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I. INTRODUCTION AND
OVERVIEW

This document provides the
1994 general reexamination of the
Borough of Medford Lakes Master
Plan and development regulations.
The Planning Board is required to

prepare and adopt by resolution the

findings of such reexamination, as

provided by the governing body.

In 1982, Medford Lakes revised

its Master Plan following guidelines

set forth in the Municipal Land Use Law and by the New Jersey Pinelands
Commission. In 1988, Medford Lakes adopted its "1988 Master Plan Update". This
document addressed goals, objectives, and recommendations involving environmental
protection, historic preservation, traffic circulation, housing, population and future
land use. To provide continuity with the Borough’s previous Master Plan documents
and to be consistent with the guidelines set forth in the Municipal Land Use Law,

this 1994 Master Plan Reexamination Report addresses the following topics:

1. The major problems and objectives relating to land development in the
Borough of Medford Lakes at the time of the adoption of the 1988

Master Plan Update are described and discussed.



The extent to which problems and objectives stated in the 1988 Master
Plan update have been reduced or have increased in the period from

1988 to 1994.

The extent to which there have been significant changes in the
assumptions, policies and objectives which formed the basis of the
Borough’s Master Plan and development regulations, with particular
regard to the density, 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.

The specific changes recommended for the Borough’s Master Plan or
development regulations, including underlying objectives, policies and

standards, or whether a new plan or regulations should be prepared.

The 1994 Borough of Medford Lakes Master Plan Reexamination is intended
to reflect a continuation of balanced land use, fiscal responsibility, preservation of

natural resources and maintenance of our infrastructure improvements.

1988 REEXAMINATION REPORT: BOROUGH GOALS,
OBJECTIVES, PROBLEMS AND RECOMMENDATIONS

The 1988 Master Plan Update initially stated the major problem identified in
the 1982 Medford Lakes Master Plan as "the maintaining and preserving of open
space". The 1988 update further states in recognition of a need to maintain open
space and to ensure conformance with The Pinelands Comprehensive Management
Plan, a revised zoning ordinance, site plan ordinance and land subdivision ordinance
had been adopted. These ordinances included new regulations for the Borough’s
Lakes Suburban Reserve (LSR) zone. This action was effectively aimed at
maintaining and preserving open space by requiring a minimum lot size of 3.2 acres

for approximately 10% of the Borough’s land area.
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The 1988 update also referenced the 1982 Master Plan as having recognized
the unique character provided by the log structures in the Borough. The Borough
subsequently adopted a historic district zone and historic design standards as an

action to preserve and protect the Borough’s unique character.

The 1988 document states that no major changes have occurred in the
Borough since the last adoption of the 1982 Master Plan; however, area communities
have grown at dramatic rates and have increased traffic passing through the
Borough along Tabernacle, Stokes and Tuckerton Roads. The 1988 document further
references the 1982 Master Plan as having deemed unwarranted revisions to the
Borough’s road system, recreation facilities and housing requirements. The 1982
Medford Lakes Master Plan, however, recommended adherence to the comprehensive
management plan of The Pinelands Commission to aid the Borough in its endeavor
to maintain the current level of housing and services offered. Medford Lakes
subsequently adopted a Land Development Ordinance supporting The Pinelands

Comprehensive Management Plan.

L Specific Goals and Objectives of the 1988 Master Plan Update

1. Protect the environmental quality of the Borough’s natural resources in
order to preserve the balance of its ecological systems and safeguard
the future health and welfare of the residents. The stated objectives in

support of this goal were as follows:

a. Encourage preservation of ecological systems and recognition of

the environmentally sensitive nature of lands and waters in the

Borough.

b. Maintain design standards which will minimize the effects of

development upon the environment in all areas of the Borough.



2. To safeguard the heritage of the Borough of Medford Lakes and
maintain the uniquely livable environment by preserving that part of
the Borough which reflects elements of its cultural, social, economic

and architectural history. Objectives:

a. Ensure that any renovation of or additions to existing structures
are performed in accordance with clearly established design

standards for the preservation of historic features.

b. Evaluate standards to maintain historic properties and

recommend additional standards where appropriate.

3. To seek a coordinated circulation system within a local and regional

planning context which enables the safe and efficient movement of

people and goods. Objectives:

a. Encourage alternate circulation networks to be devised around

the Borough to minimize auto traffic trips through the Borough.

b. Evaluate county and state transportation and circulation

planning and to coordinate with local circulation planning.

1988 Planning Board members identified areas of concern for incorporation

into the 1988 Master Plan Update. These areas of concern were as follows:

1. The Borough recycling program should be included.

2. Sewage disposal hook-up for septics to be made mandatory by law.

3. The public should be made more aware of the harm caused by

fertilizers as they enter the water system. Laws are to be considered.
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4, There must be incorporation of the historic district in the Master Plan.

5. Census data.

6. Tree preservation.

7. Control of water fowl which affect lake waters.
8. Update to the rural development zone.

9. Demographics

10.  Traffic problems.

11.  Colony Club activities regarding lake cleaning.
12.  Colony Club procedures to maintain the lakes.
13.  Affordable housing.

The 1988 Master Plan Update included the following recommendations in

response to the Planning Board’s concerns and other planning issues.

° Environmental Protection

1. Tree Preservation. Sample tree preservation ordinances were included
in the Master Plan Update as an outline for an ordinance to preserve

trees on residential properties in the Borough of Medford Lakes.



Solid Waste/Recycling. The Borough’s existing recycling ordinance
establishes a program for the separation of waste and paper products,
glass, aluminum, metal, garbage, trash and debris and other metal and
non-metal items. The Borough ordinance also includes separation and
collection of leaves. It was recommended in the 1988 Master Plan
Update to include a recycling ordinance within the Land Development
Ordinance. It was further recommended in conformance with state
recycling objectives, that development regulations regarding the
recycling should be reviewed at least every 36 months. It was further
recommended that site plan and subdivision reviews address where
materials will be stored, where materials will be picked up, how much
material will be generated, and how much storage area is required for

each material.

Sewage Disposal Hookups/Septic Hookups. It was recommended that
the Borough require units sewered by septic systems to tie into the

public sewer system once infrastructure is available.

Fertilizers. The 1988 Master Plan Update provided suggestions for
managing fertilizer use on lawns around the lakes. These suggestions
included requesting applicants seeking development and redevelopment
approval to provide deed restrictions prohibiting the use of fertilizers.
Another solution suggested was to educate residents regarding best

management practices. Several BMP’s were listed.

Water Fowl. It was stated that water fowl pose a nuisance to the
homeowners in the Borough in terms of recreation and aesthetics. Best
management practices and public education regarding the water fowl
problem was suggested in addition to a municipal ordinance as (then)

recently adopted by the Borough. A series of BMP’s were listed.



6. Lakes. The 1988 Master Plan Update included a detailed history and
discussion of the goals, objectives and implementation program
included in the Colony Club Lakes Master Plan. The Lakes Master
Plan included recommendations for management and control measures.
Management and control measures which included silt
chambers/sediment traps, grass waterways along roadsides, and street
sweeping should be implemented through the Borough. Additional
recommendations included a regular program for the maintenance of
catch basins and silt traps, and that best management practices by the
Borough residents be encourage. Several BMP’s were listed. The
Master Plan Update also recommended that the responsibility for the
dams in the Borough be clearly established, and that a program be
implemented ensuring regular inspection of dams and necessary

maintenance.

. Historic Preservation

The 1988 Master Plan Update stated that in recognition of the need to
preserve and protect the log cabins along with the Borough’s uniquely liveable
environment, a Medford Lakes historic study and preservation plan was completed.
In August, 1986 an addendum to the 1982 Master Plan was adopted establishing a
Lakes Historic District. To implement and enforce the Lakes Historic Zone, an
ordinance was adopted establishing a Lakes Historic and Preservation Commission.
It was recommended that the Historic Commission continue to administer and review
applications within the Lakes Historic District based upon existing design standards

with continued administration by the Borough’s Planning Board.

° Traffic Circulation

The 1988 Master Plan Update stated that communities neighboring the
Borough have rapidly developed since the last adoption of the Master Plan, with



increased traffic being the result. Also mentioned was the fact that Medford Lakes is
a community where walking and bicycling are important modes of transportation.
The Borough had established a school courtesy route designating 18 roads for

children to use for bicycling to and from school and recreation sites.

It was recommended that the Borough seek cooperation with Burlington
County in designating an alignment for a Medford Lakes By-Pass. It was further
recommended that the Planning Board, in cooperation with the Borough Council,
seek out the county for discussion regarding concerns about traffic passing through

the Borough and its negative affect on the quality of life and the hazards it creates.

® Housing

A Housing Element was prepared by the Medford Lakes Borough Council,
adopted on August 1, 1988 and made part of the 1988 Master Plan Update. As
stated, the Housing Element concludes that "the Borough is unable to provide any

type of housing or plan for housing and believes its allotment should be zero".

] Population

The 1988 Master Plan Update provided a general population profile for the
Borough of Medford Lakes based on the 1980 U.S. Census. A detailed population
and housing profile of the Borough is attached as Appendix A.

® Future Land Use Recommendations

The 1988 Reexamination Report included the following future land use

recommendations:



1. To maintain the character and pattern of land use in the Borough, it is
recommended that land uses and bulk requirements for the Lakes

Residential (LR) district remain as established by the last master plan.

2. Because Medford Lakes is located at the edge of a growing regional
center which provides convenient opportunities for employment and
services to Borough residents, and in character with the residential
land use character of the Borough, it is recommended there be no

expansion of the Lakes Commercial (LC) district in the Borough.

3. The Borough has no plans for expansion of municipal land uses,
therefore, there is no need for expansion of the Lakes Institutional

(L) district.

4. It is recommended that the primary land use in the Lakes
Environmental Conservation District (LEC) be recreation with single
family detached dwellings limited to conditional uses at one unit per

2.06 acres as permitted.

5. No changes to the Lakes Quasi-Public District (LQP) are needed and

no expansion of the district is necessary.

6. It is recommended that the Lakes Suburban Reserve District (LSR)

remain unchanged.

e Land Use Compatibility with Adjacent Municipality

The 1988 Reexamination Report included an examination of existing and
proposed land uses within the Borough as compared to the adjacent existing and

proposed land uses in Medford Township. General compatibility between the land
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uses was found, with the exception of Medford Pines. It was stated that the density
of units proposed for the RGD District in Medford Pines is not compatible with the
land use and environmental concerns in Medford Lakes and should be discouraged

by the Borough.

III. 1988 TO 1994: CHANGES TO GOALS, OBJECTIVES,
ASSUMPTIONS, POLICIES AND PROBLEMS

‘This section describes the extent to which problems and objectives stated in
the 1988 Master Plan update have been reduced or have increased. In addition,
significant changes in the assumptions, policies, and objectives which formed the

basis of Medford Lakes Master Plan and development regulations are also described.

1. Environmental Quality

The Borough of Medford Lakes continues it’s goal of protecting the
environmental quality of the Borough’s natural resources. The
Borough Council, Planning and Zoning Boards, Environmental
Commission, Historic Preservation Commission, Recycling Coordinator
and Department of Public Works have strived together toward this goal
by preserving ecological systems and recognizing environmentally

sensitive lands through their decisions and actions.

The threat to our natural resources has intensified since 1988 as land
use impacts have grown. Two factors have helped control the rate and
level of impact since 1988. One factor involves actions by the
surrounding municipality, Medford Township. Medford has made
significant efforts in controlling land use impacts to shared natural
resources through implementation and enforcement of municipal land

use codes and practices. Secondly, the rate of area development growth
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has slowed since the 1980’s. Medford Lakes welcomes both of these
results. Design standards which effect land use impacts have been
strengthened through updates to the Borough’s development

regulations. Medford Lakes intends to continue this practice.
Historic Preservation

The Borough’s goal of safeguarding the heritage of Medford Lakes and
preserving its cultural, social, economic and architectural history
remains constant. The Planning Board has maintained its standards
and historical perspective in its review of Historic District applications.
Applications are also reviewed by the Lakes Historic and Preservation
Commission in accordance with the municipal ordinance. It is

intended that this procedure be continued.

The 1988 Master Plan update stated an objective to evaluate standards
to maintain historic properties and recommend additional standards
where appropriate. Standards have been examined by Council,
Planning Board and Zoning Board, although no specific additional

standards have been recommended for adoption.

Circulation

The Borough’s goal of seeking a coordinated circulation system within
a local and regional planning context remains constant. Medford

Lakes seeks the safe and efficient movement of people and goods.
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The Borough has stated objectives to encourage alternate circulation
networks around Medford Lakes to minimize auto traffic to the
Borough. Furthermore, the Borough seeks to coordinate with local
circulation planning and to evaluate county and state transportation

and circulation planning.

The Borough of Medford Lakes through its Police Department and
Department of Safety regularly coordinate and interact with county and
state agencies regarding local circulation planning and safety. At
present, Burlington County is proposing improvements along Route 541
(Stokes Road) in the vicinity between Tabernacle Road and
Minnetonka Trail. The Planning Board and Police Department have
submitted input with regard to these improvements to the Burlington

County Planning Board and intend to continue involvement.

The municipal objective to encourage alternate circulation networks
around Medford Lakes "to minimize auto traffic to the Borough" has
become more specific since 1988. In view of present concerns of
maintaining viable commercial businesses and encouraging a marketing
plan for Medford Lakes, the Borough seeks a balance between
strengthening its present commercial businesses and controlling traffic.
This balance applies to the previous Master Plan update
recommendation that cooperation be sought with Burlington County in

designating an alignment for a Medford Lakes by-pass.

Recommendations adopted in the 1988 Master Plan Update

A series of recommendations were adopted in the 1988 update in
response to concerns of the Planning Board. Continuation of, or
changes to these recommendations in this 1994 Reexamination Report

are described as follows:

12-



The Borough supports preservation of viable trees on residential
properties. Methods include supplying educational materials to

residents and by ordinance.

The Borough’s recommendation to address recycling during
subdivision and site plan review is being implemented. Medford
Lakes continues its support of maintaining its present recycling

efforts, and expansion of the program where appropriate.

The Borough supports requiring units sewered by septic systems
to tie into the public sewer system once infrastructure is

available.

Medford Lakes supports the controlled use of fertilizer on lawns
around lakes, and the education of residents about the impact of

fertilizers on our lakes system.

Medford Lakes supports the use of best management practices
and municipal ordinances as methods to control excessive water

fowl.

The Borough supports the use of best management practices in
controlling impacts to its lakes system. The responsibility for
the dams remains a concern. A program for regular inspection

of the dams and necessary maintenance is high priority.

The conclusion of the Borough of Medford Lakes Housing
Element is that the Borough is unable to provide any type of
housing or plan for (affordable) housing and believes its
allotment should be zero. This conclusion remains true in 1994

as it did in 1988 when it was adopted by Council.
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h. The 1988 Master Plan recommended no expansion of the Lakes
Commercial (L.C) district. Now in 1994, the Borough places an
increased focus on strengthening its commercial tax base and
ensuring business viability. Many options exist in achieving this
objective, and no one option is to be ruled out prior to a more

detailed examination of marketability in Medford Lakes.

IV. 1994 REEXAMINATION REPORT: NEW
RECOMMENDATIONS

In this section, the Borough of Medford Lakes Planning Board specifies
additional recommendations, goals and objectives of the Master Plan, and

supplements those described in Section IIL
1. Municipal Revenue

Municipal revenue must be sufficient to promote the public health,

safety, morals and general welfare of the residents of Medford Lakes.

a. An economically healthy tax base must be maintained within a
land use context which is restricted from expansion to any

significant degree.

b. A cohesive plan for businesses in Medford Lakes is necessary in
order to stay competitive regionally. It is recommended that
marketing strategies be developed for Medford Lakes. A
committee should be formed consisting of municipal officials,

business owners within the Borough, and municipal residents.

-14-



Home Businesses are regulated within the Borough by
Ordinance, and these ordinances are to be enforced. Regulated
home businesses should be inventoried, and made part of the
Borough’s marketing plan. Appropriate licensing fees should be

set.

Assessments are to be equitable and accurate for all properties.
Single family homes with apartments should be assessed

appropriately.

Vacant or non-commercial properties within the Lakes
Commercial Zone which have potential for becoming commercial
ratables should be examined. Appropriate properties adjacent
to the LC zone should be studied for possible inclusion within

the commercial district.

Bed and breakfast type uses should be examined as a possible

conditional use activity within appropriate zoning districts.

The balance between encouraging business expansion, and
controlling traffic and parking must be considered in any

marketing strategy.

Updated Pinelands Commission regulations relative to
commercial uses should be examined for marketing

opportunities in Medford Lakes.

All proposed developments are to provide for the needs and
impacts of the development. When determined necessary by the
Borough using fair and reasonable standards, applicants will be

required to make on-site and off-tract improvements, or pay the
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proportionate or pro-rata amount of the cost of providing the
necessary facilities, improvements and services. Examples of
possible needs and impacts of the development include drainage,
water and sewer, recreation, traffic circulation, streets and
parking, community facilities, open space and environmental

conservation.
Population and Housing

Borough services are to be provided to residents in view of changing
municipal demographics. The special needs of the elderly are to be

considered, as are the special needs of our youth.

a. The changing needs of our more senior residents and the
evolving educational needs of our students are to be considered

in borough policies and municipal expenditures.

b. The Borough of Medford Lakes recommends no changes to its
development regulations specific to redevelopment plans for the
Borough, as described in the "Local Redevelopment and Housing

Law", P.L. 1992, ¢.79.
Environmental Quality

Supplementing the goals and objectives of the Borough’s Master Plan

regarding environmental quality, the following recommendations are

made:

a. The Lakes are recognized as a high priority resource within the
Borough. Lake quality, dam maintenance, and the use of
surrounding land contribute significantly to municipal property

values and the Borough tax base. The Borough must develop
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strategies which support lake quality and dam maintenance.
The use of fish in helping to maintain water quality, reduce

plant growth and mosquitos should be explored.

The Borough supports the expanded use of indigenous plants in
all municipal and private landscaping, and the need to monitor
the effectiveness of the municipal tree cutting ordinance.
Erosion control projects should include the use of bio-

engineering techniques as appropriate.

Excessive fertilizer use is recognized as a real danger to water
quality in our lakes and streams, groundwater and aquifers.
The effects include degradation of water quality which can
impact humans and wildlife. Medford Lakes supports the strict
control of excessive fertilizer use on all properties throughout
the Borough. Furthermore, surrounding municipalities are
requested to pursue control of excessive fertilizer use which may

effect our shared natural resources.

Appropriate buffer widths and plantings should be provided
between differing land uses and along the municipal boundary.
General land use compatibility between Medford Lakes and

Medford Township continues.

The Borough of Medford Lakes actively supports environmental
education. All segments of the population need to be given
opportunities to learn methods and techniques which will permit
future generations to enjoy environmental benefits as we
currently enjoy. Municipal strategies should be developed to
expose environmental education to all population segments
within the Borough. Recommended strategies are provided in

Appendix B.
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Traffic

Traffic remains a problem within the Lakes Commercial District.
Drive-through traffic contributes congestion in our central business
area

without contributing to local businesses. Furthermore, there is
inadequate parking for our present businesses and churches, and

excessive speed along certain Borough streets. Recommendations:

a. All site plan applications require close attention to the parking

requirements.

b. A Medford Lakes By-Pass option for drive-through traffic
remains necessary. The Borough supports further study of this
concept by Burlington County, and continued coordination with

Borough officials and the Police Department.

c. Methods to implement recommendations by the Medford Lakes
Police Department on how to reduce traffic congestion and

improve inadequate parking conditions should be studied.

d. Traffic should be directed along non-dam routes in an effort to

reduce impacts on load bearing culverts and bridges.

Development Regulations

Development regulations include the zoning ordinance, subdivision
ordinance, site plan ordinance and other regulations which effect the
use and development of land. Certain Borough development

regulations require evaluation for possible updating.
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Recommendations:

a. Permitted and conditional land use should be examined in view
of changes to Pinelands Commission regulations, and changing

needs and demographics in Medford Lakes.

b. The general regulations of the Borough should be evaluated for
possible updating in view of changing needs and demographics

in Medford Lakes.

c. Subdivision and site plan regulations should be evaluated for
consistency with the latest amendments to the New Jersey

Municipal Land Use Law.

d. Municipal Design Standards should be evaluated for consistency
with modern design techniques. Updating should be provided as
necessary in view of the general developed nature of the Borough

and the second generation of development which will occur.
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APPENDIX A
BOROUGH OF MEDFORD LAKES
1990 CENSUS OF POPULATION AND HOUSING
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AND SEX (PART 2)

HISPANIC ORIGIN,
1990 CENSUS OF POPULATION AND HOUSING

AGE, RACE,

~ POPULATION:

PROFILE 2
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Race by Sex by Age
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APPENDIX B
ENVIRONMENTAL EDUCATION FOR MEDFORD LAKES:
RECOMMENDED STRATEGIES

The Borough of Medford Lakes supports initiatives to help increase the
individual’s understanding of, and involvement with the environment. Medford
Lakes has within its boundaries various parks, forests, lakes and other natural
resources. Since the early 1900’s, outdoor science, nature study, conservation
education, camps, and volunteer projects have existed throughout the regibn. vToday,

environmental issues and activities are a part of community life in Medford Lakes.

In the pursuit of developing the knowledge, attitudes, skills, and behaviors
needed to maintain, protect, and improve our natural resources, Medford Lakes
recommends a series of strategies. The plan involves families and individuals,
schools, county and municipal governments, business and industry, and
organizations and groups. Environmental education continues from childhood
through retirement and is acquired at home and through formal education, daily
activities, and direct experiences with nature. Medford Lakes recommends the

following strategies for establishing environmental education as a lifelong process:

a. At Home

° Conduct and encourage such daily activities as recycling,
composting, pollution prevention, and ridesharing.

° Share involvement with one’s family by exploring forests,
open spaces, parks, and water resources. Attend
environmental events and community activities together.

° Use products that reflect environmental responsibility.

o Encourage proper insulation and weather stripping of

homes to cut down on energy use.



b.

In School

Integrate environmental education experiences throughout
the curriculum and in all school-related activities.

Involve students in acquiring environmental knowledge,
values, and skills through participation in positive
learning activities such as seminars, field activities, and

community projects.

Implement environmental policies and procedures

throughout the school to practice what is being taught.

Expand and refine teacher knowledge of environmental
concepts, values, and behaviors by providing
environmental education topics as part of teacher
workshops and in-service programs. Acquire materials

and equipment supporting environmental education.

Municipal and County

Support the continued education of government officials
and staff regarding environmental principles and related

issues.

Create, maintain, and support environmental education
opportunities in public parks, forests, and open spaces.
Encourage the use of local and county public lands for

study and enjoyment by classes and groups.




® Communicate environmental initiatives by networking
through the local media, libraries, school groups, and

individuals.

o Incorporate the use of methods and materials that reflect

environmental responsibility.

o Strive to maximize the proper use and enjoyment of

natural resources by the public.

o Initiate community projects that protect and improve

natural resources in the Borough.

Businesses and Industries

° Continue the great strides which businesses and
industries have taken to achieve compliance with

environmental regulations.

o Strengthen and support the movement to decrease the use
of non-renewable resources and the production of

hazardous and solid waste.

o Continue to develop new and alternative products that

lessen impacts on natural resources.

o Support the consumer movement to utilize products that

reflect environmental responsibility.



e. Organizations and Groups

° Promote and provide environmental education
information and programs to the public.

o Encourage staff and members to participate in
environmental education workshops and seminars.

° Re-evaluate the charter relative to practicing
environmental responsibility.

° Encourage the proper use and enjoyment of natural
resources.

o Support and encourage community projects and activities

that maintain, protect and improve our environment.

Environmental education is a continuing process which impacts one’s
activities from childhood through retirement. The Borough of Medford Lakes
promotes the empowerment of its residents to better understand and value our

natural resources, and to assume environmental responsibility.




