
 

 

 

 

 

 

 

 

 

Department of Planning & Development 

Township of Woodbridge 

June 2018 

 

 

 

OAK TREE ROAD 
REHABILIATION PLAN 



 

Oak Tree Road 

Rehabilitation Plan 

 

Township of Woodbridge 
 

 

 

Prepared by 

Township of Woodbridge Department of Planning & Development 
 

 

 

 

_______________________________ 

Marta E. Lefsky, A.I.C.P., P.P. 

License No. 05177 

 

 

 

 

______________________________ 

Eric Griffith, A.I.C.P., P.P. 

License No. 33LI00622200 

 

 

 

______________________________ 

Chris Kesici, A.I.C.P., P.P. 

License No. 33LI00618600 
 

 

 

 

 

ENDORSED  7/25/18 by Township of Woodbridge Planning Board 

 

ADOPTED  8/21/18  by Township of Woodbridge Council 

 

 

 
Cover photo from Google Earth 



Oak Tree Road Rehabilitation Plan  1 

TABLE OF CONTENTS 
 
 
 
 

 

INTRODUCTION .............................................................................................................. 2 
OAK TREE ROAD REHABILITATION AREA PARCEL MAP .................................... 3 
OAK TREE ROAD REHABILITATIONAREA AERIAL MAP ...................................... 4 
PLANNING CONTEXT .................................................................................................... 5 

OAK TREE ROAD REHABILIATION AREA CURRENT ZONING............................. 7 
PLAN PRINCIPLES/STRATEGIES.................................................................................. 8 
PLAN GOALS .................................................................................................................... 8 

RELATIONSHIP OF PLAN TO THE TOWNSHIP LAND DEVELOPMENT 

ORDINANCE ..................................................................................................................... 9 
SITE STANDARDS ......................................................................................................... 10 

Signage Regulations for the Oak Tree Rehabilitation Area .............................................. 10 
PLAN RELATIONSHIP TO OTHER PLANS ................................................................ 12 

OTHER PROVISIONS ..................................................................................................... 15 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Oak Tree Road Rehabilitation Plan  2 

INTRODUCTION  

 

The Oak Tree Road commercial corridor is one of four downtown business districts in the 

Township of Woodbridge.  Located in the Iselin section of the Township, Oak Tree Road 

has a long history of being the commercial district for the residents of Iselin.  Over the 

past twenty years, Oak Tree Road has seen a dramatic increase in the number of 

businesses serving the local south Asian community.  As a unique commercial center for 

south Asian food, fashion, and jewelry, Oak Tree Road has become a widely popular 

destination for south Asians living throughout the metropolitan area.   

  

The Oak Tree Road Rehabilitation Plan presents an opportunity to take advantage of the 

strengths of the business district to further enhance the area and continue to grow the 

districtôs regional influence.  The rehabilitation area consists of the commercial properties 

along Oak Tree Road between Garden State Parkway overpass and Middlesex Avenue.  

 

In 2008, the Township retained the firm Phillips Preiss Shapiro Associates, Inc. 

(ñPPSAò) to determine whether a portion of the Oak Tree Road neighborhood qualified 

as an area in need of rehabilitation under the New Jersey Redevelopment and Housing 

law (NJSA 40A:12A-1 et seq.).  The boundaries of the study area were La Guardia 

Avenue to the north, Auth Avenue to the east, Lincoln Highway/Route 27 to the south 

and the Garden State Parkway to the west.  Based the age of the residential structures in 

the study area, PPSA concluded the area qualified as ñan area in need of rehabilitationò in 

accordance with N.J.S.A.40:12A-14. In December 2008, the Municipal Council 

designated the study area as ñan area in need of rehabilitation.ò  

 

On September 21, 2010 the Municipal Council designated the Township of Woodbridge 

as an ñarea in need of Rehabilitationò under the New Jersey Redevelopment and Housing 

Law (NJSA 40A:12A-1 et seq.).  Under the statute, Rehabilitation is defined under New 

Jerseyôs Local Redevelopment and Housing Law (C. 40A:12A-3) as ñan undertaking, by 

means of extensive repair, reconstruction or renovation of existing structures with or 

without the introduction of new construction or the enlargement of existing structures, in 

any area that has been determined to be in need of rehabilitation or redevelopment, to 

eliminate substandard structural or housing conditions and arrest the deterioration of that 

area.ò  This Rehabilitation Plan constitutes a redevelopment plan by statute and is 

prepared in accordance with NJSA 40A:12A-7 which states that ñno redevelopment 

projects shall be undertaken or carried out except in accordance with a Redevelopment 

Plan adopted by ordinance of the municipal governing body.ò 

 

In the fall of 2012, the Department of Landscape Architecture at Rutgers University 

conducted a senior studio where students studied Oak Tree Road and suggested different 

revitalization plans.  Overall, there have been significant planning efforts devoted to 

looking forward on behalf of the district.  
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OAK TREE ROAD  REHABILITATION AREA PARCEL MAP 
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OAK TREE ROAD REHABILITATION AREA AERIAL MAP  
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PLANNING CONTEXT  

Oak Tree Road Rehabilitation Area and Location 

 

The rehabilitation plan area consists of 52 parcels along Oak Tree Road. (See Appendix 

A for a complete list of properties.) It is the most dense shopping area in the Township 

(See Appendix B). The current land use in the Rehabilitation Area is primarily 

commercial properties with some residential buildings.  The surrounding area around Oak 

Tree Road to the north and south is comprised mostly of single-family residential 

dwellings. Oak Tree Road is part of a larger commercial corridor which extends east and 

west of the rehabilitation area.  Cooper Towers, a township housing facility is in the 

middle of the rehabilitation area.  

 

The most properties in the Rehabilitation Area are currently in the B-2/P Central 

Business Zone.  One property (1326 Oak Tree Road) is in the B-2 Central Business Zone.  

The purpose of the B-2/P Central Business Zone is to provide for uses devoted to retail 

sales and service, professional services and related uses which include activities servicing 

a larger segment of the population than the average neighborhood.  It also allows for the 

development of new and expanded ancillary businesses and cultural uses and provides for 

off-street parking facilities on each specific parcel. Permitted principal uses in the zone 

include retail, restaurant, personal service businesses, professional offices.  The purpose 

of the B-2 Central Business Zone is to provide for and ensure retail sales and service 

containing uses which include activities servicing a larger segment of the population than 

the average neighborhood.  It also allows for the development of new and expanded 

ancillary businesses and cultural uses and is to provide for the location of off-street 

parking facilities close enough to the business district to be convenient thereto.  Permitted 

principal uses in the zone include retail, restaurant, personal service businesses, 

professional offices.   

 

The adjacent areas to the north, south, and east of the Rehabilitation Area are zoned R-6 

High-Density Single-Family Residential Zone. The purpose of the R-6 High-Density 

Single-Family Residential Zone is to provide for varied types of housing to meet the 

desires of a segment of the population. Two churches are located immediately east of the 

rehabilitation area, St. Ceciliaôs Roman Catholic Church and First Presbyterian Church of 

Iselin.  

 

The adjacent area to the west of the Rehabilitation Area is the B-3 Highway Business 

Zone.  The purpose of the B-3 Highway Business Zone is to provide areas for retail sales 

and services to accommodate the traveling public; to promote compatible land use 

development of attractive building groups; to ensure the compatibility of the development 

with adjacent residential areas; to improve and provide for the efficient and safe traffic 

flow within and through the B-3 Zone; and to provide highway-oriented commercial uses 

in the proper location. Permitted principal uses include:  retail, restaurant, personal 

service, professional office, and hotels/motels. 

 

In analyzing the district similarities and differences, specifically the challenges of 

differentiation/branding of business in such a densely populated two block strip, 
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businesses within the district face greater challenges than any other business area in 

Town: 

 

1.  The density of businesses in the four (4) block radius is the highest in town, and 

probably the highest in Middlesex County.  There are 116 businesses located in this 

district;  

   

2.  Complicating business differentiation even further, ninety (90) or 78% of the 

businesses are retail in nature; 

 

3.  Finally of those 90 businesses, over 65% are clothing or jewelry retailers.  

 

These factors warrant assistance in business attraction through enhanced signage.  
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OAK TREE ROAD REHABILIATION AREA  CURRENT ZONING  

 

 


















