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Introduction  
 
The goal of this report is to provide a mechanism to realize a coordinated program of redevelopment 
for the tract known as the “Old Bridge Crossroads” (formerly known as the “Olympia & York Tract”) 
of the Township of Old Bridge.  This area was designated as a redevelopment area by the Old Bridge 
Township Council on August 13, 2001, with additional privately owned properties added to the 
redevelopment area in 2003.  
 
 
This Old Bridge Crossroads Redevelopment Plan provides for redevelopment of the predominantly 
vacant and wooded designated redevelopment area generally bounded by East Greystone Road and 
Marlboro Road to the west, Texas Road to the south and the junction of State Highways 9 and 18 to 
the north and east, a major crossroads of north-south and east-west traffic flow in Monmouth and 
Middlesex County that gives this Plan its name (Figure #1 -See Key Map).   
 
 
Introduction - FIGURE #1 - KEY MAP 
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Specifically, the Redevelopment Area is located on the following block and lots: 
  
August 13, 2001 
 
Block 20000                   Block 20002                                       Block 21000                      Block 21001 
Lots 67.11, & 79            Lots 8.11, 10.11, 14, 15, & 16            Lots 6.11, & 13.12             Lot 4.11                          
 
Block 20000 Lot 67.11 was subdivided into a new lot 67.11 and a new Lot 67.13, simultaneously the 
lot boundary between old lot 67.11 and Lot 79 was adjusted to create a new Lot 79.11 and to slightly 
enlarge the new Lot 67.13.  The new Lot 67.13 was deeded to the Municipal Utility Authority. 
 
February 24, 2003 
 
Block 21000                     Block 21005 
Lot 3.11, 6.12                   Lot 2 
 
 
Introduction - Figure #2 -Redevelopment Area (next page) 
 
This Redevelopment Plan provides for the planned development of existing developable vacant land. 
While the redevelopment area is over 500 acres in size, it is heavily constrained by wetlands and 
topography that break the site up into pockets of uplands. This has precluded private market forces 
from developing the site in a fashion appropriate to its key location on two State highways. In 
addition, the potential impact on the community of the development of approximately 200 acres of 
uplands, as well as the environmentally sensitive nature of the site has led the Township to the 
redevelopment process to work directly with one or more chosen redevelopers to ensure that the land 
uses and development parameters of the site will be in the best interests of the public welfare.   
 
This Redevelopment Plan replaces the previously adopted Crossroads Redevelopment Plan prepared 
originally in May 2004, and amended in August 2006, and also supersedes the existing zoning within 
the redevelopment area as further detailed in later sections. Specialized land uses, bulk and design 
standards will be applied to different portions of the redevelopment area to promote specific types of 
development driven by roadway access, orientation and the characteristics of the site, while being 
planned comprehensively and developed in phases.     
  
Thus, the Old Bridge Crossroads Redevelopment Plan is intended to provide the Township with a 
comprehensive economic development strategy by focusing on improving the area through the 
planned residential and commercial development of various portions of the redevelopment area with 
each being a potential valuable source of jobs and tax revenue for Old Bridge, while minimizing the 
impact of the development on the Township’s public resources and enabling the permanent 
preservation of  public access to the extensive forested wetlands of the site. 
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FIGURE #2 - REDEVELOPMENT AREA 
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1.0 The Redevelopment Plan 
1.1 Redevelopment Goals and Objectives 

 
The goals of the Old Bridge Crossroads Redevelopment Plan are: 

 
A.  Appropriate development of a key location within Old Bridge Township; 
 
B. Encourage appropriate economic development while minimizing its cost impact on the 

public resources and facilities of the Township; 
 

C. Enable a carefully planned use of environmentally sensitive lands in a way that enhances 
the value of the forested wetlands to the land uses developed in the upland areas; 

 
E. Provide for alternative housing types for senior residents in a planned retirement 

community setting; 
 

F. Provide for hotel and convention facilities to support an office campus accessible from 
Route 18, as well as other existing and planned corporate office development along the 
Route 18 corridor; 

 
G. Provide for uses typically associated with highway commercial and office development, 

including a large-scale retail store not exceeding 150,000 square feet and other 
commercial uses associated with a highway shopping center and office uses; 

 
H. Provide for Office Parks that provide a beneficial impact on Township resources and a 

beneficial economic impact on the overall Township. 
 

The objectives of the redevelopment plan are to: 
 

A. Create land use and building requirements specific to the redevelopment area that are 
sensitive to the community’s needs for an economically viable corporate center and uses 
typically associated with highway commercial and office development, including a large 
scale retail store not exceeding 150,000 square feet and other commercial uses associated 
with a highway shopping and office uses and marketable land uses for the more secluded 
portions of the redevelopment area; 

 
B. Provide opportunities for a mix of residential housing types and neighborhood retail 

services to serve a growing senior population, while minimizing traffic impacts along 
Route 9; 

 
C. Provide opportunities for Office Parks to serve the needs of businesses, while minimizing 

traffic impacts along Route 9; 
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D. Utilize high quality design standards in construction of new residential and nonresidential 
or mixed-use, including highway commercial, office/hotel development, and Office Parks. 

 
E. In the area that does not have highway frontage utilize high quality design standards and 

relevant preservation methods to enhance the natural beauty of the forested wetlands. As 
deemed appropriate by the Redevelopment Agency provide for public use and enjoyment 
of this open space as required in other sections of this Plan in a way that will benefit all 
Township residents as required herein; 

 
F. Provide appropriate infrastructure improvements; and 

 
G. Capitalize on market opportunities for high-value commercial uses, such as office 

buildings, and data centers, which provide a positive economic impact on the Township. 

1.2 Schedule of Land Use and Development Requirements 

1.2.A See Figure #3 - Land Use Plan (on page 8) 

1.2.1 Definitions 
All terms used herein shall have the same meaning as defined in the Township of Old Bridge 
Land Development Ordinance unless otherwise specified in this Redevelopment Plan.  

1.2.2 Supplementary Submission Requirements 
All Redevelopment Proposals shall meet the following submission requirements, which shall 
supplement submission requirements otherwise specified for applications for Major 
Development in the Old Bridge Land Use Development Ordinance: 

 
       A. A general land use plan at a scale specified by ordinance indicating: 

 
1.   Total tract area. 
2.   General locations of proposed land uses. 
3.   The total number of dwelling units. 
4.   Total square footage of nonresidential floor area. 
5.   Total acreage devoted to residential uses. 
6.   Total acreage devoted to nonresidential uses. 
7.   Proposed types of nonresidential uses. 
8.   Land area devoted to each type of nonresidential use. 
9.   The density and intensity of use of the entire development. 
10. Residential density. 
11.  Non-residential floor area ratio. 
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FIGURE #3 – LAND USE PLAN 
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B.  A circulation plan showing the general location and types of transportation facilities, 
including facilities for pedestrian access, within the development and any proposed 
improvements to the existing transportation system outside the development; 

  
C. An open space plan showing the proposed land area and general location of open space 

and any other land area to be set aside for conservation and recreational purposes and a 
general description of improvements proposed to be made thereon, including a plan for the 
operation and maintenance of parks and recreational lands;  

 
D A utility plan indicating the need for and showing the proposed location of utilities, 

including but not limited to sewerage, water lines, any drainage facilities necessitated by 
the physical characteristics of the site, proposed method and improvements required to 
bring electrical service to the site, proposed methods for handling solid waste disposal, and 
a plan for the operation and maintenance of proposed utilities;  

 
E. A stormwater management plan setting forth the proposed method of controlling and 

managing stormwater on the site; 
 
F. An environmental inventory including a general description of the vegetation, soils, 

topography, geology, surface hydrology, climate and cultural resources of the site, existing 
man-made structures or features and the probable impact of the development on the 
environmental attributes of the site; 

 
G. A community facility plan indicating the scope and type of supporting community 

facilities including, but not limited to, educational or cultural facilities, historic sites, 
libraries, hospitals, firehouses, and police stations. Office Parks and Data Centers shall not 
be required to comply with this subsection;  

 
H. A housing plan outlining the number of housing units to be provided and the extent to 

which any housing obligation assigned to the municipality pursuant to P.L. 1985, c. 222 
(C. 52:27D-301 et. seq.) will be fulfilled by the development;  

 
I. A local service plan indicating those public services which the applicant proposes to 

provide including, but not limited to, water, sewer, cable, fiber optics, electric, and solid 
waste disposal;  

 
J. A fiscal report describing the anticipated demand on municipal services to be generated by 

the development and any other financial impacts to be faced by municipalities or school 
districts as a result of the completion of the development.  The fiscal report shall also 
include a detailed projection of property tax revenues which will accrue to the county, 
municipality and school district according to the timing schedule provided under 
subsection K. of this section, and following the completion of the development in its 
entirety;  
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K. A proposed timing schedule in the case of a planned development whose construction is 
contemplated over a period of years, including any terms or conditions which are intended 
to protect the interests of the public and of the residents who occupy any section of the 
planned development prior to the completion of the development in its entirety; and 

 
L.  Office Parks and Data Centers shall provide a Plan which addresses emergency services 

and security issues. 

1.2.3 Affordable Housing Component 
 
In no event shall a redevelopment project constructed pursuant to this Plan result in an 
additional obligation to the Township to provide affordable housing pursuant to policy or 
regulations of the Council on Affordable Housing unless such additional obligation is met by 
the developer of such project pursuant to a redeveloper agreement between the developer and 
the Township Council or any redevelopment entity authorized by ordinance of the Township 
Council.  If the units are provided outside of the planned residential retirement community, it 
shall not include units already identified in a Housing Element/Fair Share Plan as being 
applied to the Township’s affordable housing obligation from a prior COAH cycle.  All costs 
to the Township, including professional fees associated with assisting the Township in 
addressing the impact of a redevelopment project under this Plan on the Township’s affordable 
housing obligation, shall be paid by the developer. 

1.2.4 Permitted Uses in the Redevelopment Areas 
 

New redevelopment projects constructed pursuant to this Plan shall conform to the land uses 
depicted on the Land Use Plan.  

 
 

The component of the Redevelopment Plan consisting of Block 21000, Lot 3.11 and Block 
21005, Lot 2 shall be developed in accordance with the schedule of permitted uses that is set 
forth in Section 1.4.2. and the bulk and development requirements of the Township Regional 
Commercial Shopping Zone (CR) Zone. 

 

1.3 Planned Residential Retirement Community PRRC 
 

The area shown on the Land Use Plan as “PRRC” will permit the development of a portion of 
the redevelopment area as a planned residential retirement community. The planned residential 
retirement community will contain a variety of housing types, including Single Family 
Detached, Single Family Attached and Multifamily Buildings supported by neighborhood 
retail goods and services and convenience retail uses on site within a mixed-use “village” 
design concept. The overall residential density for the PRRC shall not exceed an average of 
one and three-quarters (1.75) dwelling units per gross acre of the entire tract boundary of the 
PRRC, including wetlands and open space. 
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1.3.1 Permitted Uses in PRRC  
 

PRRC shall mean a community having one or more parcels of land forming a land block to be 
dedicated to the use of a planned retirement community through its corporation, association or 
owners. The land shall be restricted by bylaws, rules, regulations and restrictions of record, 
and services for the benefit of permanent residents of communities which require that residents 
comply with the provisions, stipulations and restrictions regarding senior communities 
allowing occupancy of units by persons fifty-five years of age or older, as contained in the 
Federal Fair Housing Act, as amended. Nothing herein shall prohibit a spouse from residing in 
such a development who is under the age of fifty-five years, provided that such spouse is 
married to a person who is a minimum of fifty-five years of age. Ownership of residential 
units and the area comprising a PRRC may be in accordance with the provisions of N.J.S.A. 
46:8B-1 et seq., (The New Jersey Condominium Act) or the ownership may be “fee simple” 
with open space to be maintained through assessment against property owners within the 
confines of the community. 

 
Permitted Uses for the Planned Residential Retirement Community, include the following: 

 
A. Single-family dwellings, attached or detached. 

 
B. Multifamily Buildings. 

 
C. Recreation, cultural and medical facilities for the sole use of residents of the community 

and their guests, including but not limited to the following: 
 

1. Clubhouse. 
2. Swimming pool. 
3. Tennis courts. 
4. Shuffleboard courts. 
5. Horseshoe courts. 
6. Picnic grounds. 
7. Fishing ponds. 

 
The applicant may propose alternative facilities with its submission.  All such 
facilities shall be subordinated to the residential character of the community, 
and no advertising shall be permitted. 

 
D. Community buildings and facilities. 
 
E. Public open space. 

 
F. Retail and service establishments including personal service businesses, specialty shops 

(such an antiques, jewelry, art galleries, etc.) and any retail establishment offering for sale 
prepackaged food products, households items, newspapers and magazines, sandwiches and 
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other freshly prepared foods, such as salads. Food products are generally for off-site 
consumption but may contain seating accommodations of not less than 8 seats). 

 
G.  Offices for medical services, nursing homes, and congregate care.  

 
H. Banks and financial institutions. 

 
I. Restaurants, excluding drive-through restaurants. 

 
J. Places of worship. 

 
K.  Permitted accessory uses include necessary accessory buildings and uses including 

facilities for maintenance, administration, streets and off-street parking facilities and 
utilities. 

 

1.3.2 Area, Yard, and Building Requirements for PRRC 
A. 

Bulk Items Single Family Detached 
Minimum Lot Area * 5,000 sq. ft. 
Minimum Lot width 50’ 

Minimum Front yard setback 
(Excluding Front Porches) 

20’ 
 

Minimum Side yard setback (each) 5’ (each); 12’ (combined) 
Minimum Rear yard setback 20’  
Maximum building height 35’ 

Maximum accessory building height ** 25’ 
Minimum floor space per dwelling unit 1,300 sq. ft. 

 * In accordance with subsection F of this section. 
**Accessory Buildings are subject to the same setback requirements as principle structures. 
 

B. Setbacks from tract boundary. No building or structure, other than an entrance 
guardhouse, walls or fences, shall be located within fifty (50) feet of any exterior 
boundary line of the tract. This perimeter setback shall be a landscaped buffer in 
accordance with the requirements of Section 1.7.4 of this Plan and subject to the approval 
of the Municipal Engineer. 

 
C. Setbacks from public street right-of-way.  No building or structure, other than an entrance 

guardhouse, walls or fences, shall be located within one hundred (100) feet from any 
public street or any other public street right-of-way.  Nothing contained herein, however, 
shall prevent the construction of any temporary model homes in an appropriately 
designated display area, which model homes shall be located at least one hundred (100) 
feet from any existing public street right-of-way.  No such model homes shall be 
occupied as a residence.  Upon completion of the use of such structure as a model home, 
the structure shall be removed and appropriate steps shall be taken to adequately 
landscape the area on which the temporary model home(s) had been located. 
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D. Buffers of a minimum of fifty (50) feet in width shall be provided along all existing 

public streets and highways abutting the PRRC.  This buffer shall be in accordance with 
Section 1.7.4 of this Plan and subject to the approval of the Municipal Engineer. 

 
E. Off-street parking.  Off-street parking shall be provided in accordance with the 

requirements of the Residential Site Improvement Standards, as amended, and pursuant to 
the requirements of the Township of Old Bridge Ordinance. 

 
F. A maximum of seventy percent (70%) of the residential units shall have a minimum lot 

area of five thousand (5,000) square feet. A minimum of thirty percent (30%) of the 
residential units shall have a minimum lot area of six thousand (6,000) square feet. 

 
G. All forested wetlands within the tract shall be preserved as public open space, as deemed 

appropriate by the Redevelopment Agency. These areas may be improved with trails for 
walking and bicycling subject to the recommendations of the Old Bridge Environmental 
Commission. 

 
H. Active Recreation Areas.  As part of the development’s required open space, active    

recreational facilities such as a swimming pool or tennis courts, play lots, and jogging 
trails or exercise areas are required. At a minimum, not less than 3 % of the tract area 
shall be developed for active recreation uses.  

 
 

 
I. Senior Single Family Attached Residential Requirements: 

 
Single family attached housing types may be of quadraplex or townhouse design and 
each unit shall be on a fee-simple lot, except that not more than six townhouse units 
may be included in one building.  The following additional standards shall apply to 
single family attached housing types: 

 
1. Townhouse units attached on a single linear plane shall not exceed a length of 

192 feet; 
 

Example of Senior Single 
Family Detached Unit 
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Example of Senior Single Family 
Attached Units 

2. Each quadraplex unit and townhouse shall have a private yard of at least 200 
square feet; 

 
3. Each townhouse unit or quadraplex unit shall be in a one-story building, except 

that such a unit may have two-stories provided that the largest bedroom is 
located on the first story level and any additional bedrooms are located on the 
second story level; 

 
4. A minimum of 300 square feet of storage shall be provided for each unit in the 

basement, attic or other area attached to the unit (excluding the garage).  This 
area shall include storage for garbage in the front of the unit, bicycles, garden 
equipment, barbeque equipment and so forth; 

 
5. Accessory buildings shall be located to the rear of the unit and be setback at 

least 5 feet from the side and rear property lines and at least 10 feet from 
another principal or accessory building; 

 
6. Active Recreation Areas.  As part of the development’s required open space, 

active recreational facilities such as a swimming pool or tennis courts, play lots, 
and jogging trails or exercise areas are required. At a minimum a swimming 
pool or one tennis court per 100 dwelling units shall be provided 

 

 J. Senior Multifamily Residential Requirements 
 

Bulk and Area Regulations for clustered senior multifamily residences shall be as 
provided below: 

 
1. Senior Multifamily Requirements shall be as follows: 

 
a. Height. Three stories, not to exceed 45 feet. 

b. Distances between building, parking areas and public and private 

streets; 
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 (1). End wall to rear wall. 30 feet minimum 

 (2) Any building wall to private street curb. 20 feet minimum 

c. Architectural Floor Plans and Elevations.   Architectural drawings, 
prepared during the early and introductory stages of the design of a 
development, illustrating in a schematic form, its scope, scale and 
relationship to the site and its environs, shall be submitted to the 
Redevelopment Agency for review and commentary. Buildings may be 
identical in architectural façade, exterior materials and color scheme. 

 
d. Maximum Units per Court.  Other than for buildings that are served by 

a continuous internal parking loop street and arranged on either side of 
the loop street, buildings shall be encouraged to group around 
landscaped parking courts, as defined. Not more than thirty-six (36) 
units shall be permitted in any one (1) parking court. 

 
e. Building Offsets. Three storied buildings shall not contain more than 

two units in any one plane.  Such three storied buildings shall contain a 
minimum offset of four (4) feet along at least two main building planes, 
and may include an open porch or balcony. 

 
f. Access to Units. Each unit may have its entrance door along a common 

hallway. 
 

g.  Habitable Areas.  No dwelling unit shall be located within a basement 
or cellar. Units may be constructed in three story buildings with each 
unit comprising a wall along at least two main building planes.  Each 
building story may contain no more than four dwelling units. 

 
h. Balconies and Patios.  Each dwelling unit shall have a patio or balcony, 

with a minimum width of six (6’) feet and containing a minimum of 60 
square feet, excluding storage and utility areas. All patios and balconies 
shall be roofed.  

 
i. Storage Space. Each dwelling unit shall contain a storage space, which 

can be either a separate space or part of a utility or laundry space 
designed as part of the unit’s floor plan. Such storage space shall 
provide a minimum storage capacity of 160 cubic feet.  Storage for 
recycling shall be provided. 

 
j. Building Orientation. Buildings may be freely disposed on a site and a 

building may face the rear of another building, provided that the 
intervening space is at least one hundred feet (100’) and contains 
landscaping to create filtered views between such buildings.  
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k. Active Recreation Areas.  As part of the development’s required open 
space, active recreational facilities such as a swimming pool or tennis 
courts, play lots, and jogging trails or exercise areas are required. At a 
minimum a swimming pool or one tennis court per 100 dwelling units 
shall be provided. 

 

1.3.3 Design Standards for Mixed Use/ Commercial Buildings in PRRC 
  

A. Locations of the Buildings 
 

All commercial/retail and mixed use, including residential uses buildings must face the street 
directly, with no parking lots between them and the public sidewalk. Parking lots must 
therefore adjoin the adjacent side streets and be located to the rear of the principal building, 
with appropriate pedestrian connections to the building entrances and accommodation for 
pedestrian alleys between the parking lot and the principal public street and sidewalk 

 
B. Design 

 
The materials and details of these buildings should reflect the character indicated in 
these guidelines for the residential properties. The form of sloping roofs, like the 
houses, is especially important in realizing this intention.  
 

Signs 
 
It is expected that the sign designs for the 
stores and restaurants will be balanced so 
that they are effective in attracting 
customers without being inappropriate in 
size and scale.    
 
Depending on the distance between the 
building facade and the public walkway, 
identification signs may be a combination 
of not more than two types (freestanding, 
projecting and wall mounted), subject to 
site plan approval by the Planning Board.  
Freestanding signs must be either ground-
mounted (e.g., monument sign); or mounted 
on a skirted pylon and not higher than 15 
feet to the top of the sign; and not taller 
than six feet or wider than four feet.  Two 
freestanding signs must not be located 
within twenty feet of each other on the 
same side of the street.  Projecting signs are 
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limited to twelve square feet and must be made from solid materials, including carved wood or 
engraved metal.  Signage design is encouraged to be creative and unique to the establishment. 
For example, signs as symbols, as well as words, are encouraged (e.g., a sign as a painted crab 
symbolizes a seafood restaurant). Wall mounted identification signage must also be designed 
to fit within the architecture of the building and may not employ illuminated sign boxes with 
plastic faces.  Facade signs will be limited to 5% of the facade area or 20 square feet, 
whichever is less and should also use carved wood or engraved metal surfaces, although 
individual letter signs may be permitted at the discretion of the Planning Board if consistent 
with the architectural style of the building. All signs may be illuminated by spotlighting, 
except that backlighting may be used on freestanding signs. 

 
To the extent that it is appropriate to the architectural style of a building, identification signage 
will be permitted on awnings, canopies and facade mounted banners, as well as professionally 
executed, appropriately sized lettering on glass doors and storefront windows. However, 
signage and awnings are not permitted to completely cover significant architectural elements 
such as entablatures, pediments, cornices or other ornamental details nor extend from property 
line to property line. 

1.4 Office/Hotel and Highway Commercial District OHHCD 

The purpose of the Office/Hotel and Highway Commercial District is to provide a portion of 
the Redevelopment Area for a Commercial Development consisting of various types of non-
residential development at a minimum Floor Area Ratio of 0.22 and a maximum Floor Area 
Ratio of 0.25, but with design sensitivity to impacts upon natural features and traffic 
congestion and designed to be compatible with proposed Planned Residential Retirement 
Communities (PRRC) developed elsewhere in the Crossroads Redevelopment Area. 

The purpose of the Highway Commercial component of this District is to provide a portion of 
the redevelopment area for highway commercial and office development, including a large-
scale retail store not exceeding 150,000 square feet and other commercial uses associated with 
a highway shopping center and office uses in accordance with the schedule of permitted uses 
that is set forth in Section 1.4.2. and the bulk and development requirements of the Township 
Regional Commercial Shopping Zone (CR) Zone. 
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1.4.1 Definitions 

 

 

 

 

CORPORATE OFFICE   

A building comprised of more than 10,000 square feet in which at least half are rented or 
occupied by a single corporation or firm and whose primary business is to serve as a regional 
or national center. 

This District is intended to be 
developed as a Commercial 
Development with a variety of 
permitted uses connected by a 
network of open spaces and 
pedestrian pathways. 
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CONVENTION CENTER/HOTEL: A hotel or lodging facility that includes rooms and 
facilities designed and intended for use as a training facility for personnel engaged in business, 
educational, scientific, or research endeavors, but not to include business or trade schools. 

     

CORPORATE EXTENDED-STAY LODGING FACILITY - an establishment contained in 
one or more buildings used for the accommodation of transient lodgers in suites, a minimum 
of eighty (80%) percent of which include a cooking area and related appurtenances in every 
guest room, but which do not include restaurants or retail/convenience stores and which have 
limited business reception services, meeting areas and limited service dining facilities. 

          

1.4.2 Permitted Uses 
 

The Office/Hotel and Highway Commercial  District, as designated on the Land Use Plan shall 
be developed in accordance with a Commercial Development of (2) or more buildings 
containing uses permitted within this District located on one (1) or more lots, or one (1) or 
more buildings containing uses located on two (2) or more lots, and designed as a  
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development of related structures and uses including the provision of common access and 
drives, shared parking, a unified architectural and building scheme, a unified signage and 
graphic plan, indoor malls connecting buildings when required, and a coordinated storm 
drainage and open space layout. 

 
Permitted uses within the Commercial Development may include: 

 
COMMERCIAL DEVELOPMENT 

A. General business and corporate offices. 

B. Facilities of financial and related service organizations including banks, stock brokers, 
realtors, insurance agencies.  

C. Data processing and information processing centers.  

D. Offices for medical, dental, or similar health related professional services including 
offices for the practice of medicine by more than one (1) doctor and/or medical group 
for the examination of and/or treatment of persons as out-patients and the laboratories 
incidental thereto.  

E. Business services including software writing, drafting services, reproduction and 
printing services, typing or stenographic services, accounting offices, employment 
offices, and the offices of temporary office personnel services.  

F. Convention Hotels. 

G. Extended Stay Lodging Facilities. 

H. Eating and drinking places.  

RETAIL TRADE   

(Consistent with the uses permitted in the Regional Commercial Shopping Zone) 

A. Shopping Centers 
  Note:  No single user commercial building may exceed 150,000 sq. ft. 
  1. Department Stores 

2. Retail Food Stores 
3. Drug Stores 
4. General Merchandise Stores 

  5. Retail Sales of Building Supplies and Lumber 
  6 Retail Sales of Automobile Parts and Supplies 
  7. Retail Sales of Garden Supplies 
  8. Computer Sales and Services 
  9. Video Sales and Rentals 
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  10. Photographic Supplies and Studios 
  11. Furniture Sales 
  12. Carpet Sales 
  13. Antique Sales except Flea Markets 
  14. Apparel and Accessories 
  15. Jewelry Sales 
  16. Retail Services 
   Financial Services 
    Banks 
    Stockbrokers 
   Personal Services except Funeral Parlors 
    Beauty Parlors 
    Barber Shop 
    Dry Cleaners 
   Business Services 
   Repair Services  
    Shoe Repair 
    Watch, Clock and Jewelry Repair 
   Professional Services 
    Doctors 
    Dentists 
    Physical Therapy 
    Diagnostic Services 
    Hospital Support Services 
    Chiropractic 
    Accountants 
    Legal Services 
    Real Estate Brokers 
    Ticket Agencies and Sales 
    Employment Agencies 
    Travel Agencies 
 
 17. General Assembly 
    Dance and Gymnastic Studios 
    Health Clubs 
    Movies 
    Theaters 
    Public Recreational Facilities 
    Public Parks 
    Art Galleries 
    Restaurants including Take-out and Drinking Places 
    (Except Drive-thru Restaurants)                                                                                     
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1.4.3 Accessory Uses Permitted in Office/Hotel and Highway Commercial District 

 A. The following accessory uses are permitted by right: 

1. Off street parking lots and structures 

2. Signs. 

3. Fences and walls. 

4. Other uses normally incidental and subordinate to permitted uses.  

B. The following accessory uses shall be permitted only in a building principally used for 
offices, when intended to provide ancillary services and facilities to the employees or 
visitors to the office campus. No exterior signage shall be permitted for these accessory 
uses other than a listing on a directory sign as herein provided for:  

1.  Day care or similar custodial care centers for children or adults requiring 
supervision. 

2.  Health clubs, athletic or related facilities 

3.  Newsstands including the accessory sales of candy, tobacco, sundries and similar 
items. 

1.4.4 Design Standards for Office/Hotel and Highway Commercial District 
 

A. Buildings shall be designed in accordance with an architectural theme, including 
signage, which is coordinated with site lighting street furniture, landscaping, 
architectural project identity features, and other appurtenances in order to create a 
sense of place. 
 

B. Loading areas and docks should be designed into building corners or otherwise be 
located so as to be at least partially hidden from view. 
 

C. Each facade shall be finished with compatible materials and design treatments. 
 

D.  Smaller support businesses and services should either be incorporated within the 
ground floor of office buildings or designed to front along connecting interior roads 
where short term street parking is permitted in front of businesses without precluding 
necessary access by emergency vehicles. 
 

E. Buildings should be arranged to enable and encourage pedestrian movement between 
uses and buildings. The site plan should include a pedestrian and bicycle pathway plan, 
inclusive of paver crosswalks with appropriate signage. 
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F. Open Space within office developments shall include sitting and outdoor eating areas. 
Provision for active and passive recreational facilities is encouraged. 
 

G. Each application for development approval Office/Hotel and Highway Commercial, 
shall include a comprehensive signage and graphics plan.  

 

1.5 Flex District 
 
The Flex District is an isolated upland portion of the redevelopment area on both sides of Texas Road 
between Marlboro Road to the west and Route 9 to the east. Because this tract cannot be physically 
connected to the portions of the Redevelopment Area designated for either PRRC or Office/Hotel and 
Highway Commercial, the development of this district will be allowed to “flex” between any of the 
permitted uses of the other Districts on the Land Use Plan, as well as the additional permitted use of 
an Office-Warehouse Flex development. It is also possible that the portion of the tract to the south of 
Texas Road and contiguous to the anticipated redevelopment of the Birch Hill Manor site as an active 
senior retirement community will enable the future expansion of such a project. 

 
 
1.6 Office Park Overlay District OPOD 
 
The purpose of the Office Park Overlay District OPOD is to provide for the development of offices 
and data centers to accommodate businesses and data centers on a portion of the redevelopment area 
referred to as Block 21000, Lots 6.11, 6.12, 13.11, and 13.12 on the official Township tax maps.  
 
1.6.1 Definitions 
 
Offices. 
 
Data Center-A centralized repository for the storage, management, and dissemination of data and 
information.  It houses critical computer systems and associated components for companies and 
organizations.  Often data centers are referred to as “collocation data centers” which means that 
several businesses may rent space to house their servers and in a common location.  However, each 
company’s equipment is usually secured within a delineated area.  A data center generally includes 
environmental controls (air conditioning, fire suppression, etc.), redundant/backup power supplies, 
redundant data communications connections and high security.  A data center may include office 
space for the temporary accommodation of workers displaced from their primary place of business. 

Example of Office-Warehouse 
Flex Building 
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1.6.2 Permitted Principal Uses in the OPOD 
 

A. Office Buildings 
B. Data Centers 

 
1.6.3 Permitted Accessory Buildings and Structures in the OPOD 
 

A. Parking lots 
B Loading docks 
C. Cooling towers for HVAC and emergency back-up generation systems 
D. Fuel oil tanks for HVAC and emergency back-up generating systems  
E. Electric substations 
F. Transformers 
G. Emergency generators 
H. Utility yards 
I. Fiber vaults 
J. Security buildings and structures including guardhouses, security fencing, monitoring 

equipment, and other ancillary security devices and structures 
K. Accessory uses customary and incidental to the permitted principal uses. 

 
1.6.4 Area, Yard, and Building Requirements for OPOD 
 
All area, yard, and building requirements for development within the OPOD shall be calculated on a 
gross basis; no deductions for environmentally constrained land shall be required or permitted.  Such 
standards shall be as follows: 
 
Overall Tract Requirements*  
Minimum Tract Area 250 acres 
Minimum Tract Width 3,000 feet 
Minimum Tract Depth 3,000 feet 
Maximum Floor Area Ratio Permitted 0.125 

 
 
Area, yard, and building requirements for individual lots within the OPOD shall be as follows: 
 
Individual Lot Requirements  
Minimum Lot Area 50 acres 
Minimum Lot Width 400 feet 
Minimum Principal Building Setbacks:  
     Front Yard 100 feet 
     Side Yard 50 feet 
     Rear Yard 200 feet 
Minimum Accessory Building or Structure Setbacks: *  
     Front Yard 25 feet 
     Side Yard 50 feet 
     Rear Yard 100 feet 
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Minimum Parking and Loading Setbacks:  
     Front Yard 100 feet 
     Side Yard 50 feet 
     Rear Yard 100 feet 
Maximum Permitted Height ** 65 feet 
Maximum Impervious Coverage 30% 
Maximum Building Coverage 20% 
Maximum Floor Area Ratio 0.4 

 
*Stormwater detention facilities including retention ponds, which shall be permitted accessory uses, shall not be subject 
to the setback requirements for accessory structure within the OPOD; however retention ponds shall not be permitted 
in the required buffer area. 
 
**Roof appurtenances such as antenna, HVAC equipment, elevator penthouses, etc. may exceed this height provided 
they shall occupy no more than 15% of the surface area of the buildings and shall be screened from public view. 
 
1.6.5 Design Standards for OPOD 
 
Architectural drawings, prepared during the early and introductory stages of the design of a 
development, illustrating its scope, scale and relationship to the site and its environs, shall be 
submitted to the Redevelopment Agency for review and commentary. 
 
Principal Buildings in the OPOD shall adhere to the following design guidelines: 
 

            
 
Exterior 
The building exterior should be constructed of robust materials to withstand severe weather 
conditions, with minimal penetrations, and secure and monitored entry points. 
 
Cladding 
Exterior cladding may be pre-cast concrete panels or 
similar materials, finished in architecturally 
acceptable manner. 
 
 
Roof 
Roof design should be such that construction can withstand hurricane and wind conditions up to a 
minimum of 120 mph wind. 
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Roof Drainage 
Roof slopes should be designed to channel water to the building perimeter and drain it through leaders 
on the perimeter exterior wall to be directed away from the building.  Consistent with best practices 
for Mission Critical Facilities, no water drainage should be routed through any building. 
 
Roll-up Garage 
Monitored automated roll up garage doors may be installed at the loading dock.   
 
Fenestration 
Fenestration shall be provided in the office and administration areas of the building.  Fenestration is 
not required in areas that are used for data storage facilities. 
 

1.7 Design Standards Applicable In All Districts 
 
The design standards contained herein shall govern the size and configuration of building lots, 
landscaping, and the design and placement of structures in the Redevelopment Area.  Any elements 
not covered by these design standards shall be subject to the appropriate provisions of the Crossroads 
Redevelopment Plan and the Old Bridge Land Development Ordinance.  All development and 
redevelopment activities are also subject to applicable State and Federal requirements. 

1.7.1 Parking 
  
 A. Off-street parking shall be provided for all uses within the Redevelopment Area.  Such 

parking shall be provided based on the parking requirements within the Old Bridge 
Land Development Ordinance and the Residential Site Improvement Standards, as 
amended. 

 
B. The following parking standards shall apply to Data Centers: 

 
1. Each property shall contain at least one primary parking lot, with a parking 

ratio of 1 space to 2,500 square feet of gross floor area. 
 

2. In addition the Site Plan must demonstrate how the site will handle parking in 
the event that the maximum occupancy is reached. 

 
3. The Site Plan shall also identify and reserve a location for a remote parking lot 

to serve as “banked parking spaces” to be developed at a later date should a 
change of use occur.  The future parking standards shall be determined by the 
Township’s Land Development Ordinance, based on the future use of the site.  

1.7.2 Lighting 
 

A. All lighting in parking lots must be directed away and/or adequately shielded from 
adjacent properties. 
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B. All lighting fixtures shall be of a design that is appropriate for both safety and 
aesthetics. 

1.7.3 Landscaping 
 
A. All land area not covered by paving or buildings, shall be provided with decorative 

landscaping, shrubbery and/or a grassy lawn surface.   
 

B. The perimeter of all parking lots shall be provided with: 
 

1. A buffer planting pursuant to the buffer requirements of Section 250-54 of the 
Old Bridge Land Use Ordinance; or, 

 
2. A wall or fence at least 4-feet high that is at least 50% non-solid. 

 

C. The integrity of the planting plan shall be preserved by the maintenance or replacement 
of planting by the owner or occupant. 

D. Buffering shall be required between different land use types as differentiated on the 
Land Use Plan. Within the PRRC and the Commercial Development Districts only, all 
components shall be connected by a pedestrian pathway system, inclusive of sidewalks 
and trails.  

1. Planted buffers shall be provided along the tract perimeter in accordance with 
the minimum width parameters of Table 1 below.  Areas of retained natural 
vegetation, including forested wetlands and undisturbed forested wetland 
transition areas, may be utilized as buffers.  As set forth in Table 1, where a 
proposed use (vertical column) within a development is located near a tract 
boundary line that is common with an abutting use (horizontal row), the buffer 
width indicated in Table 1 shall be provided except as otherwise provided for 
herein.  Where a tract boundary line is also a street line, the street buffer 
requirements in Subsection 1.7 of this Redevelopment Plan shall apply. 

2. Roads, utility easements and stormwater management facilities may be located 
within a perimeter buffer, unless otherwise addressed herein, provided that in 
such cases where the buffer abuts residentially zoned lands additional 
landscaping is provided to achieve effective screening and softening of the 
overall visual impact of the development viewed from an adjacent residential 
area.  Where the abutting land use is vacant land, the buffer width shall be the 
greatest applied to a permitted use in the zoning district of the abutting 
property. 
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E. Shade trees shall be planted along any existing street abutting a redevelopment project 
or new street constructed within the redevelopment area. Such trees shall be of the type 
and species and shall be planted at locations as shall be approved by the Township 
Engineer. 
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 Table 1 
 Minimum Buffer Requirements at Tract Perimeter of Developments 
 

 
 

Abutting Use 
 

Residential 

 
Quasi-Public/ 
Institutional 

 
Office/Hotel 

and 
Highway 

Commercial 

 
Industrial 

Warehousing 

 
Proposed Use  

 
 

 
 

 
 

 
 

 
Residential 

 
25 feet 

 
25 feet 

 
50 feet 

 
100 feet   

 
Office/Hotel and 
Highway Commercial 

 
100 feet   

 
25 feet 

 
10 feet 

 
25 feet 

 
Industrial/Warehousing 

 
100 feet   

 
50 feet 

 
25 feet 

 
10 feet 

 
Quasi-
Public/Institutional 

 
25 feet 

 
10 feet 

 
25 feet 

 
50 feet 

Data Centers 
 

100 feet   
 

25 feet 
 

10 feet 
 

25 feet 
 
Other 

 
100 feet   

 
50 feet 

 
50 feet 

 
10 feet 

 

1.7.4 Design of Buffering and Screening  

A. Buffering and screening shall be required by this Plan and shall meet the following 
minimum requirements: 

1. All planted screens shall comply with Section 250-54 of the Old Bridge land 
use regulations and shall be densely planted (or having equivalent natural 
growth) with shrubs or evergreens not less than four (4) feet high at the time of 
planting, and of a type that will form a year-round screen not less than six (6) 
feet in height within three (3) years from the date of planting. 

2. Evergreens or conifers shall be combined with deciduous trees and shrubs when 
used in screen plantings. Areas of existing trees and vegetation may be 
enhanced to provide buffering where appropriate. 

3. Screening shall be maintained in good condition at all times. 

4. There shall be no encroachment of any kind into the buffer or screening area 
except to accommodate the pedestrian pathway system or as further provided 
below. 
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5. To the extent that environmental constraints and physical or development 
design conditions dictate, a variable width planted buffer may be provided.  
The Board may approve a buffer width less than the minimum prescribed in 
Table 1 provided that site cross-sections depicting a proposed landscape buffer 
design treatment between the development and abutting residentially zoned 
lands indicates that an effective landscape screen can be achieved.  No buffer 
shall be less than ten feet unless the abutting use is permanently reserved open 
space. 

B. The integrity of buffering and screening shall be preserved by the maintenance and 
replacement of buffering and screening, and such maintenance and replacement shall 
be a condition of approval by the Planning Board. 

1.7.5 Streetscape 
 

A. Streetscape improvements shall be installed in accordance with applicable Township 
specifications and engineering standards. 

 
B. Streetscape improvements shall incorporate street trees, new curbs and sidewalks.  The 

extent of the redeveloper’s responsibility will be specified in the redeveloper’s 
agreement with the Township.  Final design and specifications for the foregoing 
improvements will be selected during the site plan and/or permit review phases of 
development. 

 

1.8 Design Exceptions 
 
Variation from the development requirements and design standards set forth by this Redevelopment 
Plan may be necessary in certain unusual circumstances.  In such an instance, the Planning Board may 
grant reasonable exceptions from certain bulk, parking or design requirements if the designated 
redeveloper demonstrates that such design exception will not substantially impair the intent of the 
Redevelopment Plan, and will not present a substantial detriment to the public health, safety and 
welfare. 
 
To gain approval of such modification or waiver of a development requirement or design standard, the 
applicant shall demonstrate that the resulting change will: 
 

A. Generally satisfy the Redevelopment Plan’s goals and objectives; 
 

B. Be designed in accordance with the Township's normally acceptable engineering, 
planning and/or architectural practices; 

 
C. Not have an adverse impact on the physical, visual or spatial characteristics of the 

overall development plan for the parcel or tract to be developed; 
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D. Generally enhance the overall development plan for the tract; 

 
E. Not have an adverse impact on the physical, visual or spatial characteristics of the 

existing streetscape in which such development is located or of the Redevelopment 
Plan; 

 
F. Generally enhance the streetscape; 

 
G. Not reduce the useful life or increase the cost of maintenance of the improvement to 

be modified or otherwise have an adverse impact on the long-term function of the 
development; and, 

 
H. Not materially detract from the real property value of the development or adjacent or 

nearby properties. 
 

1.9 Provisions Related to Environmental Standards 
 
The designated redeveloper shall be responsible for determining the extent of any on-site 
contamination caused by previous land uses and the subsequent mitigation of that contamination to 
appropriate NJDEP standards and any other applicable governmental standards. 
 

1.10 Provisions Related to Off-Site Improvements 
 
The extent of the redeveloper’s responsibility for any installation or upgrade of infrastructure related 
to their project, whether on-site or off-site, will be outlined in the redeveloper’s agreement with the 
Redevelopment Agency.  Off-site responsibility for properties not covered under the redeveloper’s 
agreement will be determined in the same manner as other development projects during the permit 
and/or site plan review phases.  
 
For purposes of this Redevelopment Plan, it is the expectation of the Township that the redeveloper or 
redevelopers will be required to construct the following improvements: 
 

A. Any required off-site utilities including but not limited to sewer, cable, electric, fiber 
optics, and water utility extensions necessary to serve the redevelopment project; 

 
B. Off-site roadway necessary or desirable to accommodate a proposed redevelopment 
project.  At a minimum these improvements shall include the following: 

1. Full widening of Texas Road in accordance with the County’s master plan road 
width from Marlboro Road to Route 9; 

2. Required signalized intersection improvements at Texas Road and Marlboro 
Road; 
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3. Relocation and reconstruction of East Greystone Road thru the development 
site; 

4. Full widening of Marlboro Road in accordance with the Old Bridge township 
master plan road width, from Texas Road to Route 18; and 

5. The improvement of the signalized intersection of Route 18 at Marlboro Road 
OR the installation of a new signalized intersection at Route 18 at Spring 
Valley Road (entrance to Legends driving range); 

 
 

C. The cost of off-site improvements to roadways and intersections shall be apportioned 
to each redevelopment project based on a trip generation formula to be developed as part of 
the redeveloper agreement so that costs are allocated in accordance with the total or peak hour 
trips added to the road system by the project.   

 
All infrastructure improvements shall comply with applicable local, State and Federal codes 
including the Americans with Disabilities Act.  All streetscape improvements shall also 
comply with applicable standards found in this Redevelopment Plan.  All utilities shall be 
placed underground, unless otherwise authorized by the Planning Board. 

 

1.11  Relationship to Township of Old Bridge Zoning Ordinance 
 
The standards contained within this Redevelopment Plan shall supersede the existing Zoning Districts 
except as otherwise specified herein and shall apply to any redevelopment project designed to 
implement this Plan.  Where regulations of this Plan conflict with the Zoning Ordinance, this Plan 
shall control. 
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2.0  Acquisition and Relocation 
2.1 Identification of Real Property to be Acquired 
 
Properties may need to be acquired to implement several purposes of this Redevelopment Plan.  
These properties may be acquired only if the existing property owner does not become the designated 
redeveloper and may be acquired either directly by a designated redeveloper or by the Township of 
Old Bridge for transfer to a designated redeveloper.  Properties identified for acquisition for 
rehabilitation or redevelopment are identified by block and lot as follows: 
 

A. Block 21000; Lot 3.11  
B. Block 21005; Lot 2 
 
NOTE:  Block 21000; Lot 6.12 OBMUA land has been exchanged for parts of Block 20000, 
Lots 67.13 and 67.11 

 
It is important to note the need for property acquisition will depend on the redevelopment strategy 
followed by the Township and one or more designated redevelopers.  For example, the designated 
redeveloper may be the existing property owner seeking to redevelop its own property or the entire 
Redevelopment Area.  However, the Township may also designate an outside redeveloper and private 
property within the redevelopment area may be acquired by the Township if voluntary sale to the 
redeveloper cannot be accomplished.   
 

2.2 Relocation Provisions 
 
As required by statute (N.J.S.A. 40:A:12A-7.a.3), this section of the Redevelopment Plan provides an 
adequate provision for the temporary and permanent relocation, as necessary, of households and 
businesses that occupy any property in the redevelopment area that is acquired through the 
Township’s use of eminent domain.  The only occupied privately owned parcel within the 
Redevelopment Area is the golf driving range on Block 21000, Lot 3.11 and Block 21005, Lot 2. It is 
not anticipated that the Township will need to acquire this property through the use of eminent 
domain. However, if such acquisition does become necessary, it is anticipated that the business would 
be purchased by the prospective redeveloper or that a new location would be identified within the 
Redevelopment Area, such as the “Flex” area along Texas Road, for the business to be relocated. 
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3.0 Consistency Review 
 
As required by the Redevelopment and Housing Law, this section describes the consistency between 
the Old Bridge Crossroads Redevelopment Plan and the Old Bridge Master Plan and how the 
provisions herein are designed to effectuate the Master Plan.  It also describes the relationship of the 
Redevelopment Plan to (a) master plans of Marlboro Township, a contiguous municipality in 
Monmouth County, (b) the Middlesex County Master Plan, and (c) the New Jersey State 
Development and Redevelopment Plan. 

3.1 Old Bridge Master Plan 
 

The Old Bridge Township Planning Board adopted a comprehensive Master Plan in 1987, with 
amendments in 1991 and Reexamination Reports in 1994 and 2007.  The Land Use Plan Element was 
amended in May of 2000. The 2000 Land Use Amendment includes the following statements that are 
relevant to the proposed Redevelopment Plan: 
 

 The 1998 Route 18 Corridor Study, Route 9 Corridor Study and Town Centre Master Plan 
recommend that the Township: 

 
o Efficiently utilize suitable land for development, while preserving wetlands and open 

space. This is to be accomplished by creating contiguous blocks of non-residentially 
designated land; utilizing land with the best suitability for nonresidential development; 
and cluster development in order to preserve wetlands and open space. 

 
o Maintain an efficient transportation circulation system. This is to be accomplished by 

utilizing a Township-wide traffic model to identify existing and future system needs 
and by incorporating frontage roads and other access management strategies. 

 
The main inconsistency between this Redevelopment Plan and the 2000 Land Use 
Amendment lies in the difference in land use policy for the portion of the Redevelopment Area 
along Marlboro Road. The Land Use Amendment recommends 
“Commercial/Office/Industrial”, with research and development uses along Marlboro Road. 
The Redevelopment Plan calls for either offices or data centers which would be consistent 
with the 2000 Land Use Amendment, or a planned residential retirement community use in 
that portion of the redevelopment area which would not be consistent with the 2000 Land Use 
Amendment. Despite the Master Plan recommendation for nonresidential uses, an expansive 
area west of Route 18 and north of Route 9 remains zoned as R-120, which is the lowest 
density residential zoning district in Old Bridge Township (see Existing Zoning map below).  
The Township has therefore not implemented the Land Use Amendment’s recommendation 
for this area in the seven year period since it was adopted by the Planning Board. 
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The Township and its Economic Development Corporation have actively solicited input of the 
development community for office and commercial uses in the redevelopment area since 2000 
and have been advised that the secluded pockets of uplands along Marlboro Road are suitable 
for certain types of commercial development as well as for residential use. This Plan seeks to 
address the 2000 Land Use Amendment recommendations by “utilizing land with the best 
suitability for nonresidential development” (The Office/Hotel and Highway Commercial 
District oriented to Route 18) and to “cluster development in order to preserve wetlands and 
open space” through the use of a Planned Residential Retirement Community and Commercial 
Development approach or in the alternative, Office Parks and Data Centers. The development 
proposed within the Redevelopment Plan also maximizes the reliance on an internal 
circulation system within a self-contained development and minimizes driveway access cuts 
on existing collector and arterial roadways. This Redevelopment Plan therefore provides 
greater flexibility in terms of types of uses that may be permitted than that recommended by 
the Master Plan and the current zoning of the area. 
 

 Page 14 of the Land Use Amendment lists a summary of recommendations for the Route 18 
and Route 9 Areas, including: 

 
o Increase the ratable base. 
o Stabilize and reduce the tax burden on residents. 

EXISTING 
ZONING 
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o Provide a better balance between residential and nonresidential development. 
o Improve access of Township residents to employment, reducing commuting times. 
o Expand nearby opportunities for shopping and other services and activities. 
o Minimize the impacts of new development on schools, government services, library 

and recreation and open space. 
 

This Redevelopment Plan is consistent with the recommendations listed above because it has 
been demonstrated through experience that planned residential retirement communities, 
Offices/Hotels/Commercial uses and Data Centers generate more in tax revenues than they 
demand in municipal services because they do not increase the student population in municipal 
schools and provide many of their own support services such as security, road maintenance, 
garbage collection and recreation. In addition, to the extent that such Office Parks or planned 
communities are “gated”, the Township would not be required to accept and maintain the 
internal roadway system. In addition, the integration of retail services within both the PRRC 
and the Office/Hotel and Highway Commercial District uses will improve access to the 
redeveloped areas, as well as existing Township residents access, to employment and 
expanded opportunities for shopping and other services and activities. 
 
The 2000 Land Use Amendment includes among its Goals and Objectives, that the Township 
should “promote development and redevelopment of commercial uses by providing 
appropriate regulations to allow neighborhood scale development”.  The Crossroads 
Redevelopment Plan provides appropriate regulations to enable the development of a 
significant tract of vacant land in a key location within the Township in a manner that 
maintains a neighborhood scale, provides employment opportunities, retail services and 
preserves almost 300 acres of public open space, while providing valuable ratables and a 
variety of housing opportunities for pre-retirement and retirement aged households, or in the 
alternate, Office Parks which provide ratables and employment in the region. 

 
Based on the above, the goals and objectives of the Old Bridge Crossroads Redevelopment 
Plan are substantially consistent with the Township of Old Bridge Master Plan.   
* The Redevelopment Plan is consistent with the 2007 Re-Examination report as 

follows: 
 * Updated where commercial, office and industrial possibilities are still realistic. 

* The Master Plan should strive to locate goods, services, jobs, and housing with a view 
toward minimizing vehicle miles. 
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3.2 Middlesex County Master Plans 

Growth Management Strategy Report (1995) 
 
In December 1995, the Middlesex County Planning board adopted its Phase III Growth Management 
Report.  This report presents a comprehensive analysis of the infrastructure capacity and planning 
issues facing anticipated growth areas of Middlesex County.  Growth areas within the County include 
both the Route 18 and Route 9 corridors and include the area of the subject redevelopment area. 
Additionally, the majority of the land within the redevelopment area was conveyed by the County to 
the Township for purposes of economic development, while the remainder of the former Olympia and 
York lands were retained by the County and incorporated into the Middlesex County Park System. 
 
Middlesex County Open Space and Recreation Plan (October 10, 1995) 
 
The Middlesex County Open Space and Recreation Plan contains recommendations for future land 
acquisition for incorporation into the County open space system. A portion of the former Olympia and 
York lands retained by the County has become part of the County Park System based on the 
recommendation of the 1995 Open Space and Recreation Plan. The Plan also proposes a greenway 
through this park that would be located near the westerly edge of the subject Redevelopment Area. 
The Land Use Plan of this Redevelopment Plan also shows the westerly edge of the redevelopment 
area as being open space, which will compliment the County’s proposed greenway. 

Middlesex County Context Report Part V. Strategic Planning Areas/Endorsed Plans 
 
Middlesex County is currently in the process of completing strategic area plans that cover the 
County’s growth regions.  The strategic plan process is being utilized by the County in order to assure 
that continued growth will not overwhelm the infrastructure systems of the County and reduce the 
quality of life for County residents.   
 
The location of the subject redevelopment area at the juncture of two major highway growth corridors 
and the availability of the necessary infrastructure capacity to support the site through the 
implementation of a redeveloper agreement is consistent with Middlesex County’s strategic planning 
objectives. 
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3.3 Master Plans of Adjacent Municipalities 
 
Monmouth County adjoins the Redevelopment Area at its southwest most tip at the border with 
Marlboro Township. Based on their Draft Master Plan Reexamination Report, dated August, 2003, the 
Township’s vision is to “maintain suburban and rural character, with improved circulation along 
Route 9, Route 79 and other major roads”.  The Marlboro Township Zoning Map provides for 
Regional Commercial uses along Route 9, such as shopping centers and office parks.  The Office Park 
alternative is consistent with the latter land use type.  In addition, regarding possible residential 
development, the 2003 Reexamination Report places a heavy emphasis on encouraging age-restricted 
residential development within the Township because of its favorable fiscal impacts. Such 
recommendations are consistent with the overall Land Use Plan for the Crossroads Redevelopment 
Area.  In addition, the former Birch Hill Manor within Old Bridge Township has been acquired for 
purposes of redeveloping it as an active senior community immediately adjacent to the southernmost 
extent of the Crossroads Redevelopment Area. That project is under construction and partially 
completed.  That project is partially located within Marlboro Township, specifically the portion of the 
site that provides its access to Route 9.  That development is across Texas Road from the 
Redevelopment Areas.  It is significantly buffered and separated from the Redevelopment Area. 

Crossroads Redevelopment Area 

Marlboro Township Zoning 

Birch Hill Manor – Senior 
Development  
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3.4 State Development and Redevelopment Plan 
 
On March 1, 2001, the State Planning Commission adopted the New Jersey State Development and 
Redevelopment Plan (NJSDRP).  This new plan supersedes the document that had been in place since 
June 12, 1992.  The NJSDRP is voluntary for municipalities to follow, and is a guide for investing and 
spending state dollars in a manner that is consistent with the plan’s goals.  The NJSDRP is currently 
undergoing an amendment and is in the process of cross-acceptance, so the 2001 Plan is still in effect. 
 
The Old Bridge Crossroads Redevelopment Area is located within Planning Area 2 (Suburban 
Planning Area). According to the State Development and Redevelopment Plan, the Suburban 
Planning Area is generally found in suburban growth corridors located along state highways. The 
State Plan also describes Planning Area 2 as follows: 
 
“Suburban Planning Areas are or will be served by regional infrastructure, except that, outside of 
Centers and major transportation corridors, there is limited, if any, availability of alternative modes 
of transportation to the automobile. These areas have generally been designated for growth in 
municipal master plans. As development expands, these services will become increasingly available if 
planned properly” 
 
This Redevelopment Plan is consistent with the policies for Planning Area 2, which include: 

A. Provide for much of the state's future development;  
B. Promote growth in Centers and other compact forms;  
C. Protect the character of existing stable communities;  
D. Protect natural resources;  
E. Redesign areas of sprawl;  
F. Reverse the current trend toward further sprawl 

 
This Redevelopment Plan furthers the following specific NJSDRP policy objectives: 
 

A. Land Use: Enhance economic and agricultural viability and rural character by guiding 
development and redevelopment into Centers. In the Environs, maintain and enhance 
agricultural uses, and preserve agricultural and other lands to form large contiguous 
areas and greenbelts around Centers. Development and redevelopment should use 
creative land use and design techniques to ensure that it does not conflict with 
agricultural operations, does not exceed the capacity of natural and built systems and 
protects areas where public investments in farmland preservation have been made. 
Development and redevelopment in the Environs should maintain or enhance the 
character of the area. 

 
B. Housing: Provide for a full range of housing choices primarily in Centers with 

appropriate densities to accommodate projected growth, recognizing the special 
locational needs of agricultural employees and minimizing conflicts with agricultural 
operations. …Focus multifamily and higher density single-family housing in Centers. 
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C. Redevelopment: Encourage appropriate redevelopment in existing Centers and 
existing developed areas that have the potential to become Centers, or in ways that 
support Center-based development to accommodate growth that would otherwise occur 
in the Environs. Redevelop with intensities sufficient to support transit, a broad range 
of uses, efficient use of infrastructure, and design that enhances public safety, 
encourage pedestrian activity, reduce dependency on the automobile and maintain the 
rural character of Centers. 

 
D. Public Facilities and Services: Phase and program for construction as part of a 

dedicated capital improvement budget or as part of a public/private development 
agreement for the extension or establishment of public facilities and services, 
particularly wastewater systems, to establish adequate levels of capital facilities…. 
Encourage private investments and facilitate public/private partnerships to provide 
adequate facilities and services, particularly wastewater systems, in Centers. 
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4.0   IMPLEMENTATION  

4.1 Financial Incentives 
 
The Township will be progressive in considering the use of long and short-term property tax 
incentives through tax agreements when in the mutual interest of a redeveloper and the Township.   
 
To the extent that the Township or the Old Bridge Redevelopment Agency is eligible for grant funds 
for public improvements necessary to facilitate a redevelopment project, the Township and or 
Redevelopment Agency will consider taking a proactive approach toward securing those funds, except 
that the Township shall be reimbursed for its expenses by any redevelopers benefiting from such 
public improvements in accordance with executed redeveloper agreements. 

4.2 Redeveloper Selection 
 
It is anticipated that the selection of one or more redevelopers for the implementation of this 
redevelopment plan will be based on a “Qualification Based Selection” (QBS) process enabling 
prospective redevelopers to submit to the Redevelopment Agency their qualifications, financial 
resources, experience and design approach to the Redevelopment Area. The Redevelopment Agency 
will have the ability to select the most appropriate redeveloper for all or a portion of the 
Redevelopment Area. 
 
The process of selecting a redeveloper to undertake a redevelopment of one or more parcels identified 
in this Redevelopment Plan will require the following actions: 
 
 A. Request for Qualifications (RFQ).  The Redevelopment Agency may issue a Request 

for Proposals for the process of selecting a redeveloper, or more than one redeveloper. 
 
  1.  Response to Request for Qualification (RFQ) to include, at a minimum, the 

following information: 
 

(a) Description of the redeveloper entity, including type of company or 
partnership, disclosure of ownership interest, list of comparable projects 
successfully completed, list of references with names, address and 
phone information, list of any general or limited partners, and financial 
profile of the redeveloper entity. 

 
(b) Description of proposed use for each redevelopment parcel to which the 

prospective redeveloper is responding, including anticipated buildout 
analysis of the site and overall approach to site development (regulatory 
process, use of contractors and subcontractors, etc.) 

 
(c) Anticipated construction schedule, including estimated pre-construction 

time period to secure permits and approvals once granted final site plan 
approval by the Township Planning Board and any other boards, 
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agencies and departments having jurisdiction over the development of 
the proposed project. 

 
2. Selection of a redeveloper for one or more redevelopment parcels with which to 

enter into exclusive negotiations.  This redeveloper will receive a designation 
as the Conditional Redeveloper for the parcel subject to the successful 
negotiation and execution of a redeveloper agreement with the Redevelopment 
Agency within 12 months of conditional designation.  The Township may grant 
an extension to the negotiation period of six months or terminate the 
conditional redeveloper designation and repeat the process with another 
redeveloper. 

 
B. Unsolicited Proposals.  The Redevelopment Agency may, at any time, entertain an 

unsolicited proposal from a prospective redeveloper for redevelopment of one or more 
redevelopment parcels.  The Redevelopment Agency will have the option of conferring 
conditional redeveloper designation to such a redeveloper or putting out an RFQ to 
solicit interest from other potential redevelopers for one or more of the parcels, subject 
in either case to the completion of Step 1 above prior to the execution of a redeveloper 
agreement. 

 
4.3 Owner/Developer 
 
The owner of any property that is included in the Redevelopment Zone shall have the absolute right, 
in good faith, to develop its property consistent with the provisions of the Redevelopment Plan.  Upon 
approval of an application for development by the Old Bridge Redevelopment Agency and by the 
property owner entering into a Redevelopment Agreement with the Old Bridge Redevelopment 
Agency, its property shall be exempt from acquisition, by condemnation or the exercise of the power 
of eminent domain, by the Township or any developer selected by the Township for so long as the 
development is proceeding in good faith. 
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GENERAL INFORMATION 

& 
ATTACHMENTS 

 
 
 

December 2007 Amendment: 
 
 
 Township Council First Reading approved - 11-19-07 
 
  
 Planning Department Report 11-26-07………………………..Attachment “A” 
 
 

Township Council Resolution Referring the  
Proposed Amendment to the Planning Board - 12-4-07………Attachment “B” 
 
 
Planning Board Approval – 12-4-07  
 
 
Township Council, Public Hearing and Final 
Approval 12-10-07……………………………………………Attachment “C” 

 
 
 
 
 
 
 
 
 
 


