0- 4,802.90      57.82 4,558.92    263.72 3,748.70     66.30 5,309.18 

Leaves 1,119.36        -0- 1,114.35        1.20    455.68        30.0  995.44        -0- 

Sub totals 8,555.55 9,563.28 9,886.36 7,710.56 5,139.82 7,477.99 8,756.28 13,088.53

All Others 1,344.96 3,362.85 3,164.95 2,769.79 

Totals 19,463.79 20,959.77 15,782.76 24,614.51 

 
R: Residential 
C: Commercial 
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Policy Statement for Relationship to Other Plans 
 
Introduction 

The New Jersey Municipal Land Use Law (MLUL) requires municipalities to include, as an 
element of the Master Plan, a policy statement indicating the relationship between the 
development goals and strategies set forth in the Master Plan and “the Master Plans of 
contiguous municipalities, (2) master plan of the county in which the municipality is located, (3) 
the State Development and Redevelopment Plan.” (§40:55D-28 (13) d (1)) As such it is the 
intent of this element to fulfill these requirements set forth in the MLUL. 
 

Surrounding Municipalities 
 
TOWNSHIP OF BARNEGAT 

Barnegat adopted revisions to their Master Plan in 2011. Those revisions include updates to 
their Land Use Plan, Circulation Plan and Historic Preservation Plan elements. Their adopted 
Master Plan dates back to 1988. As part of the 2011 update a Commercial Core (CC) Overlay 
Zone contiguous to Stafford was proposed.   In December of 2011, Barnegat Township’s Plan 
and designation of its Town Center was approved by the State Planning Commission. The CC 
Overlay zone was subsequently created by Ordinance 2012-06 in 2012. Barnegat envisions 
this zone as a “commercial hub and gateway to Stafford Township”. The zoning designations of 
land within Barnegat Township are generally complimentary to those along the boundary with 
Stafford Township.  Similar to Stafford, a portion of Barnegat is located within the Pinelands 
Region.  Despite areas of medium and high density residential development, a great deal of 
preserved/forested land within Barnegat abuts Stafford Township.   

 

 
 

 
Source: Barnegat Zoning Map 2012
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The 2011 Barnegat Master Plan update also included recommendations that would enhance and 
protect environmentally sensitive areas and encourage more compact and efficient development 
patterns.  The figure above on page 1 illustrates Barnegat’s Zoning districts adjacent to Stafford 
Township.  Stafford and Barnegat’s zoning districts on the border have and will continue to 
coexist in harmony and are not predicted to create any land use issues between the two 
townships.  Additionally, Stafford’s 2017 Master Plan does not propose any zoning changes or 
redevelopment areas near or on Barnegat’s border.  Therefore the 2017 Master Plan of Stafford 
Township maintains a good relationship with Barnegat Township and both Township’s goals and 
objectives in their respective Master Plans do not create any issues.   
 
TOWNSHIP OF LITTLE EGG HARBOR 
 
Little Egg Harbor adopted its most recent comprehensive Master Plan in 1999.  A 
reexamination was conducted in 2007 and another Re-exam Report was done in 2015 which 
was adopted as a Master Plan Amendment by the Planning Board in 2015.  The most recent 
reexam addressed the following: 

“special emphasis on facilitating recovery from Hurricane Sandy as well as promoting 
resiliency to future storm impacts and other potential natural hazards as well as updates 
to the Land Use Element, Community Facilities, Economic, Circulation and Stormwater 
management plans”.    Resolution 2015-155 
“With the impacts of Hurricane Sandy so great, the Township of Little Egg Harbor has 
significant concern and reason for promoting not only recovery from Sandy but also 
building resilience to future storm impacts and other potential natural hazards. While the 
current Master Plan Reexamination Report is broad in scope, the experience of 
Hurricane Sandy… the need to build resiliency has influenced and informed its 
preparation”.                Little Egg Harbor Master Plan Reexamination, 2015  p. viii 

The Reexam added resiliency objectives, creation of an existing land use map (2015), a revised 
economic plan and circulation element which includes actions from the Strategic Recovery 
Planning Report of 2014. 

The zoning designations of land within Little Egg Harbor are complimentary along the 
boundary with Stafford Township.  The western tip of Little Egg Harbor is designated as PA 
Preservation Area zoning and is reflected in Stafford by S State Owned Land and PA 
Preservation Area zoning districts.  Proceeding south, there is a PV Pinelands Village zoning 
designation located in both Stafford and Little Egg Harbor.  Further south, Little Egg Harbor 
has designated the remainder of the boundary area with Stafford as FA Forest Area and FAC 
Forest Area Cluster districts. These districts mirror S State Owned Lands in Stafford.  Overall, 
there is no development or zoning conflict between these two municipalities and it is not 
foreseen that any changes will occur nor any land use issues in the future.   
 
TOWNSHIP OF EAGLESWOOD 

The Eagleswood Township Master Plan was adopted in 2002.  There have been no re-exams 
since adoption. The zoning designations of land within Eagleswood Township are generally 
compatible with the lands along the boundary with Stafford. 
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West of the Garden State Parkway along the municipal boundary with Stafford, Eagleswood 
has designated lands as FA Forest Area.  Mirroring this area in Stafford Township are lands 
designated as S State Owned and FA Forest Area.  Proceeding east of the Garden State 
Parkway, Eagleswood has designated lands as R-A5 Residential, R-3 Residential, R-1 
Residential, and RC Residential.  Mirroring these areas in Stafford are lands designated as 
RA-3/ROS Rural Residential/Recreation Open Space, RA Rural Residential, and R-2 
Residential.  Continuing east along the boundary, Eagleswood has designated the lands 
surrounding Cedar Run as C-1 Marine Commercial. This designation is reflected by the RMC 
Recreation Marine Commercial district in Stafford.  Finally, the lands furthest east along this 
boundary are designated as residential districts; the RC Residential zone of Eagleswood is 
mirrored by the R-2 Residential zone of Stafford.  In Chapter 10 of Eagleswood Township’s 
2002 Master Plan under “Goals and Objectives” number three (3) states as a goal “promote 
coordination and consistency in State, County, and municipal land use and development 
policies.” The consistency in zoning between Eagleswood and Stafford is such that no 
conflicts exists. 

Ocean County 
 
OCEAN COUNTY COMPREHENSIVE MASTER PLAN 

The Ocean County Comprehensive Master Plan was adopted in December of 2006 replacing 
a previous plan adopted in 1988. It recognizes that Stafford was designated as a Regional 
Center in May of 2007. The Regional Center provides areas of residences, commercial and 
industrial uses focused around Manahawkin and Route 72.  Surrounding the Regional Center 
are large areas of green space and environmentally sensitive lands under Federal and State 
ownership. 

 

Source: Ocean County Comprehensive Master Plan, p. 100 
It should be noted that Ocean County recognized Stafford’s Wastewater Management Plan 
was approved by the New Jersey Department of Environmental Protections in 2010.  Overall, 
Stafford’s 2017 Master Plan is consistent with the Goals and Objectives of the Ocean County 
Master Plan.   
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New Jersey 
 
STATE DEVELOPMENT AND REDEVELOPMENT PLAN (SDRP) 

The major goal of the State Development and Redevelopment Plan, adopted in 2001, is to 
promote “the strategic application of investment and regulatory policy to repair and maintain 
infrastructure in developed areas, to reestablish adequate levels of service in over-burdened 
communities and to protect the agricultural, natural and cultural resources of the state.”  As 
such the NJ Office of Smart Growth created six Planning Areas to sufficiently guide 
development and redevelopment to appropriate areas with appropriate densities. These 
planning areas are PA-1 Metropolitan, PA-2 Suburban, PA-3 Fringe, PA-4 Rural, PA-4B 
Rural/Environmentally Sensitive, PA-5 Environmentally Sensitive, and PA-5B Environmentally 
Sensitive/Barrier Islands. The SDRP also includes special designations for the Pinelands 
called the Pinelands Management Area.  About half of Stafford is located within the Pinelands 
Management Area. With the exception of Warren Grove, Ocean Acres, and the Stafford 
Business Park, the area within the Pinelands Management Area is classified as Forest and 
Preservation Area. Warren Grove is classified as a Village, while Ocean Acres, the SOCH 
medical village, and the Stafford Business Park are designated Regional Growth Areas.  The 
portion of Stafford Township southeast of the Garden State Parkway falls under the standard 
Planning Area designations. The Designated Regional Center of Stafford fans out from the 
intersection of Routes 9 and 72 and is classified as PA-2 Suburban. There is another area 
northwest of the Regional Center, between Route 9 and the Garden State Parkway that is also 
designated PA-2.  A portion south of the Regional Center between Route 9 and the Garden 
State Parkway is designated as PA-4 Rural. The remainder of the Township consists of PA-5 
Environmentally Sensitive including the coast & Parks or Natural Areas.  Since its designation, 
some of the original assumptions regarding the location of future growth have been revisited 
and the Township, in concert with Ocean County, has completed several major open space 
acquisitions.  In 2007 a petition was made to modify the Regional Center boundary, so several 
changes were proposed on the basis of aligning Planning Areas with the negotiated Center 
boundaries.  In 2007, 532 acres of land were proposed to change from PA-2 to PA-5, 86 acres 
from PA-4 to PA-5, and 94 acres from PA-5 to PA-2. In recognition of existing parks, 90 acres 
of PA-2 and 12 acres of PA-5 have been moved to the Parks layer. The net change is an 
additional 512 acres of PA-5, 102 acres of Parks, and 528 acres less of PA-2 and 86 acres 
less of PA-4. A Critical Environmental Site of 66 acres is within the Regional Center to cover a 
large wetland area.  Overall this Master Plan is consistent with the State SDRP.   

Conclusion 
Superstorm Sandy forced many coastal communities to incorporate resiliency planning into 
their Master Plans including Stafford Township.  Revisions to planning documents in 
neighboring Barnegat and Little Egg Harbor reflect that urgency and compliment the efforts 
undertaken by Stafford.   As a Regional Center, Stafford plays an important role and service 
to surrounding communities. The relationship between the development goals & strategies 
set forth in the Stafford Master Plan and the Master Plans of Barnegat, Little Egg Harbor, 
Eagleswood, Ocean County, and the SDRP are consistent with each other. 



PROJECT TITLE

PROJECT 

NUMBER 2017 2018 2019 2020 2021 2022

GENERAL

Municipal Park Improvements REC-1 51,250.00 75,000.00 75,000.00 75,000.00 75,000.00 75,000.00

Road Improvements ROAD-1 766,590.00 2,000,000.00 2,000,000.00 2,000,000.00 2,500,000.00 2,500,000.00

Purchase 12-Passenger Bus DPW-1 85,000.00

Purchase Automated Trash Trucks DPW-2 350,000.00 350,000.00

Retrofit Rear Load Trucks DPW-3 110,000.00

Replacement Flooring for Township 

Facilities DPW-4 25,000.00 25,000.00

Purchase DPW Equipment DPW-5 82,820.00 58,000.00 60,000.00 62,000.00 65,000.00 65,000.00

Purchase DPW Vehicles DPW-6 61,500.00 46,000.00 46,000.00  46,000.00 46,000.00

Purchase Snow Plows DPW-7 25,000.00 25,000.00  

Purchase Computer Equipment IT-1 112,135.00 50,000.00 50,000.00 50,000.00 50,000.00 50,000.00

Purchase Vehicles for Various 

Departments ADM-1 100,000.00 30,000.00 30,000.00

Purchase for Animal Control AC-1 40,000.00 45,000.00

Purchase of Equipment for PD PD-1 26,795.00 30,000.00 32,000.00 32,000.00 35,000.00 35,000.00

Purchase of Police SUV's PD-2 220,000.00 290,000.00 295,000.00 300,000.00 325,000.00 350,000.00

Drainage Improvements Gl-1 100,000.00 100,000.00 100,000.00 100,000.00 100,000.00

Replacement of Ambulance EMS-1 225,000.00 250,000.00

Court Resurfacing Projects REC-2 120,000.00 100,000.00  

Sub-Totals 1,421,090.00 3,279,000.00 3,038,000.00 3,119,000.00 3,521,000.00 3,221,000.00

Stafford Township Capital Plan



PROJECT TITLE

PROJECT 

NUMBER 2017 2018 2019 2020 2021 2022

GENERAL

Curbing Replacement ROAD-2  75,000.00 15,000.00 15,000.00 15,000.00 15,000.00

Replacement of HVAC Units Gl-2 128,125.00      

Computer Controlled LED Lighting Gl-3 51,250.00 100,000.00 50,000.00 50,000.00

Doc Cramer Irrigation Gl-4 200,000.00 20,000.00 20,000.00 20,000.00 20,000.00

Nautilus Irrigation Gl-5  150,000.00 20,000.00 20,000.00 20,000.00

Lighthouse Park Irrigation Gl-6  100,000.00 20,000.00 20,000.00

Beach Avenue Bathrooms Gl-7    50,000.00   

DPW Fuel Dock DPW-8 1,759,354.00      

Fields at Nautilus Park Gl-8 250,000.00    

Municipal Courtyard & Parking Lot Gl-9 521,556.00      

Purchase Leaf Vacuum Truck DPW-9 128,125.00 210,000.00   

Police Firing Range PD-3 1,145,000.00   

Bulk Scanning of Records ADM-2 255,000.00 100,000.00 100,000.00    

Purchase Automated Trash & Recycling 

Cans DPW-10 20,500.00  15,000.00  15,000.00  

Hot Water Heaters for Townhall Gl-10 40,000.00     

Fields & Court Resurfacing at 

Lighthouse Park Gl-11  100,000.00  

Millcreek Road Bulkhead Gl-12 385,000.00

Playground Equipment Ocean Acres 

Lake Park Gl-13 45,000.00 50,000.00

Replacement of Street Sweepers DPW-11 185,000.00 185,000.00  

Sub-Totals 4,008,910.00 1,590,000.00 450,000.00 440,000.00 140,000.00 75,000.00

Stafford Township Capital Plan



PROJECT TITLE

PROJECT 

NUMBER 2017 2018 2019 2020 2021 2022

WATER/SEWER UTILITY

Purchase Water/Sewer Equipment WS-1 105,000.00 50,000.00 50,000.00 50,000.00 50,000.00 50,000.00

Beach Haven West Sewer Rehabilitation WS-2  400,000.00     

Purchase Vehicles WS-3 105,000.00  65,000.00  

Beach Haven West Water Main Replacement WS-4 1,800,000.00    20,000.00 20,000.00

Garden State Parkway Crossing/Beachview 

Ext. WS-5 3,500,000.00   20,000.00 20,000.00

Well Redevelopment and Rehab WS-6  80,000.00  20,000.00 20,000.00

Water Treatment Plant Upgrades WS-7   250,000.00    

Purchase Vacuum Truck WS-8 472,500.00      

Sewer Pump Station Rehab WS-9 250,000.00 250,000.00 250,000.00 250,000.00 250,000.00

Water Tank Improvements WS-10  1,070,000.00 475,000.00 525,000.00 550,000.00 550,000.00

Retrofit Camera Truck WS-11 130,500.00    

Replacement of Electronic Signboards WS-12 31,500.00   

Miscellaneous Tools WS-13 10,500.00 10,000.00 10,000.00 10,000.00 10,000.00 10,000.00

Sub-Totals 2,655,000.00 5,280,000.00 1,180,000.00 835,000.00 920,000.00 920,000.00

Stafford Township Capital Plan
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