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REEXAMINATION REPORT
BOROUGH OF FARMINGDALE

The New Jersey Municipal Land Use Law, N.J.S.A. 40:55D-89 et seq. requires that Municipal
Planning Boards review municipal master plans and zoning and land development regulations for
their municipalities at least once every six years. The statute requires that the Reexamination
Report be adopted by the Planning Board by Resolution and distributed to the County Planning
Board and adjacent municipalities.

The Borough's last Reexamination Report was adopted by the Planning Board on February 24,
2003 by Resolution 03-06.

The purpose of a Reexamination Report prepared in accordance with the Municipal Land Use Law
is to periodically reexamine the master plan, zoning and land development regulations of a
municipality to determine whether they continue to address the development goals and objectives of
the municipality and to provide recommendations that will address changes in development goals,
the impact of development within the municipality and the impact of planning and development
regulations by the County, State of New Jersey and the Federal government. The Municipal Land
Use Law requires that municipalities review the master plan and zoning and land development
regulations in terms of the following:

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

b. The extent to which such problems and objectives have been reduced or have increased
subsequent to such date.

c. The extent to which there have been significant changes in the assumptions, policies and
objectives forming the basis for the master plan or development regulations as last revised,
with particular regard to the density and distribution of population and land uses, housing
conditions, circulation, conservation of natural resources, energy conservation, collection,
disposition and recycling of designated recyclable materials, and changes in State, county
and municipal policies and objectives.

d. The specific changes recommended for the master plan or development regulations, if any,
including underlying objectives, policies and standards, or whether a new plan or
regulations should be prepared.

e. The recommendations of the planning board concerning the incorporation of redevelopment
plans adopted pursuant to the "Local Redevelopment and housing Law", P.L. 1992, c. 79
(N.J.S.A. 40A:12A-1 et al.) into the land use plan element of the municipal master plan, and
recommended changes, if any, in the local development regulations necessary to effectuate
the redevelopment plans of the municipality.
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MASTER PLAN

The Farmingdale Borough Planning Board adopted its current Master Plan on July 22, 1996. The
Planning Board updated the Housing Plan Element of the Master Plan on August 23, 2004 and
December 15, 2005 in accordance with COAH's Round 1 and 2. The Plan was updated again on
November 24, 2008 and October 6, 2009 in accordance with COAH’s Round 3 rules which became
effective June 2, 2008.

The Land Use Plan Element was amended on October 6, 2009 to include a new Affordable Housing
(AH-1) overlay zone for Block 16, Lot 1.04 located on West Main Street in accordance with the
Housing Plan Amendment.

The current Master Plan is comprised of several “plan elements” that have been adopted beginning
in 1996 as follows:

MASTER PLAN ELEMENT ADOPTED / AMENDED

Goals and Objectives July 22, 1996
Circulation Plan July 22, 1996
Community Facilities, Services, and Utility Plan July 22, 1996
Land Use Plan July 22, 1996 / October 6, 2009
Relationship to Other Plans (Policy Statement) July 22, 1996
Housing Plan August 23, 2004 / December 15, 2005;

November 24, 2008; October 6, 2009

ZONING AND LAND DEVELOPMENT REGULATIONS

The current Zoning and Land Development Ordinance was adopted on February 4, 1997 by
Ordinance No.97-011 and last amended by Ordinance 2009-17 adopted on October 20, 2009.

REEXAMINATION OF MASTER PLAN AND LAND USE REGULATIONS

The Municipal Land Use Law statutory components of a Reexamination Report pursuant to
N.J.S.A. 40:55D-89 et seq. are listed below in paragraphs A - E. The statutory provisions are
presented in bold type.

1
Ordinance No. 97-01 was adopted on February 4, 1997. This Ordinance "Repeals the Land Development (Zoning) Ordinance

of the Borough of Farmingdale and inserts a new Land Development Ordinance in the General Code and establishes a new and

comprehensive Land Development Ordinance containing Land Use Development Procedures, Zoning Standards, Site Plan and

Subdivision Design Standards and other miscellaneous requirements."
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A. THE MAJOR PROBLEMS AND OBJECTIVES RELATING TO LAND
DEVELOPMENT IN THE MUNICIPALITY AT THE TIME OF ADOPTION OF
THE LAST REEXAMINATION REPORT.

The summary of the major problems identified by the Planning Board in the 2003 Reexamination
Report was as follows:

1. Update population section of the Master Plan in accordance with 2000 Census

2. Revise Master Plan to show that although a commuter rail line is desirable along the
existing railroad right-of-way, considerations should be given to locate a commuter rail
station outside the Borough due to insufficient available land for commuter rail parking and
increased traffic burden.

3. Master Plan should be updated to include a listing of the various pieces of equipment that
are owned by the Public Works Department and Fire Department.

4. Update existing Land Use section of the Master Plan to determine the total percentage of
vacant land.

5. Revise existing community characteristics of the Master Plan.

6. Revise Master Plan to indicate the limitations of development including wetland and other
environmental limitations

7. Prepare an action plan for a Housing Plan in accordance with COAH rules. The action plan
should include the appropriate way to meet COAH rules including a comprehensive review
of vacant and appropriate available lands. Housing Plan should provide for reasonable
projections of future housing stock.

8. Attempt to minimize traffic impact within the Borough as a result of development outside
the Borough. Work with and communicate more effectively with Monmouth County
Planning Board on traffic issues particularly alternate ingress and egress around
Farmingdale.

9. Designate the Borough as a Village Center for the purposes of revitalization of the
downtown area and preserve its historic nature.

10. Planning Board recommends that increasing the right-of-way width of existing County
Roads running through the Borough is not practical. Alternate by-pass routes should be
considered.

11. Any improvements to the municipal building or other municipal facilities should be subject
to availability of funding, including funding from grants and/or low interest loans.

12. Recreation opportunities and facilities available to Borough residents should be increased.
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13. Consideration should be given to decrease the lot frontage requirement from 60 feet to 50
feet in the R-7.5 zone.

14. Consideration should be given to extend the R-7.5 zone from Railroad Avenue and the
Railroad right-of-way to West Main Street.

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

The objectives of the 2003 Reexamination Report have been reviewed to determine the extent to
which they have been reduced or have increased by changing conditions at the local, regional and
national levels.

Master Plan Changes

1. COAH's Round 3 Rules were adopted on December 20, 2004. On December 15, 2005,
the Borough Planning Board adopted and the Borough Council endorsed a Housing
Element and Fair Share Plan in conformance with the Round 3 rules adopted by COAH
for the period January 1, 2004 to January 1, 2014. The Housing Plan was filed with
COAH and the Court on December 16, 2005.

The 2004 Round 3 COAH Rules were challenged in Court. On January 25, 2007, the
New Jersey Superior Court, Appellate Division, affirmed in part, reversed in part and
remanded portions of the Round 3 Rules back to COAH for reevaluation and for further
rulemaking. COAH responded to the Appellate Court Order on January 22, 2008 when it
published proposed new Round 3 Rules. COAH received almost 5,000 public comments
to its January 2008 rule proposals. In response, COAH adopted its proposals essentially
“as is” in May 2008, which became effective on June 2, 2008 upon publication in the
New Jersey Register. Simultaneously, COAH proposed a second set of amendments to
its Round 3 regulations. After receiving hundreds of additional public comments, COAH
adopted its most recent rule amendments on September 22, 2008, which became effective
on October 20, 2008 upon publication in the New Jersey Register.

In response to the 2008 Round 3 COAH Rules, Farmingdale prepared a new Housing
Plan in conformance with the two sets of new rules. The updated Housing Plan was
adopted on October 6, 2009 by the Planning Board and endorsed on that same date by the
Mayor and Borough Council. The Borough again filed the plan with COAH and the
Superior Court pursuant to a Borough declaratory action.

Subsequent to the adoption of the Housing Plan the Court Appointed Master reviewed the
Housing Plan and on June 30, 2009 recommended to the Court that a Judgment of
Compliance and Repose be granted to the Borough of Farmingdale with respect to its
Round 3 fair share obligations, subject to certain conditions which were enumerated in
the Master's Report.
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A Compliance Hearing was scheduled for December 2009 to determine if a Judgment of
Compliance and Repose of the Housing Plan can be granted. Once a Judgment of
Compliance and Repose is granted the Borough would be protected from builder's remedy
lawsuits for the remainder of the Round 3 period which extends through 2018

2. The Land Use Element of the Master Plan was amended to include the following Land Use
designation in accordance with the Housing Plan Element:

"Affordable Housing (AH-1) Overlay
Affordable Housing is located on West Main Street on Block 16, Lot 1.04. The lot
consists of a total of 1.62 acres, of which approximately 1.1 acres on the west side is
freshwater wetlands. Permitted uses within the Affordable Housing Overlay area
should consist of a 100% affordable multi-family residential use subject to
affordability controls of the Council on Affordable Housing (COAH).”

3. The Borough has expressed its interest in revitalizing the Farmingdale downtown area and
preserving its historic character. Two notable developments that occurred in the downtown
area include:

a. "Farmingdale Station", a two-story office/retail building located on Main Street
(Block 36, Lot 1 and 3) was completed in 2009. The property contains an office
on the second floor and strip retail uses on the first floor consisting of 6 tenant
stores. The building contains a total of 7,300 square feet

b. A housing unit located on Main Street was built as a six (6) unit Senior Citizen
Housing complex known as SHG Enterprises. The development is affordable to
low and moderate income seniors and is part of the Borough's Housing Plan
Element.

4. The Borough has attempted to receive funding for downtown revitalization through a
Transportation Equity Act (TEA-21) grant for pavers, street lights, benches, etc., but has not
been successful to date. The Borough will continue to pursue funding for downtown
revitalization.

5. The State Police, which services the Borough, has moved their dispatch center from Wall
Township to the Hamilton Barracks. The Borough has provided a room in the Community
Center for a "substation" which has resulted in State Police spending more time within the
Borough.

6. The Borough has upgraded the Borough Hall/Community Center parking lot and building
through Municipal Bonds and grants. Improvements to the Community Center are on-
going. The Council has discussed the possibility of making the Center more available to
Borough residents for functions on a contribution basis.
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7. The New Jersey American Water Company has become the service provider for water
within the Borough for the months of October 1 through April 30. The Borough will
continue to utilize its own well water for the remaining 5 months of the year.

8. The NJDEP adopted new stormwater management regulations on August 4, 2004 that
require all municipalities to prepare a comprehensive stormwater management plan and
implementing ordinances. The Borough amended Chapter 25 of the Land Development
Regulations to add new section 25-57, Stormwater Management, on April 4, 2006 through
Ordinance 06-02. Further amendments were made to the Stormwater Management
Ordinance were made on December 16, 2008 through Ordinance 2008-14.

Land Development (Zoning) Ordinance Changes

1. Ordinance 04-07 adopted on September 21, 2004 implemented a settlement agreement
between Traditional Developers and the Borough establishing the R-6 single-family
residential zone on West Main Street.

2. Ordinance 05-01 adopted on January 18, 2005 amended the Zone Map to delete properties
from the GC General Commercial Zone and included in the Medium Density Single Family
Residential Zone.

3. Ordinance 05-07 adopted on September 18, 2005 amended the General Commercial Zone
to grandfather properties.

4. Ordinance 2009-17 adopted October 20, 2009 rezoned Block 16, Lot 1.04 from “General
Commercial GC” to “Affordable Housing AH-1 Overlay” to implement the changes
reflected in the Housing Plan and Land Use Plan Elements of the Master Plan.

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

There have been changes in the underlying assumptions, policies and objectives forming the basis
for the Master Plan and Land Use Ordinance since the 2003 Reexamination Report was adopted
including:

1. Round 3 COAH Rules adopted in June 2008 are expected to change again in 2010 pending
settlement of litigation between COAH and various objectors. Although the Borough has
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adopted a Housing Plan in accordance with the current rules and is expected to receive a
Judgment of Compliance and Repose the Borough should monitor any future revisions to
COAH Rules in order to remain compliant with the Fair Housing Act. In addition the
Borough will be expected as part of its Judgment of Compliance and Repose to biannually
monitor its Housing Plan Element and provide for affordable housing based on actual
residential and non-residential growth share requirements.

2. The Monmouth County Solid Waste Plan was adopted in March 2009. The Plan states that:

"Each municipality is to revise their Recycling Ordinance to include additional
materials, to require separate and appropriate recycling and trash containers at
businesses and public facilities, to specify requirements for a debris
management plan as a condition of any local construction or demolition permit,
to formally appoint a Municipal Recycling Coordinator, and to include other
specific handling, enforcement and reporting measures. Municipalities are also
required to provide all residents and small businesses access to a local
Municipal Recycling Depot, and meet certain minimum operating criteria."

According to the County each municipality has eight months to revise and submit its
Mandatory Recycling Ordinance to the County.

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

Recommended Master Plan Changes

1. The Borough Master Plan currently is comprised of separate documents that have been
adopted and/or amended over an extended period of time. It is recommended that the
Planning Board prepare an updated Master Plan to incorporate the various Master Plan
elements into a unified Master Plan document.

2. The Master Plan background data should be updated to include current population data,
environmental data, etc. as indicated in the 2003 Reexamination Report.

3. The vacant land inventory and analysis and existing land use map completed as part of the
Housing Plan should be expanded and added to the Land Use Plan element.

4. The Borough's water and sewer disposal system is in need of updating and repair. The
Borough has requested funding for the two water plants (Walnut Street Water Plant and
Mains Street Water Plant) and video taping of the Borough's sanitary sewer system.
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Recommended Land Development Ordinance (Zoning) Changes

The Land Development Ordinance of the Borough Code is recommended to be evaluated and,
where necessary, updated. Specific changes that are recommended include:

1. Building height should be clearly defined in the Ordinance and applicable to all zoning
districts.

2. Review and amend the Land Use Regulations to include and conform to the New Jersey
Residential Site Improvement Standards.

3. Amend the Recycling Ordinance in accordance with the requirements of the Monmouth
County 2009 Recycling Program.

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

The Planning Board finds that there are no areas in Farmingdale that are blighted and in need of
redevelopment in accordance with N.J.S.A. 40A:12A et seq., the Local Redevelopment and
Housing Law.


