
ORDINANCE NO. 25-29

AN ORDINANCE ADOPTING THE SECOND AMENDED REDEVELOPMENT PLAN FOR OCEAN

GROVE NORTH END LOCATED IN THE TOWNSHIP OF NEPTUNE, COUNTY OF MONMOUTH,

NEW JERSEY

WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1, et seq., as

amended and supplemented (the "Act"), provides a process for municipalities to participate in
the development and improvement of areas designated as areas in need of redevelopment or as

areas in need of rehabilitation; and

WHEREAS, the Township of Neptune (the "Township") desires that the land located in an
area which has been determined to be an area in need of redevelopment in accordance with the

Act (the "Redevelopment Area"), currently designated on the Tax Map of the Township of
Neptune as Block 1.01, Lots 3 and 4 and a portion of Lot 2 that is more commonly known

collectively as "North End", as same is set forth on the survey prepared by Gallas Surveying Group

and dated October 3, 2019 (the "Project Site"), be redeveloped in accordance with the Ocean
Grove North End Redevelopment Plan (the "Redevelopment Plan", including as same may be

amended); and

WHEREAS, the Project Site, which comprises approximately three (3) acres, is

within the Ocean Grove Historic District; and

located

WHEREAS, the Project Site is owned by the Ocean Grove Camp Meeting Association

("CMA"); and

WHEREAS, OG North End Development, LLC ("OGNED"), a joint venture entity which is

comprised of MB2 Ocean Grove, LLC ("MB2"), an affiliate of MB1 Capital Partners, LLC ("MB1"),
and Wesley Atlantic Village Enterprises, LLC ("WAVE"), entered into a Ground Lease Agreement

with CMA providing OGNED the right to, inter alia, develop the Project Site; and

WHEREAS, as authorized by Resolution No. 19-335 of the Township Committee of the

Township of Neptune ("Township Committee"), OGNED was designated as the exclusive
Redeveloper of the Project Site and OGNED, and the Township entered into that certain

Redevelopment Agreement dated September 9, 2019 (the "Original Redevelopment

Agreement"); and

WHEREAS, as described in the Original Redevelopment Agreement, OGNED agreed to

implement a mixed use project upon the Project Site comprising, inter alia, two (2) buildings, the

first of which would include a new, iconic Victorian boutique hotel containing no more than forty
(40) rooms, a residential condominium building containing no more than thirty (30) 2-bedroom

condominiums at market rate, and approximately 7,600 sq. ft. of boardwalk retail; and a second

building which would contain no more than nine (9) condominium units, of which approximately

six (6) would be 2-bedroom residential condominiums and approximately three (3) would be 3-
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bedroom residential condominiums; as well as ten (10) 3-bedroom single family homes on Spray
Avenue ("Single Family Homes"); additionally, no more than twenty (20) surface parking spaces,
and no less than one hundred and forty (140) parking spaces within a subterranean parking
structure would be provided; the creation or improvement of certain public open space such as

a promenade along Wesley Lake and the preservation of view corridors along Spray Avenue
through to Wesley Lake, all in accordance with applicable laws, including the Redevelopment

Plan, and the terms and conditions of a Redevelopment Agreement (the "Original Project"); and

Board

WHEREAS, after obtaining site plan approval for the Original Project from the Planning

of the Township of Neptune ("Planning Board") in 2020 (the "2020 Planning Board

Approval"), OGNED submitted an application for a Certificate of Appropriateness ("COA") to the

Historic Preservation Commission ("HPC") which included the detailed plans for the Original

Project (the "Original Plans"), pursuant to the Redevelopment Plan and the terms of the Original
Redevelopment Agreement; and

alia,

interWHEREAS, in 2022, the HPC denied OGNED's application for a COA for a purported,

failure to comply with the Design Guidelines applicable to the Ocean Grove area of the

Township; and

WHEREAS, the HPC's technical comments regarding its consideration of the Original Project

and the design components were incorporated into the formal Resolution denying OGNED's

application which was adopted by the HPC on October 25, 2022 ("HPC Resolution"); and

OGNED filed a Verified Complaint in Lieu of PrerogativeWHEREAS, on October 21, 2022,

Writ and Writ for Mandamus against the Township of Neptune and the Zoning Officer of the
Township of Neptune in the Law Division of the Superior Court of New Jersey (Docket No. MON-
L-2916-22) (the "Complaint" or the "Litigation") seeking to compel the issuance of a СОА
permitting the construction of the Original Project as it was reflected in the Original Plans; and

WHEREAS, OGNED alleged in its Complaint that the HPC failed to act on its application in

the statutorily required timeframe and that, as such, the issuance of a permit to implement the

Original Plans was merely ministerial in nature and should have been issued immediately; and

WHEREAS, the Township and OGNED agreed to hold the Complaint in abeyance in order to

allow for an opportunity to resolve the matter, including the Redevelopment Plan and the specific

design elements in the Original Plans and the related comments regarding same in the HPC

Resolution; and

WHEREAS, in 2024, the Township and OGNED successfully reached a resolution and the

parties agreed to enter into a Settlement Agreement and Amended and Restated Redevelopment

Agreement (the "Settlement" or the "Amended Redevelopment Agreement"), in order to settle

the Complaint without further delay and expense; and
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WHEREAS, the Settlement required OGNED to, inter alia, construct the Project as it was

specifically further negotiated and as demonstrated in the plans attached to the Amended
Redevelopment Agreement as Exhibit F, including ten (10) Single Family Homes on Spray Avenue;

and

WHEREAS, the Settlement required the Township to adopt an amended Redevelopment

Plan that would allow for the negotiated Project to be constructed ("First Amended

Redevelopment Plan"); and

WHEREAS, more specifically, the Settlement provided that upon execution of  the Amended

Redevelopment Agreement, OGNED would file a Stipulation of Dismissal without Prejudice,
conditionally dismissing the Complaint; and

WHEREAS, the Settlement further provided that OGNED would file a Stipulation of Dismissal

with Prejudice, fully and finally dismissing the Complaint forever, upon, among other things, (i)
the full adoption of the First Amended Redevelopment Plan, and (ii) the issuance of an Amended

Site Plan Approval by the Planning Board; and

WHEREAS, on February 26, 2024, the Township Committee adopted Resolution No. 24-141

authorizing the Settlement and the execution of the Amended Redevelopment Agreement; and

on April 8, 2024, the Township Committee adopted Ordinance No. 24-10 adopting the First
Amended Redevelopment Plan; and

WHEREAS, thereafter, OGNED pursued its application for the Amended Site Plan Approval
from the Planning Board (the "Application") and an objection to the Application was filed which
asserted that, inter alia, the Planning Board lacked jurisdiction because two (2) of the Single-

Family Homes were located in an area where single-family homes are not a permitted use as set

forth in the Amended Redevelopment Plan (the "Objection"); and

WHEREAS, the Objection alleged that, inter alia, the Amended Redevelopment Plan does
not allow two (2) of the Single Family Homes in the area of Spray Avenue where they are slated

to be built; and

onWHEREAS, despite the pendency of the Objection and the uncertainty caused by it,

December 23, 2024, OGNED filed a Stipulation of Dismissal without Prejudice, conditionally
dismissing the Complaint; and

WHEREAS, in order to obtain Amended Site Plan Approval, OGNED amended its

Application to seek only Preliminary Amended Site Plan for the two (2) Single Family Homes

which were the subject of the Objection, and Preliminary and Final Amended Site Plan for the

remainder of the Project components; and
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WHEREAS, on April 23, 2025, the Planning Board adopted Resolution No. 25-06 issuing
Preliminary Amended Major Site Plan for Phase II (i.e. the two (2) Single Family Homes at issue),

conditioned on a further amendment of the Redevelopment Plan, and Preliminary and Final

Amended Major Site Plan for Phase I (i.e. the remainder of the Project) (the "2025 Planning Board

Approval"); and

WHEREAS, on June 25, 2025, the objectors filed a Complaint in Lieu of Prerogative Writs

against OGNED and the Planning Board, attacking the validity of the 2020 Planning Board

Approval and the 2025 Planning Board Approval; and

WHEREAS, on or about July 16, 2025, OGNED sent a Notice of Default, Notice to Cure and

Demand for Cooperation to the Township alleging that the Township was in default of the
Settlement for failing to adopt an Amended Redevelopment Plan which allowed the Project to

built as required by the Amended Redevelopment Agreement and requesting that thebe

Amended Redevelopment Plan be further amended accordingly; and

WHEREAS, in order to (i) fully address the Township's obligations as they are described in

the Settlement, (ii) clearly permit the required Project to be built as negotiated in the Amended
Redevelopment Agreement, (iii) ensure that the underlying Litigation will not be continued but

rather, will be fully dismissed with prejudice forever, (iv) avoid further delays in the

implementation of the Redevelopment Plan (as amended), and (v) avoid substantial costs and
demands that would naturally result from any litigation with the designated Redeveloper, the
Township wishes to further amend the Redevelopment Plan as set forth in the attached

amendment ("Second Amended Redevelopment Plan"); and

WHEREAS, the Second Redevelopment Plan accomplishes the following revisions: (i)

expressly permits the construction of all Single-Family Homes as required in the Amended
Redevelopment Agreement, and (ii) confirms that the View Corridor maintained by the Project is

consistent with the Core Design Elements; and

WHEREAS, upon passage of this Ordinance Adopting the Further Amended
Redevelopment Plan, the Second Amended Redevelopment Plan shall supersede the

Redevelopment Plan for the Ocean Grove North End, as previously amended; and

WHEREAS, pursuant to N.J.S.A. 40A:12A-7, the Second Amended Redevelopment Plan

has been referred to the Planning Board for its review and recommendation; and

WHEREAS, the Township Committee has reviewed and considered the recommendations

of the Planning Board regarding the proposed Second Amended Redevelopment Plan; and

WHEREAS, the Township Committee has determined that the Second Amended

Redevelopment Plan will further the overall goals and objectives of the Redevelopment Plan for

the Ocean Grove North End and that the Second Amended Redevelopment Plan meets the
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statutory requirements of, and can be adopted consistent with, the applicable provisions of  the

Redevelopment Law.

NOW, THEREFORE, BE IT ORDAINED, by the Township Committee of Neptune as follows:

SECTION 1.

1.

2.

The Township Committee has determined that the Second Amended Redevelopment

Plan, a copy of which is attached hereto as Attachment A, is in conformance with the

provisions of the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1, et seq.

The Township Committee has received the comments of the Planning Board and has

determined that adopting and implementing the Second Amended Redevelopment Plan

is in the best interest of the Township.

SECTION 2.

Upon full adoption of this Ordinance, the Second Amended Redevelopment Plan

shall fully amend, supersede and replace the Ocean Grove North End

Redevelopment Plan, as same has been previously amended.

SECTION 3.

All ordinances or parts of ordinances heretofore adopted that are inconsistent with

the terms and provisions of this Ordinance are hereby repealed to the extent of such

inconsistency.

SECTION 4.

Upon full adoption, the Township Clerk shall transmit a copy of this Ordinance to the

Planning Board of the County of Monmouth for filing, pursuant to N.J.S.A. 40:55D-

16, and the Clerk shall further transmit a copy of this Ordinance to the Planning

Board of the Township of Neptune for review and recommendations, pursuant to

N.J.S.A. 40A:12A-7.

SECTION 5.

Township Staff and consultants are hereby authorized and directed to take all

actions to implement this Ordinance as are necessary or appropriate to accomplish

its goals and intent.

SECTION 6.
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This Ordinance shall become final upon adoption and publication in the manner

prescribed by law.

Attachment A (to the Ordinance)

Amended Redevelopment Plan for Ocean Grove North End

Motion/ Roll Call to Adopt on First Reading
YAY NAYSecond

Rev. Tassie York

Bryan Acciani

Derel Stroud

Kevin McMillan

Adopted on First Reading
ABSTAIN ABSENT Dated: November 24, 2025

Robert Lane, Jr

Motion/ Roll Call to Adopt on Second and Final Reading

William Bray, RMC, CMR

Township Clerk

Adopted on Second Reading
Second YAY NAY ABSTAIN ABSENT Dated: December 22, 2025

Rev. Tassie York

Bryan Acciani

Derel Stroud

Kevin McMillan

Robert Lane, Jr

William Bray, RMC, CMR

Township Clerk

Attest:

William Bray, RMC, CMR

Township Clerk

Ordinance 25-29

Robert Lane, Jr.

Mayor

Date:
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a
k
e
f
r
o
n
t

 
re

ta
in

in
g 
w
a
l
l
 
i
n

 
a

c
o
s
t
 
e
f
f
i
c
i
e
n
t
 
m
a
n
n
e
r

-
 
P
r
o
v
i
d
e

 
pu
bl
ic

 
a
m
e
n
i
t
i
e
s
 
t
o
 
c
r
e
a
t
e
 
sa
fe

a
n
d

 a
es

th
et

ic
al

ly
 a
pp
ea
li
ng

 p
ub

li
c 
s
p
a
c
e
s

a
n
d

 a
r
e
a
s
 
f
o
r
 
pe
de
st
ri
an
s

R
e
d
e
v
e
l
o
p
m
e
n
t
 P
l
a
n
:
 O
c
e
a
n
 G
r
o
v
e
 N
o
r
t
h

 E
n
d

N
o
r
t
h

 E
n
d

 R
e
d
e
v
e
l
o
p
m
e
n
t

 D
is
tr
ic
t

I
n
 o
r
d
e
r

 t
o

 i
m
p
l
e
m
e
n
t

 t
h
e
 v
i
s
i
o
n

 f
o
r

 t
h
e
 a
r
e
a
,

th
is
 

pl
an
 

c
r
e
a
t
e
s
 

a
 

N
o
r
t
h
 

E
n
d

R
e
d
e
v
e
l
o
p
m
e
n
t
 D
is

tr
ic

t 
t
o
 r
e
g
u
l
a
t
e
 
t
h
e
 u
s
e
s

a
n
d
 
b
u
i
l
d
i
n
g
 
r
e
q
u
i
r
e
m
e
n
t
s
 
i
n

 t
h
e

 a
r
e
a
.

T
h
e
 
P
l
a
n
'
s
 
p
u
r
p
o
s
e
 
is
 
t
o
 
c
r
e
a
t
e
 
a
 
m
i
x
e
d
-
u
s
e

c
o
m
m
u
n
i
t
y
 
a
n
d
 
d
e
s
t
i
n
a
t
i
o
n
 
co
mp
li
me
nt
ar
y 
t
o

t
h
e
 s
ca
le

 a
n
d
 h
is

to
ri

ca
l 
c
o
n
t
e
x
t
 o
f

 O
c
e
a
n

 G
r
o
v
e
.

T
h
e
 
P
l
a
n
 
is
 
p
r
o
p
o
s
e
d
 t
o
 
i
n
c
l
u
d
e
 
si

ng
le

 
fa
mi
ly

d
e
t
a
c
h
e
d
 r
es
id
en
ce
s,

 
t
o
w
n
h
o
u
s
e
s
,
 
m
u
l
t
i
f
a
m
i
l
y

c
o
n
d
o
m
i
n
i
u
m
 
dw
el
li
ng
s,

 
a
 
ho

te
l 

o
f
 
n
o
t
 
m
o
r
e

t
h
a
n
 
8
0
 r
o
o
m
s
 a
n
d

 r
et

ai
l 
c
o
m
m
e
r
c
i
a
l
 
s
p
a
c
e
.

 T
h
e

c
o
m
m
u
n
i
t
y
 
wi
ll

 
b
e
 
y
e
a
r
 
ro
un
d,

 
c
o
n
s
i
s
t
e
n
t
 
w
i
t
h

t
h
e

 c
h
a
n
g
e
,

 w
h
i
c
h

 h
a
s
 o
c
c
u
r
r
e
d
 i
n
 O
c
e
a
n

 G
r
o
v
e

o
v
e
r
 
t
h
e
 
la
st
 
s
e
v
e
r
a
l
 
d
e
c
a
d
e
s
.
 
T
h
e
 
h
o
t
e
l
 
a
n
d

re
si
de
nt
ia
l 

u
n
i
t
s
 

w
i
l
l
 
e
n
j
o
y
 
v
i
e
w
s
 
o
f
 
t
h
e

A
t
l
a
n
t
i
c
 O
c
e
a
n

 a
n
d
 W
e
s
l
e
y
 L
a
k
e
.
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T
o
w
n
s
h
i
p
 o
f

 N
e
p
t
u
n
e

F
i
g
u
r
e
 2
: 
L
a
n
d

 U
s
e

 P
l
a
n

W
E
S
L
E
Y
 
L
A
K
E

hi
st
or
ic
 
u
s
e
 
o
f
 t
h
e
 
si

te
 
a
n
d
 
it

s 
r
o
l
e
 
o
f

 t
h
e

n
o
r
t
h
e
r
n
 
t
e
r
m
i
n
u
s
 
o
f

 
t
h
e
 
g
r
a
n
d
 
pu
bl
ic

 
s
p
a
c
e

co
ns
is
ti
ng

 
o
f
 
t
h
e
 
B
o
a
r
d
w
a
l
k
/
B
e
a
c
h
 
a
r
e
a
 
o
f

O
c
e
a
n
 
Gr

ov
e.
 
T
h
e
 
bu
il
di
ng
 
sh
ou
ld
 
b
e

l
i
m
i
t
e
d

 t
o
 6
5

 f
ee
t 

i
n
 h
ei

gh
t.

 T
h
e

 f
ro
nt

 i
n
g
r
e
s
s

o
f

 t
h
e
 
h
o
t
e
l
 
w
i
l
l
 
b
e
 
s
i
t
u
a
t
e
d
 
a
t
 t
h
e
 
t
e
r
m
i
n
u
s

o
f
 O
c
e
a
n
 
A
v
e
n
u
e
 
a
n
d
 
w
i
l
l
 
i
n
c
l
u
d
e
 
a
 
pu
bl
ic

pl
az

a 
a
n
d
 

g
r
a
n
d
 

e
n
t
r
a
n
c
e
 

i
n
t
o
 

t
h
e

d
e
v
e
l
o
p
m
e
n
t
.
 

T
u
r
r
e
t
s
 

wi
ll
 

pr
ov

id
e 

a

l
a
n
d
m
a
r
k

 a
r
c
h
i
t
e
c
t
u
r
a
l
 
de
si
gn

 
e
l
e
m
e
n
t
.
 
T
h
e

h
o
t
e
l
 
w
i
l
l
 
b
e
 
l
i
m
i
t
e
d
 
t
o
 
n
o
 
m
o
r
e
 
t
h
a
n
 
8
0

r
o
o
m
s
.

N
O
R
T
H

 E
N
D

 
R
E
D
E
V
E
L
O
P
M
E
N
T

 
P
L
A
N

L
a
n
d

 U
s
e

 P
l
a
n

A
M
E
N
D
E
D

 L
A
N
D

 U
S
E

 E
X
H
I
B
I
T
 
Q

O
c
e
a
n

 G
r
o
v
e
,

 M
o
n
m
o
u
t
h

 C
o
u
n
t
y
,

 N
J

T
h
e
 
l
a
n
d
 u
s
e
 p
l
a
n
 f
o
r
 t
h
e
 
O
c
e
a
n
 
G
r
o
v
e

N
o
r
t
h
 E
n
d
 R
e
d
e
v
e
l
o
p
m
e
n
t
 P
l
a
n
 A
r
e
a
 i

s

s
h
o
w
n
 
i
n
 
Fi
gu
re
 
2.

 
T
h
e
 
l
a
n
d
 
u
s
e
 
p
l
a
n

c
o
n
s
i
s
t
s
 
o
f
 s
e
v
e
r
a
l
 
e
l
e
m
e
n
t
s
.

P
l
a
n

 E
l
e
m
e
n
t
s

H
o
t
e
l
:
 T
h
e
 f
ir
st

 e
l
e
m
e
n
t

 o
f

 t
h
e
 l
a
n
d

 u
s
e
 
p
l
a
n

is
 
a
 p
ro
po
se
d 
h
o
t
e
l
.
 T
h
e
 p
ro

po
se

d 
h
o
t
e
l
 w
i
l
l

b
e
 
l
o
c
a
t
e
d
 
a
t
 
t
h
e
 
s
o
u
t
h
e
a
s
t
 
c
o
r
n
e
r
 
o
f
 
t
h
e

p
o
r
t
i
o
n
 
o
f
 
t
h
e
 
t
r
a
c
t
 
w
e
s
t
 
o
f
 t
h
e
 
b
o
a
r
d
w
a
l
k

a
n
d
 
wi
ll

 
b
e
 
t
h
e
 
m
o
s
t

 
v
i
s
i
b
l
e
 
s
t
r
u
c
t
u
r
e
 
o
n
 
t
h
e

si
te
. 
Ac
co
rd
in
gl
y,

 
t
h
e
 
ar
ch
it
ec
tu
ra
l 
de
si
gn
,

si
ze

, 
a
n
d

 m
a
s
s
 
o
f

 t
he

 
bu

il
di

ng
 
a
r
e
 
cr

it
ic

al
.

Th
er

ef
or

e,
 
t
h
e
 
h
o
t
e
l

 s
h
o
u
l
d
 b
e
 d
e
s
i
g
n
e
d
 a
s
 a

g
r
a
n
d
 o
r

 i
c
o
n
i
c
 
s
t
r
u
c
t
u
r
e
 
c
o
n
s
i
s
t
e
n
t

 w
i
t
h

 t
h
e

R
e
s
i
d
e
n
t
i
a
l
:
 
T
h
e
 s
e
c
o
n
d
 
e
l
e
m
e
n
t
 
o
f
 t
h
e
 
l
a
n
d

u
s
e

 p
l
a
n

 i
s 
n
e
w

 
re

si
de

nt
ia

l 
de
ve
lo
pm
en
t.

T
h
e

 r
es
id
en
ti
al

 p
o
r
t
i
o
n
 o
f

 t
h
e
 r
ed
ev
el
op
me
nt

a
r
e
a
 
w
i
l
l
 
b
e
 
si
tu
at
ed

 
o
n
 
t
h
e
 
w
e
s
t
e
r
n
 
s
i
d
e
 
o
f

B
l
o
c
k
 
1 
a
n
d
 t
h
e
 
s
t
r
u
c
t
u
r
e
s
 m
a
y
 b
e
 
l
o
c
a
t
e
d

a
l
o
n
g
 
S
p
r
a
y
 
A
v
e
n
u
e
,
 
L
a
k
e
 
Av
en
ue
, 

a
n
d

B
e
a
c
h

 A
v
e
n
u
e
.

 T
h
e
 m
a
x
i
m
u
m
 h
e
i
g
h
t
 o
f
 t
he

mu
lt
if
am
il
y 
s
t
r
u
c
t
u
r
e
s
 
s
h
o
u
l
d
 
b
e
 
l
i
m
i
t
e
d
 
t
o

fo
rt
y-
ei
gh
t 
(4
8)

 f
ee

t.

Si
ng

le
-f

am
il

y 
d
e
t
a
c
h
e
d
 

d
w
e
l
l
i
n
g
s
 

a
r
e

pe
rm

it
te

d,
 
in
 
a
c
c
o
r
d
a
n
c
e
 
w
i
t
h
 
t
h
e
 
H
D
-
O

Z
o
n
e
 

Di
st

ri
ct

. 
Si
ng
le
-f
am
il
y 

d
e
t
a
c
h
e
d

dw
el
li
ng
s 
s
h
a
l
l
 b
e
 s
i
t
u
a
t
e
d
 a
lo
ng

 t
h
e
 S
pr
ay

A
v
e
n
u
e
 
fr

on
ta

ge
. 
T
h
e
 s
in

gl
e-

fa
mi

ly
 
l
a
n
d

u
s
e
 
wi
ll

 
p
r
o
v
i
d
e
 
a
 
tr
an
si
ti
on
 
b
e
t
w
e
e
n
 
t
h
e

n
e
w
 
m
i
x
e
d
-
u
s
e
 
d
e
v
e
l
o
p
m
e
n
t
 
a
n
d
 

t
h
e

ex
is
ti
ng

 r
es
id
en
ti
al

 
n
e
i
g
h
b
o
r
h
o
o
d
.
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A
 
di
ff
er
en
t 
a
r
c
h
i
t
e
c
t
u
r
a
l
 
st
yl
e 

f
o
r
 t
h
e
 
ho

te
l

a
n
d
 
t
h
e
 
r
e
s
i
d
e
n
c
e
s
 
is
 
re

qu
ir

ed
. 
V
a
r
i
a
t
i
o
n
 
i
n

t
h
e
 
a
r
c
h
i
t
e
c
t
u
r
a
l
 
st
yl
es
 
o
f
 
t
h
e
 
re
si
de
nt
ia
l

st
ru
ct
ur
es
, 
w
i
t
h
i
n
 
t
h
e
 
g
e
n
e
r
a
l
 
O
c
e
a
n
 
G
r
o
v
e

hi
st

or
ic
 
th

em
e,
 
is
 
re

qu
ir

ed
 
a
l
o
n
g
 
Sp

ra
y

A
v
e
n
u
e
 t
o
 
r
e
d
u
c
e
 u
ni
fo
rm
it
y.

 T
h
i
s
 i
s
 l
e
s
s
 
o
f

a
n

 i
s
s
u
e
 
o
n

 t
h
e
 
N
o
r
t
h
 
s
i
d
e

 o
f

 t
h
e

 d
e
v
e
l
o
p
m
e
n
t

fa
ci

ng
 A
s
b
u
r
y

 P
a
r
k
.

Sp
ec
if
ic
al
ly
, 

t
h
e
 
a
r
c
h
i
t
e
c
t
u
r
e
 
o
f
 r
es

id
en

ti
al

dw
el
li
ng
s 

s
h
o
u
l
d
 
pr
ov
id
e 
a
n
 a
p
p
e
a
r
a
n
c
e
 
o
f

s
e
p
a
r
a
t
e
 
r
e
s
i
d
e
n
t
i
a
l
 s
t
r
u
c
t
u
r
e
s
 c
o
n
s
i
s
t
e
n
t
 
w
i
t
h

t
h
e
 
c
h
a
r
a
c
t
e
r
 
o
f
 
O
c
e
a
n
 
G
r
o
v
e
.
 
T
h
i
s
 
c
a
n
 
b
e

a
c
h
i
e
v
e
d
 
t
h
r
o
u
g
h

 v
a
r
i
a
t
i
o
n
 
i
n
 h
e
i
g
h
t
s
,
 
m
a
s
s
,

ar
ch
it
ec
tu
ra
l 

st
yl

es
, 

t
r
i
m
 
a
n
d
 
c
o
l
o
r
 
pa

la
te

,
a
n
d
 
bu

il
di

ng
 
ma
te
ri
al
s,

 
a
s
 
w
e
l
l
 
a
s
 
of

fs
et

s 
i
n

t
h
e
 
bu
il
di
ng
 
fa
ça
de
 
o
n
 
S
p
r
a
y
 
A
v
e
n
u
e
 
a
n
d

o
t
h
e
r
 
ap
pr
op
ri
at
e 

te
ch
ni
qu
es

 
(e
.g
.,
 
di
ff
er
en
t

ro
of

li
ne

s,
 
p
o
r
c
h
 
de

si
gn

, 
a
n
d
 
fe
ne
st
ra
ti
on
) 

t
o

s
u
g
g
e
s
t
 

di
ff
er
en
t 

bu
il
di
ng
 

ty
pe

s.
 

T
h
e

a
r
c
h
i
t
e
c
t
u
r
a
l
 

f
o
r
m
s
 

a
n
d
 

t
r
e
a
t
m
e
n
t
s
 

o
f

r
e
s
i
d
e
n
t
i
a
l
 d
we
ll
in
gs

 
s
h
a
l
l
 
b
e
 
c
o
n
s
i
s
t
e
n
t
 w
i
t
h

t
h
e
 

O
c
e
a
n
 

G
r
o
v
e
 

H
i
s
t
o
r
i
c
 

D
i
s
t
r
i
c
t

A
r
c
h
i
t
e
c
t
u
r
a
l
 
D
e
s
i
g
n
 
Gu

id
el

in
es

, 
a
s
 
m
a
y
 b
e

s
e
t
 
f
o
r
t
h
 
i
n
 
a
 
ne
go
ti
at
ed
 
R
e
d
e
v
e
l
o
p
m
e
n
t

A
g
r
e
e
m
e
n
t
.
 
Co

ns
is

te
nc

y 
w
i
t
h
 
t
h
e
 
D
e
s
i
g
n

G
u
i
d
e
l
i
n
e
s
 
s
h
a
l
l
 
r
e
f
e
r
 
t
o
 
t
h
e
 
f
o
r
m
s
 
a
n
d

t
r
e
a
t
m
e
n
t
 
o
f
 
t
h
e
 
f
a
c
a
d
e
s
 
u
n
l
e
s
s
 
o
t
h
e
r
w
i
s
e

sp
ec

if
ic

al
ly

 
ne
go
ti
at
ed
 
i
n
 
a
 
R
e
d
e
v
e
l
o
p
m
e
n
t

A
g
r
e
e
m
e
n
t
.

G
r
o
v
e
 

be
ac
hf
ro
nt
. 

T
h
e
 

d
e
s
i
g
n
a
t
e
d

re
de
ve
lo
pe
r 

w
i
l
l
 
b
e
 
re
qu
ir
ed

 
t
o
 
e
n
h
a
n
c
e
 
a
n
d

i
m
p
r
o
v
e
 
th

is
 
b
o
a
r
d
w
a
l
k
 
a
r
e
a
 
a
n
d
 
c
r
e
a
t
e
 
a

g
a
t
e
w
a
y
 d
es
ig
n 
fe

at
ur

e 
a
t
 t
h
e

 n
o
r
t
h
 e
n
d

 o
f

 t
h
e

b
o
a
r
d
w
a
l
k
.
 
Re

ta
il
 
u
s
e
s
 
wi

ll
 
b
e
 
pe
rm
it
te
d

al
on

g 
t
h
e

 b
o
a
r
d
w
a
l
k
.

P
a
v
i
l
i
o
n
:
 T
h
e
 
fi

na
l 
e
l
e
m
e
n
t
 
o
f
 t
h
e
 
l
a
n
d
 
u
s
e

p
l
a
n
 i
s 
t
h
e
 e
xi
st
in
g 
pa
vi
li
on

 b
ui

ld
in

g 
lo

ca
te

d
o
n
 
t
h
e
 
b
e
a
c
h
f
r
o
n
t
 
a
n
d
 
al

on
g 
t
h
e
 
b
o
a
r
d
w
a
l
k
.

T
h
i
s
 i

s 
a
n
 e
x
i
s
t
i
n
g
 b
ui
ld
in
g 
w
i
t
h
 
t
w
o
 s
to
ri
es
.

T
h
e

 b
ui

ld
in

g 
c
o
n
t
a
i
n
s
 
s
e
v
e
r
a
l
 
s
e
a
s
o
n
a
l
 r
et

ai
l

u
s
e
s
 
a
n
d
 
a
 
r
e
s
t
a
u
r
a
n
t
.
 
T
h
e
 
la
nd
 
u
s
e
 
pl

an

e
n
v
i
s
i
o
n
s
 
t
h
e
 
c
o
n
t
i
n
u
e
d
 
u
s
e
 
o
f
 
t
h
e
 
bu
il
di
ng

w
i
t
h
 

c
o
m
m
e
r
c
i
a
l
 

a
n
d
 

r
e
s
t
a
u
r
a
n
t
 

u
s
e
s
,

pr
ov
id
ed

 
s
u
c
h
 u
s
e
s
 
a
r
e
 
c
o
n
s
i
s
t
e
n
t
 w
i
t
h
 
N
e
w

J
e
r
s
e
y

 c
o
a
s
t
a
l
 r
eg
ul
at
io
ns
.

T
h
e
 d
is
tr
ib
ut
io
n 
o
f

 l
a
n
d

 u
s
e
s
 b
y

 a
r
e
a

 i
s

s
h
o
w
n
 
i
n
 
T
a
b
l
e
 2
.

T
a
b
l
e
 2
:
 
P
r
o
p
o
s
e
d
 
L
a
n
d

 U
s
e

 A
r
e
a
s

R
e
d
e
v
e
l
o
p
m
e
n
t
 P
l
a
n
:
 O
c
e
a
n
 G
r
o
v
e
 N
o
r
t
h

 E
n
d

R
e
s
i
d
e
n
t
i
a
l

 D
e
n
s
i
t
y

A
 
m
a
x
i
m
u
m
 
o
f
 
8
5
 

re
si

de
nt

ia
l 

u
n
i
t
s
 
a
r
e

pe
rm
it
te
d 

w
i
t
h
i
n
 
t
h
e
 
2
.
3
7
 
a
c
r
e
s
 
o
f
 
th

e 
si

te

id
en
ti
fi
ed
 
in

 t
h
e
 l
a
n
d
 
u
s
e
 p
l
a
n
 f
o
r
 r
es

id
en

ti
al

d
e
v
e
l
o
p
m
e
n
t
.

 T
h
i
s
 c
o
r
r
e
s
p
o
n
d
s
 t
o
 
a
 m
a
x
i
m
u
m

n
e
t
 
r
e
s
i
d
e
n
t
i
a
l
 
de

ns
it

y 
o
f
 
ap
pr
ox
im
at
el
y 
3
6

u
n
i
t
s
 
p
e
r
 
a
c
r
e
 
(8

5 
u
n
i
t
s

2
.
3
7
 
a
c
r
e
s
 
=

 
3
5
.
8
6

un
it
s 
p
e
r
 
ac
re
).

 
Th

is
 
c
o
m
p
a
r
e
s
 
t
o
 
a
 
m
a
x
i
m
u
m

de
ns

it
y 
o
f

 4
8
 u
ni
ts

 
p
e
r
 
a
c
r
e
 
pe
rm
it
te
d 

in
 t
h
e

H
D
-
R
-
2
 M
u
l
t
i
-
 
F
a
m
i
l
y
 R
es
id
en
ti
al

 D
is

tr
ic

t 
i
n

O
c
e
a
n
 G
r
o
v
e
.

C
o
r
e

 D
e
s
i
g
n

 C
o
n
c
e
p
t
s

T
h
e
 
c
o
r
e
 
de
si
gn
 
c
o
n
c
e
p
t
s
 
th

at
 
s
h
o
u
l
d
 
b
e

a
d
d
r
e
s
s
e
d
 
i
n

 a
n
y

 r
e
d
e
v
e
l
o
p
m
e
n
t
 
pr

oj
ec

t 
a
r
e
 
a
s

f
o
l
l
o
w
s
:

1
L
a
n
d

 U
s
e

A
c
r
e
s

Re
si

de
nt

ia
l¹

2.
37

H
o
t
e
l

0
.
5
3

C
o
m
m
e
r
c
i
a
l
 (
Pa

vi
li

on
)

0
.
6
6

S
u
b
t
o
t
a
l

3
.
5
6

P
u
b
l
i
c

 A
r
e
a
s
 
(
B
e
a
c
h

 A
v
e
n
u
e
,
 L
a
k
e

A
v
e
n
u
e
,

 B
o
a
r
d
w
a
l
k
,
 a
n
d

 W
e
s
l
e
y

2
.
0
4

L
a
k
e
)

S
u
b
t
o
t
a
l

2
.
0
4

B
o
a
r
d
w
a
l
k
:
 
T
h
e
 

si
te
 
i
s
 
b
i
s
e
c
t
e
d
 
b
y
 
t
h
e

T
o
t
a
l

 A
r
e
a

5
.
6
0

b
o
a
r
d
w
a
l
k

 w
h
i
c
h
 p
ro
vi
de
s 
pe
de
st
ri
an

 
a
c
c
e
s
s

{
3
6
5
7
7
2
.
D
O
C
X
.
1
}

H
o
t
e
l
:
 
T
h
e
 p
la

n 
in
co
rp
or
at
es

 t
h
e
 
c
o
n
c
e
p
t

o
f
 
a
n
 
i
c
o
n
i
c
 
o
r
 
g
r
a
n
d
 
ho
te
l 

s
t
r
u
c
t
u
r
e

l
o
c
a
t
e
d
 a
t
 t
h
e
 b
o
a
r
d
w
a
l
k
 a
n
d
 a
t
 
t
h
e
 
e
n
d
 o
f

O
c
e
a
n
 

A
v
e
n
u
e
,
 

c
o
n
s
i
s
t
e
n
t
 

w
i
t
h
 

t
h
e

hi
st

or
ic
 
u
s
e
 
o
f
 
t
h
e
 
si
te
. 
T
h
e
 
h
o
t
e
l
 
w
i
l
l

p
r
o
v
i
d
e
 
a
 
vi

si
bl

e 
l
a
n
d
m
a
r
k

 a
n
c
h
o
r
i
n
g
 t
h
e

n
o
r
t
h
e
r
n
 
t
e
r
m
i
n
u
s
 
o
f
 
t
h
e
 
g
r
a
n
d
 
pu
bl
ic

s
p
a
c
e
 
s
i
t
u
a
t
e
d
 

a
t
 
t
h
e
 
j
u
n
c
t
u
r
e
 
o
f
 
t
h
e

b
o
a
r
d
w
a
l
k
,
 t
h
e

 b
e
a
c
h
 a
n
d
 O
c
e
a
n

 A
v
e
n
u
e
.
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t
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A
s
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r
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P
a
r
k
 
t
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t
h
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N
o
r
t
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a
n
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t
h
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O
c
e
a
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W
i
t
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 m
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t
h
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o
a
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T
o
w
n
s
h
i
p
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f

 N
e
p
t
u
n
e

7
 

{
3
6
5
7
7
2
.
D
O
C
X
.
1
}

W
E
S
L
E
Y

 L
A
K
E

Fi
gu
re

 3
:
 C
o
r
e
 D
e
s
i
g
n
 
C
o
n
c
e
p
t
s

C
O
N
D
O
M
I
N
I
U
M

B
U
I
L
D
I
N
G

 T
W
O

W
E
S
L
E
Y

 L
A
K
E

 P
R
O

S
I
N
G
L
E

 F
A
M
I
L
Y
 H
O
M
E
S

S
P
R
A
Y

 A
V
E

C
O
N
D
O
M
I
N
I
U
M

B
U
I
L
D
I
N
G

 O
N
E

R
A
M
P

S
E
R
V
I
C
E

A
R
R
I
V
A
L

C
O
U
R
T
Y
A
R
D

H
O
T
E
L



2
. 3
.

4
.

W
a
t
e
r
f
r
o
n
t
 
P
r
o
m
e
n
a
d
e
:
 
P
e
d
e
s
t
r
i
a
n

a
c
c
e
s
s
 
m
u
s
t
 
b
e
 
p
r
o
v
i
d
e
d
 
a
l
o
n
g

 W
e
s
l
e
y

L
a
k
e
.
 T
h
e
 p
r
o
m
e
n
a
d
e

 w
i
l
l
 b
e
 
u
s
e
d
 b
y

r
e
s
i
d
e
n
t
s
 
o
f
 
t
h
e
 
r
e
d
e
v
e
l
o
p
m
e
n
t
 
a
r
e
a
,

O
c
e
a
n
 G
r
o
v
e

 r
es
id
en
ts
, 
a
n
d
 t
he

 p
ub

li
c.

Pe
de

st
ri

an
 

a
c
c
e
s
s
 

th
ro

ug
h 

th
e

r
e
d
e
v
e
l
o
p
m
e
n
t
 
pr
oj
ec
t 

a
r
e
a
 
sh
al
l 

al
so

b
e
 p
ro
vi
de
d.

S
c
e
n
i
c
 

W
a
t
e
r
 

V
i
e
w
s
 

t
h
r
o
u
g
h

D
e
v
e
l
o
p
m
e
n
t
:
 
T
h
e
 
v
i
e
w
s
 
o
f
 W
e
s
l
e
y

L
a
k
e
 a
r
e
 i
m
p
o
r
t
a
n
t

 t
o
 t
h
e
 
r
e
s
i
d
e
n
t
s
 a
n
d

p
r
o
p
e
r
t
y
 

o
w
n
e
r
s
 

t
h
a
t
 

ad
jo
in
 

t
h
e

r
e
d
e
v
e
l
o
p
m
e
n
t

a
r
e
a
.

T
h
e

r
e
d
e
v
e
l
o
p
m
e
n
t

 p
ro

je
ct

 s
h
a
l
l
 
m
a
x
i
m
i
z
e
,

w
h
e
r
e
 
pr
ac
ti
ca
l,
 
t
h
e
 
v
i
e
w
 
o
f
 
W
e
s
l
e
y

L
a
k
e
 
f
r
o
m
 
t
h
e
 
s
o
u
t
h
.
 
T
h
e
 
p
l
a
n

p
r
o
p
o
s
e
s
 
a
 
v
i
e
w
 
co
rr
id
or
 
t
h
a
t
 
c
o
u
l
d

i
n
c
l
u
d
e
 a

 p
ed
es
tr
ia
n 
a
c
c
e
s
s
 w
a
y
,

 p
ub
li
c

o
p
e
n
 
s
p
a
c
e
,
 
o
r
 
m
i
d
b
l
o
c
k
 
s
t
r
e
e
t
s
 
t
h
a
t

e
x
t
e
n
d

 t
h
e
 
st
re
et

 g
ri
d.

A
r
c
h
i
t
e
c
t
u
r
a
l
 
F
e
a
t
u
r
e
s
 

C
o
n
s
i
s
t
e
n
t

w
i
t
h
 
t
h
e
 
O
c
e
a
n
 

G
r
o
v
e
 

H
i
s
t
o
r
i
c

Di
st
ri
ct
: 

C
o
n
s
i
s
t
e
n
c
y
 

w
i
t
h
 

t
h
e

a
r
c
h
i
t
e
c
t
u
r
a
l
 
h
e
r
i
t
a
g
e
 
o
f
 
O
c
e
a
n
 
G
r
o
v
e

is
 
a
 
cr

it
ic

al
 
d
e
s
i
g
n
 
e
l
e
m
e
n
t
 
o
f
 
t
h
e

pr
oj
ec
t.
 
T
h
e
 
O
c
e
a
n
 
G
r
o
v
e
 
H
i
s
t
o
r
i
c

Di
st
ri
ct
 
is
 
o
n
 
t
h
e
 
N
e
w
 
J
e
r
s
e
y
 
a
n
d

N
a
t
i
o
n
a
l
 
Re

gi
st

er
 
o
f
 
H
i
s
t
o
r
i
c
 
P
l
a
c
e
s
.

T
h
e
 
d
e
s
i
g
n
 
o
f
 
al

l 
s
t
r
u
c
t
u
r
e
s
 
i
n
 
t
h
e

r
e
d
e
v
e
l
o
p
m
e
n
t
 
p
l
a
n
 
a
r
e
a
 

sh
al
l 

b
e

c
o
n
s
i
s
t
e
n
t
 
w
i
t
h
 
t
h
e
 
h
i
s
t
o
r
i
c
 
s
t
y
l
e
 
a
n
d

pe
ri

od
 o
f

 s
ig

ni
fi

ca
nc

e 
o
f

 O
c
e
a
n
 G
r
o
v
e
.

{
3
6
5
7
7
2
.
D
O
C
X
.
1
}

5
.

A
s
 p
r
o
v
i
d
e
d
 f
o
r
 h
er
ei
n,

 t
h
e
 N
e
p
t
u
n
e

H
i
s
t
o
r
i
c
 
P
r
e
s
e
r
v
a
t
i
o
n
 
C
o
m
m
i
s
s
i
o
n

m
a
y

 r
e
v
i
e
w
 
t
h
e
 
ar
ch
it
ec
tu
ra
l 
pl
an
s 
f
o
r

e
a
c
h

 b
ui

ld
in

g 
i
n
 
t
h
e
 
d
e
v
e
l
o
p
m
e
n
t
 
t
o

c
o
n
s
i
d
e
r
 

c
o
n
s
i
s
t
e
n
c
y
 

w
i
t
h
 

th
e

hi
st
or
ic
 

de
si
gn
 

gu
id

el
in

es
.

F
o
l
l
o
w
i
n
g
 
it
s 

re
vi
ew
, 
t
h
e
 
H
i
s
t
o
r
i
c

P
r
e
s
e
r
v
a
t
i
o
n
 

C
o
m
m
i
s
s
i
o
n
 

m
a
y

s
u
b
m
i
t
 
a
n
y
 
r
e
c
o
m
m
e
n
d
a
t
i
o
n
s
 
t
o
 
t
h
e

N
e
p
t
u
n
e
 
To

wn
sh

ip
 
Pl

an
ni

ng
 
B
o
a
r
d

i
n
 a
d
v
a
n
c
e

 o
f

 a
 p
ub

li
c 
he

ar
in

g 
b
e
f
o
r
e

t
h
e
 
Pl

an
ni

ng
 
Bo
ar
d,
 
a
s
 
f
u
r
t
h
e
r
 
s
e
t

fo
rt
h 
h
e
r
e
i
n
;
 
pr
ov
id
ed

 h
o
w
e
v
e
r
,
 t
h
a
t

a
n
y
 
si

ng
le
 
fa
mi
ly
 
h
o
m
e
s
 
t
o
 
b
e

c
o
n
s
t
r
u
c
t
e
d
 
a
s
 
pa

rt
 
o
f

 a
 
pr
oj
ec
t 
sh
al
l

c
o
n
t
i
n
u
e
 
t
o
 
r
e
q
u
i
r
e
 
a
 
Ce
rt
if
ic
at
e 
o
f

Ap
pr
op
ri
at
en
es
s  

f
r
o
m
 

t
h
e
 
H
P
С
,

no
tw

it
hs

ta
nd

in
g 

an
yt

hi
ng
 

t
o
 

t
h
e

c
o
n
t
r
a
r
y

 h
e
r
e
i
n
.

G
a
t
e
w
a
y
 
F
e
a
t
u
r
e
s
:
 T
h
e
 l
o
c
a
t
i
o
n
 o
f

t
h
e
 N
o
r
t
h

 E
n
d
 R
e
d
e
v
e
l
o
p
m
e
n
t

 A
r
e
a

r
e
p
r
e
s
e
n
t
s
 
t
h
e
 
e
n
t
r
a
n
c
e
 
t
o
 
O
c
e
a
n

G
r
o
v
e
 f
r
o
m
 A
s
b
u
r
y
 
P
a
r
k
.
 A
s
 
s
u
c
h
,

t
h
e
 
d
e
v
e
l
o
p
m
e
n
t
 
s
h
o
u
l
d
 
c
o
n
t
a
i
n
 
a

s
i
g
n
a
t
u
r
e
 

ar
ch

it
ec

tu
ra

l 
d
e
s
i
g
n

f
e
a
t
u
r
e
 
o
n
 
t
h
e
 
n
o
r
t
h
 
e
n
d
 
o
f
 
t
h
e

b
o
a
r
d
w
a
l
k
 

t
o
 

pr
ov
id
e 

a
 
v
i
s
u
a
l

l
a
n
d
m
a
r
k
 
f
o
r
 
O
c
e
a
n
 
G
r
o
v
e
 
a
n
d
 
a

g
a
t
e
w
a
y
 
t
o
 
t
h
e
 
T
o
w
n
s
h
i
p
 
f
r
o
m

A
s
b
u
r
y
 P
a
r
k
.

6.
 
O
f
f
-
S
t
r
e
e
t
 P
a
r
k
i
n
g
:

a
.
 

S
u
f
f
i
c
i
e
n
t
 
on

-s
it

e 
p
a
r
k
i
n
g
 
fo
r

b
.

C
.

2

R
e
d
e
v
e
l
o
p
m
e
n
t
 P
l
a
n
:
 
O
c
e
a
n
 
G
r
o
v
e
 N
o
r
t
h

 E
n
d

t
h
e
 

h
o
t
e
l
 

u
s
e
 
a
n
d
 
t
h
e
 

re
si

de
nt

ia
l

c
o
m
p
o
n
e
n
t
 

o
f
 

t
h
e
 

r
e
d
e
v
e
l
o
p
m
e
n
t

p
r
o
j
e
c
t
 
m
u
s
t
 
b
e
 
p
r
o
v
i
d
e
d
.
 
T
o
 
pr

ov
id

e
s
u
f
f
i
c
i
e
n
t
 
o
n
-
s
i
t
e
 
pa
rk
in
g,
 
st
ru
ct
ur
ed

pa
rk

in
g 

i
n
 t
h
e
 f
o
r
m
 o
f 

a
 
b
e
l
o
w
-
g
r
a
d
e

a
n
d
 
at
-g
ra
de

 
d
e
c
k
 
w
i
t
h
i
n
 
t
h
e
 
h
o
t
e
l
 
a
n
d

re
si
de
nt
ia
l 

s
t
r
u
c
t
u
r
e
s
 

is
 

pe
rm

it
te

d.
H
o
w
e
v
e
r
,
 

th
e 

s
t
r
u
c
t
u
r
e
d
 

pa
rk

in
g

s
t
r
u
c
t
u
r
e
 
sh
al
l 

pr
oj

ec
t 
m
o
r
e
 
t
h
a
n
 
3.

5
fe
et
 
a
b
o
v
e
 
s
t
r
e
e
t
 l
ev

el
² 

f
o
r
 
t
h
e
 
e
n
t
i
r
e

si
te

. 
A

 
m
a
x
i
m
u
m

 o
f

 t
w
e
n
t
y
 
(2
0)

 s
ur

fa
ce

pa
rk

in
g 

s
p
a
c
e
s
 
m
a
y
 
b
e
 

pe
rm
it
te
d

pr
ov

id
ed

 
s
u
c
h
 a
r
e
a
s
 a
r
e
 
fu
ll
y 
s
c
r
e
e
n
e
d

f
r
o
m

 p
ub
li
c 
v
i
e
w
.
 S
u
r
f
a
c
e
 p
ar
ki
ng

 s
ha
ll

b
e
 
l
i
m
i
t
e
d
 
t
o
 
s
p
a
c
e
s
 
fo
r 
pi

ck
-u

p/
dr

op

of
f,
 
va
le
t,
 
o
r
 
lo
ad
in
g-
 
ty
pe
 
ac

ti
vi

ti
es

.
S
u
c
h
 
s
p
a
c
e
s
 
s
h
a
l
l
 

n
o
t
 
b
e
 
c
r
e
d
i
t
e
d

t
o
w
a
r
d
 
t
h
e
 
r
e
q
u
i
r
e
d
 
of
f-
st
re
et
 
pa
rk
in
g

f
o
r
 t
h
e
 d
e
v
e
l
o
p
m
e
n
t
.

A
l
l
 

of
f-

st
re

et
 
p
a
r
k
i
n
g
 
a
n
d
 
de

li
ve

ry
a
r
e
a
s
 
s
h
o
u
l
d
 
b
e
 
fu

ll
y 

s
c
r
e
e
n
e
d
 
f
r
o
m

pu
bl

ic
 v
i
e
w
.

Of
f-

st
re

et
 p
ar
ki
ng

 w
il

l 
b
e

 p
er
mi
tt
ed

 o
n
-

si
te
 
a
n
d
 
t
h
e
 
n
u
m
b
e
r
 
o
f

 p
a
r
k
i
n
g

 s
p
a
c
e
s

s
h
o
u
l
d
 
c
o
m
p
l
y
 
w
i
t
h
 
t
h
e
 

s
t
a
n
d
a
r
d
s

h
e
r
e
i
n
.

d.
 
A
n
y
 
ex
is
ti
ng
 
o
n
-
s
t
r
e
e
t
 
pu
bl
ic

 
p
a
r
k
i
n
g

s
p
a
c
e
s
 
w
h
i
c
h

 a
r
e
 
e
l
i
m
i
n
a
t
e
d
 
d
u
e
 
t
o
 
t
h
e

re
de

ve
lo

pm
en

t 
sh
al
l 
b
e
 
p
r
o
v
i
d
e
d
 
o
n
-

si
te

 a
s
 r
ep
la
ce
me
nt

 p
ar
ki
ng

 
s
p
a
c
e
s
.

M
i
n
o
r
 v
ar
ia
ti
on
s 
m
a
y

 b
e
 p
er
mi
tt
ed

 d
e
p
e
n
d
i
n
g
 o
n
 f
in
al

si
te

 
gr
ad
in
g;

 
h
o
w
e
v
e
r
,

 a
t

 n
o

 p
o
i
n
t
 a
l
o
n
g
 S
p
r
a
y

 A
v
e
n
u
e

sh
al

l 
t
h
e
 
s
t
r
u
c
t
u
r
e
 
e
x
c
e
e
d
 
3.
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f
e
e
t
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b
o
v
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t
r
e
e
t
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l
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R
e
l
a
t
i
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s
h
i
p
 t
o
 
D
e
f
i
n
i
t
e
 L
o
c
a
l

O
b
j
e
c
t
i
v
e
s

M
a
s
t
e
r

 P
l
a
n

T
h
e
 
2
0
0
0
 
N
e
p
t
u
n
e
 
T
o
w
n
s
h
i
p
 
M
a
s
t
e
r
 
P
l
a
n

(
a
m
e
n
d
e
d
 

i
n
 

20
02
) 

es
ta
bl
is
he
s 

c
e
r
t
a
i
n

t
o
w
n
s
h
i
p
 
go
al
s 

a
n
d
 
ob
je
ct
iv
es
 

th
at
 
a
r
e

r
e
l
e
v
a
n
t

 t
o
 
th

is
 r
e
d
e
v
e
l
o
p
m
e
n
t
 
pl
an
:

1
.
 
P
r
o
m
o
t
e
 
a
 

b
a
l
a
n
c
e
d
 

v
a
r
i
e
t
y
 

o
f

re
si
de
nt
ia
l,
 
c
o
m
m
e
r
c
i
a
l
,
 
in
du
st
ri
al

re
cr
ea
ti
on
al
, 
p
u
b
l
i
c
 
a
n
d
 
c
o
n
s
e
r
v
a
t
i
o
n

l
a
n
d
s
.

2
.
 
P
r
o
v
i
d
e
 
f
o
r
 
t
h
e
 
ut
il
iz
at
io
n 

o
f
 
t
h
e

To
wn

sh
ip

 
w
a
t
e
r
f
r
o
n
t
 f
o
r
 a
pp

ro
pr

ia
te

u
s
e
s
.

3
.
 
G
u
i
d
e
 

t
h
e
 

re
de

ve
lo

pm
en

t 
a
n
d

d
e
v
e
l
o
p
m
e
n
t
 
o
f
 
t
h
e
 
r
e
m
a
i
n
i
n
g
 
l
a
r
g
e

pa
rc
el
s 
a
n
d
 s
ca
tt
er
ed

 v
a
c
a
n
t

 s
it
es

 w
i
t
h
i
n

n
e
i
g
h
b
o
r
h
o
o
d
s
 
t
o
 
e
n
s
u
r
e
 
p
r
o
p
o
s
e
d
 
u
s
e
s

s
u
p
p
o
r
t
 
ex

is
ti

ng
 
u
s
e
s
 
w
i
t
h
o
u
t
 
a
d
v
e
r
s
e

i
m
p
a
c
t
s
 

i
n
 

t
e
r
m
s
 

o
f
 

la
nd
 

u
s
e

co
mp

at
ib

il
it

y,
 t
ra

ff
ic

, 
a
n
d
 
e
c
o
n
o
m
i
c
 
a
n
d

ae
st

he
ti

c 
im
pa
ct
s.

4
.

R
e
c
l
a
i
m
 

u
n
d
e
r
u
t
i
l
i
z
e
d
 

a
n
d
/
o
r

c
o
n
s
t
r
a
i
n
e
d

 
p
a
r
c
e
l
s
 
f
o
r
 
p
r
o
d
u
c
t
i
v
e
 
u
s
e

(
M
a
s
t
e
r

 P
la

n,
 P
g
.
 2
).

C
o
n
s
i
s
t
e
n
t
 
w
i
t
h
 
th
e 
M
a
s
t
e
r
 
P
l
a
n
 g
oa

ls
, 
t
h
e

O
c
e
a
n
 
G
r
o
v
e
 
N
o
r
t
h
 
E
n
d
 
R
e
d
e
v
e
l
o
p
m
e
n
t

P
l
a
n

 p
r
o
p
o
s
e
s
 a

 m
i
x
e
d

 u
s
e
 d
e
v
e
l
o
p
m
e
n
t

 w
i
t
h

a
 
b
a
l
a
n
c
e
d

 v
ar

ie
ty

 
o
f

 l
a
n
d
 
u
s
e
s

 a
l
o
n
g

 W
e
s
l
e
y

L
a
k
e
 a
n
d
 n
e
a
r
 t
h
e
 
b
e
a
c
h
.
 T
h
e
 
d
e
v
e
l
o
p
m
e
n
t

o
f

 t
hi

s 
a
r
e
a
,
 
a
 
si
gn
if
ic
an
t 
po
rt
io
n 
o
f

 w
h
i
c
h

 i
s

v
a
c
a
n
t
 
a
n
d
 
un

de
ru

ti
li

ze
d,

 
w
i
l
l
 
i
m
p
r
o
v
e
 
t
h
e

u
t
i
l
i
z
a
t
i
o
n
 o
f

 t
h
e
 
T
o
w
n
s
h
i
p
'
s
 
w
a
t
e
r
f
r
o
n
t
 a
n
d

p
r
o
v
i
d
e

 e
c
o
n
o
m
i
c

 b
en
ef
it
s 
a
n
d

 i
nf

ra
st

ru
ct

ur
e

i
m
p
r
o
v
e
m
e
n
t
s

 t
o
 O
c
e
a
n
 G
r
o
v
e
 a
n
d
 N
e
p
t
u
n
e

T
o
w
n
s
h
i
p
.

 T
h
e
 p
l
a
n
 a
n
d
 i
ts
 e
n
u
m
e
r
a
t
e
d

 c
o
r
e

d
e
s
i
g
n
 
co

nc
ep

ts
, 

is
 
d
e
s
i
g
n
e
d
 
i
n
 a
 
c
o
n
t
e
x
t
-

s
e
n
s
i
t
i
v
e
 
m
a
n
n
e
r
 
t
o
 
b
e
 
co

mp
at

ib
le

 
w
i
t
h
 
t
h
e

ad
jo
in
in
g 
O
c
e
a
n

 G
r
o
v
e
 
ne

ig
hb

or
ho

od
.

T
h
e
 T
o
w
n
s
h
i
p
 
ac
kn
ow
le
dg
es

 
th

at
 
t
h
e
 L
a
n
d

U
s
e
 
E
l
e
m
e
n
t
 
o
f
 t
h
e
 
M
a
s
t
e
r
 
P
l
a
n
 
s
t
a
t
e
s
 
t
h
a
t

"m
ul
ti
fa
mi
ly

 
re
si
de
nt
ia
l 
d
e
v
e
l
o
p
m
e
n
t
 
w
i
t
h
i
n

t
h
e

 O
c
e
a
n
 G
r
o
v
e
 
Hi

st
or

ic
 
D
i
s
t
r
i
c
t
"
 s
h
o
u
l
d
 b
e

"l
im

it
ed

 t
o
 t
h
e
 a
r
e
a
s
 
al
re
ad
y 
d
e
v
o
t
e
d
 t
o
 
th

is

u
s
e
s
.
"
 
T
h
e
 
N
o
r
t
h
 
E
n
d
 
R
e
d
e
v
e
l
o
p
m
e
n
t
 
P
l
a
n

d
o
e
s
 n
o
t

 r
e
p
r
e
s
e
n
t

 a
n
 e
xp
an
si
on

 o
f
 a
n
y
 o
f

 t
h
e

ex
is
ti
ng
 
mu

lt
if

am
il

y 
a
r
e
a
s
 
i
n
 
O
c
e
a
n
 
G
r
o
v
e

a
n
d
 

is
 

n
o
t
 
a
 

mu
lt

if
am

il
y 

re
si
de
nt
ia
l

d
e
v
e
l
o
p
m
e
n
t
 
a
s
 r
e
f
e
r
e
n
c
e
d
 
i
n
 t
h
e
 L
a
n
d
 U
s
e

P
l
a
n
 E
l
e
m
e
n
t
.
 R
at

he
r,

 t
h
e
 N
o
r
t
h
 E
n
d

 P
l
a
n
 i
s

a
 
m
i
x
e
d
-
u
s
e
 
d
e
v
e
l
o
p
m
e
n
t
 
p
l
a
n

 t
h
a
t

 p
e
r
m
i
t
s
 
a

v
a
r
i
e
t
y
 
o
f
 
re
si
de
nt
ia
l 

t
y
p
e
s
 
i
n
 
c
o
n
j
u
n
c
t
i
o
n

w
i
t
h
 
c
o
m
m
e
r
c
i
a
l
 
a
n
d
 
h
o
t
e
l
 
u
s
e
s
.
 
T
h
e
 
P
l
a
n

p
r
o
m
o
t
e
s
 
t
h
e
 
d
e
v
e
l
o
p
m
e
n
t

 o
f

 t
h
i
s
 
k
e
y
 t
r
a
c
t

i
n
 t
h
e
 H
i
s
t
o
r
i
c
 D
i
s
t
r
i
c
t
 i
n
 a

 b
a
l
a
n
c
e
d
 m
a
n
n
e
r

c
o
n
s
i
s
t
e
n
t
 
w
i
t
h
 
t
h
e
 
o
v
e
r
a
l
l
 
r
e
d
e
v
e
l
o
p
m
e
n
t

a
n
d

 p
la
nn
in
g 
ob

je
ct

iv
es

 o
f

 t
h
e
 c
o
m
m
u
n
i
t
y

 a
s

e
n
u
m
e
r
a
t
e
d

 a
b
o
v
e
.

I
n
 
ad

di
ti

on
, 
t
h
e
 
go

al
s 
a
n
d
 
ob
je
ct
iv
es
 
o
f
 
th
e

H
i
s
t
o
r
i
c
 P
r
e
s
e
r
v
a
t
i
o
n
 E
l
e
m
e
n
t
 o
f
 t
h
e
 M
a
s
t
e
r

P
l
a
n
 a
d
d
r
e
s
s
 
t
h
e
 
i
s
s
u
e
 
o
f
 n
e
w
 c
o
n
s
t
r
u
c
t
i
o
n

w
i
t
h
i
n
 
t
h
e

 h
i
s
t
o
r
i
c
 c
o
n
t
e
n
t
:

1.
T
o
 

p
r
e
s
e
r
v
e
 

t
h
e
 

h
i
s
t
o
r
i
c
 

ch
ar
ac
te
r,

li
va

bi
li

ty
 a
n
d
 p
r
o
p
e
r
t
y
 v
a
l
u
e
s
 o
f
 h
i
s
t
o
r
i
c

s
t
r
u
c
t
u
r
e
s
 

a
n
d
 

n
e
i
g
h
b
o
r
h
o
o
d
s
 

b
y

ma
in
ta
in
in
g 

a
n
d
 
re
ha
bi
li
ta
ti
ng
 
hi
st
or
ic

s
t
r
u
c
t
u
r
e
s
 

ho
us

in
g,
 

pr
ev
en
ti
ng
 

t
h
e

de
te
ri
or
at
io
n 
a
n
d
 
d
e
m
o
l
i
t
i
o
n
 
o
f
 h
i
s
t
o
r
i
c

st
ru
ct
ur
es
, 

a
n
d
 

e
n
c
o
u
r
a
g
i
n
g
 

n
e
w

c
o
n
s
t
r
u
c
t
i
o
n
 
t
h
a
t
 
is
 
c
o
m
p
a
t
i
b
l
e
 
i
n
 
s
c
a
l
e

a
n
d
 
d
e
s
i
g
n
 
t
o
 
t
h
e
 
p
h
y
s
i
c
a
l
 
c
h
a
r
a
c
t
e
r
 
o
f

t
h
e
 s
ur
ro
un
di
ng

 n
e
i
g
h
b
o
r
h
o
o
d
.

T
h
e
 
d
e
s
i
g
n
 
s
t
a
n
d
a
r
d
s
 
o
f
 t
h
e
 
O
c
e
a
n
 
G
r
o
v
e

N
o
r
t
h
 
E
n
d
 
R
e
d
e
v
e
l
o
p
m
e
n
t
 
P
l
a
n
 
h
a
v
e
 
b
e
e
n

ca
re

fu
ll

y 
cr

af
te

d 
t
o
 
e
n
s
u
r
e

 t
h
a
t
 t
h
e
 
p
r
o
p
o
s
e
d

n
e
w

 
c
o
n
s
t
r
u
c
t
i
o
n
 
w
i
t
h
i
n
 
t
h
e
 
R
e
d
e
v
e
l
o
p
m
e
n
t

A
r
e
a
 

is
 

c
o
n
s
i
s
t
e
n
t
 

w
i
t
h
 

t
h
e
 

H
i
s
t
o
r
i
c

Pr
es
er
va
ti
on
 
D
e
s
i
g
n
 
G
u
i
d
e
l
i
n
e
s
 
a
n
d
 
t
h
e

o
v
e
r
a
l
l
 
h
i
s
t
o
r
i
c
 
c
h
a
r
a
c
t
e
r
 
o
f
 
O
c
e
a
n
 
G
r
o
v
e

a
n
d
 
is
 
c
o
m
p
a
t
i
b
l
e
 
i
n
 
s
c
a
l
e
 
a
n
d
 
de
si
gn

 
t
o
 
t
h
e

su
rr
ou
nd
in
g 

a
r
e
a
 
a
n
d
 
t
h
e
 
o
v
e
r
a
l
l
 
h
i
s
t
o
r
i
c

di
st
ri
ct
.

9
 

{
3
6
5
7
7
2
.
D
O
C
X
.
1
}



L
a
n
d

 D
e
v
e
l
o
p
m
e
n
t

 O
r
d
i
n
a
n
c
e

T
h
e

 O
c
e
a
n

 G
r
o
v
e
 N
o
r
t
h

 E
n
d

 R
e
d
e
v
e
l
o
p
m
e
n
t

P
l
a
n
 
A
r
e
a
 
d
e
l
i
n
e
a
t
e
d
 
in
 
F
i
g
u
r
e
 
1
 
sh
al
l 
b
e

r
e
d
e
v
e
l
o
p
e
d
 

i
n
 

a
c
c
o
r
d
a
n
c
e
 

w
i
t
h
 

t
h
e

pe
rm
it
te
d 

u
s
e
s
,
 
d
e
v
e
l
o
p
m
e
n
t
 
re
qu
ir
em
en
ts
,

a
n
d

 d
e
s
i
g
n
 
c
o
m
p
o
n
e
n
t
s
 
se

t 
f
o
r
t
h
 
he
re
in
, 
a
n
d

a
s
 
m
a
y

 b
e
 
f
u
r
t
h
e
r
 s
e
t
 f
or
th

 
i
n

 a
 
ne
go
ti
at
ed

 
i
n

a
 
R
e
d
e
v
e
l
o
p
m
e
n
t
 
A
g
r
e
e
m
e
n
t
.
 
I
n
 
o
r
d
e
r
 
t
o

i
m
p
l
e
m
e
n
t
 

t
h
e
 

R
e
d
e
v
e
l
o
p
m
e
n
t
 

P
l
a
n

c
o
n
s
i
s
t
e
n
t
 
w
i
t
h
 
th

e 
go
al
s 

a
n
d
 
ob
je
ct
iv
es

h
e
r
e
i
n
,
 
t
h
e
 
N
o
r
t
h
 E
n
d
 
R
e
d
e
v
e
l
o
p
m
e
n
t
 P
l
a
n

su
pe

rs
ed

es
 

t
h
e
 

u
s
e
,
 

b
u
l
k
 
a
n
d
 

d
e
s
i
g
n

st
an

da
rd

s,
 

a
s
 

w
e
l
l
 

a
s
 

t
h
e
 

pr
oc

ed
ur

al

pr
ov

is
io

ns
 
s
e
t
 f
o
r
t
h
 i
n,

 t
he
 
T
o
w
n
s
h
i
p
 L
a
n
d

D
e
v
e
l
o
p
m
e
n
t

 O
r
d
i
n
a
n
c
e
 a
s
 t
h
e
y

 r
e
l
a
t
e
 t
o
 t
h
e

a
r
e
a

 g
o
v
e
r
n
e
d
 
he

re
in

.

A
n
y
 
ot
he
r 
To

wn
sh

ip
 
re

gu
la

ti
on

s 
af

fe
ct

in
g

d
e
v
e
l
o
p
m
e
n
t
 
t
h
a
t
 
a
r
e
 
i
n
 
c
o
n
f
l
i
c
t
 
w
i
t
h
 
t
h
i
s

R
e
d
e
v
e
l
o
p
m
e
n
t
 P
l
a
n
 
a
r
e
 
al
so

 s
u
p
e
r
s
e
d
e
d
 b
y

t
h
i
s
 
R
e
d
e
v
e
l
o
p
m
e
n
t
 P
l
a
n
.
 
H
o
w
e
v
e
r
,
 e
xi
st
in
g

en
gi

ne
er

in
g 

st
an
da
rd
s,
 

d
e
f
i
n
i
t
i
o
n
s
 

a
n
d

s
e
c
t
i
o
n
s
 

o
f
 

t
h
e
 

L
a
n
d
 

D
e
v
e
l
o
p
m
e
n
t

O
r
d
i
n
a
n
c
e
 t
h
a
t

 a
r
e
 n
o
t

 c
o
v
e
r
e
d
 b
y
 t
h
e

 P
l
a
n

 o
r

sp
ec
if
ie
d 
i
n
 
t
h
i
s
 
P
l
a
n
 
sh

al
l 
a
p
p
l
y
.

P
r
o
p
o
s
e
d

 U
s
e
s

 a
n
d

 B
ui
ld
in
g

R
e
q
u
i
r
e
m
e
n
t
s

P
e
r
m
i
t
t
e
d
 U
s
e
s

Pr
in
ci
pa
l 
P
e
r
m
i
t
t
e
d
 U
s
e
s

P
e
r
m
i
t
t
e
d

 u
s
e
s
 s
h
a
l
l

 b
e

 i
n

 a
c
c
o
r
d
a
n
c
e
 w
i
t
h

t
h
e

 L
a
n
d
 
U
s
e

 P
l
a
n
.

1.
 
E
a
s
t
 o
f

 t
h
e
 B
o
a
r
d
w
a
l
k
 (
Pa

vi
li

on

Bu
il
di
ng
):
 
Re
ta
il

 c
o
m
m
e
r
c
i
a
l
 u
s
e
s

in
cl
ud
in
g 
re

st
au

ra
nt

s,
 c
of
fe
e 
sh

op
s,

 a
r
t

ga
ll

er
ie

s,
 i
c
e
 c
r
e
a
m

 a
n
d
 c
a
n
d
y

 s
ho
ps
,

gi
ft

 s
ho
ps
, 
su

nd
ri

es
, 
c
l
o
t
h
i
n
g
 s
to

re
s,

 a
n
d

s
n
a
c
k

 o
r
 
be

ve
ra

ge
 
s
e
r
v
i
c
e

2
.
 
W
e
s
t

 o
f

 t
h
e
 
B
o
a
r
d
w
a
l
k
:

a
.
 
Re
si
de
nt
ia
l 
(
m
a
x
i
m
u
m
 
8
5
 
un
it
s)

i.
 
D
e
t
a
c
h
e
d
 s
in

gl
e 
fa
mi
ly

r
e
s
i
d
e
n
c
e
s
 
i
n
 
a
c
c
o
r
d
a
n
c
e
 
w
i
t
h

t
h
e
 H
is

to
ri

c 
Di
st
ri
ct

 O
c
e
a
n
f
r
o
n
t

y
a
r
d

 a
n
d
 b
u
l
k

 r
e
q
u
i
r
e
m
e
n
t
s
;

ii
. 

Mu
lt

i-
fa

mi
ly

 u
n
i
t
s

b
.
 
H
o
t
e
l
,

 n
o

 m
o
r
e

 t
h
a
n

 e
i
g
h
t
y
 (
80
)

r
o
o
m
s

с
.

Bu
il
di
ng
s 
fr
on
ti
ng

 o
n

 t
h
e

 b
o
a
r
d
w
a
l
k

m
a
y

 i
n
c
l
u
d
e
 
re

ta
il

 
c
o
m
m
e
r
c
i
a
l
 
u
s
e
s

i
n
c
l
u
d
i
n
g
 
re
st
au
ra
nt
s,

 
co

ff
ee

 
sh
op
s,

a
r
t
 g
al

le
ri

es
, 
i
c
e
 
c
r
e
a
m
 
a
n
d
 c
a
n
d
y

sh
op
s,

 
gi

ft
 s
ho

ps
, 
su

nd
ri

es
, 
cl

ot
hi

ng

st
or

es
, 
a
n
d

 s
n
a
c
k
 
o
r
 
b
e
v
e
r
a
g
e

s
e
r
v
i
c
e

R
e
d
e
v
e
l
o
p
m
e
n
t
 P
la

n:
 O
c
e
a
n
 G
r
o
v
e

 N
o
r
t
h

 E
n
d

3.
 
E
a
s
t

 a
n
d

 W
e
s
t
 o
f

 t
h
e
 B
o
a
r
d
w
a
l
k
:

a
.
 
S
w
i
m
m
i
n
g

 p
oo
ls

 
a
n
d
 
c
l
u
b
h
o
u
s
e

fa
ci

li
ti

es
, 
av

ai
la

bl
e 
a
n
d
 a
cc

es
si

bl
e

fo
r 
t
h
e
 u
s
e
 o
f
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