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INTRODUCTION

The Oak Tree Roadommercial corridors one of four downtown business districts in the
Township of WoodbridgeLocated in the Iselin section of the Townslak Tree Road
has a long history of being the commerciatuct for the residents of Iselin. Over the
pasttwentyyears, Oak Tree Road has seeltaanatic increasm the number of
businesseserving the local south Asian communit§s a unique commercial oter for
south Asian food, fashigmand jewelry, Oakree Road has become a widely popular
destinatiorfor south Asians living throughotihie metropolitan area.

TheOak Tree Road Rehabilitatid¥lan presents an opportunitytake advantage of the
strengthf the business district farther enhance thareaand cotinue to growthe

d i s t regionat iriflsence The rehabilitation areeonsists of the commercial properties
along Oak Tree Roaoktween Garden State Parkway overgessMiddlesex Avenue.

In 2008, the Townshipetainedthe firm PhillipsPreiss Shapiro Associates, Inc.

(APPSA0O) to determine whether a portion of t
as an area in need of rehabilitation under the New Jersey Redevelopment and Housing

law (NJSA 40A:12A1 et seq.). The boundaries of thedstarea 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
thestudyare® PSA concl uded t hea eaar aan oweaeldi foife d eaisa b
accordance with N.J.S.A.40:12. In December 2008, the Municipal Council

designated the study area as fian area in nee

On September 21, 201@e Municipal Council designatéde Township of Woodbrigke

as an fAarea in need of Rehabilitati@gnd under
Law (NJSA 40A:12A1 et seq.).Under the statute, Rehabilitation is defined under New
Jerseybs Local Redevel opme3nt aasn di atho yusnidnegr tLaakw

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 opdeed, to

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

areao T habiktatidR €lan constitutes a redevelopmdangy statute and is

prepared in accordance with NJSA 40A:12A whi ch st atwvelopmenthat @Ano r e
projects shall be undertaken or carried out except in accordance with a Redevelopment

Plan adopted by ordinanoéthe municipal governing bodyo

In the fall of 2012, the Department of Landscape Architecture at Rutgers University
conducted a séor studio where students studied Oak Tree Road and suggé#teent
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 RoafRehabilitationAreaand Location

The rehabilitatiorplanareaconsists 062 parcels along Oak Tree Rod8ee Appendix

A for a complete list of propertiedt)is the most dnse shopping area in the Township
(See Appendix B)The current land use in tiiRehabilitation Areas primarily

commercial properties with some residential buildingBe surroundingrea around Oak
Tree Roado the north and souils comprised mostlyfainglefamily 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.

Themostpropertes in theRehabilitationAreaarecurrently in theB-2/P Central

Business ZoneOne property (1326 Oak Tree Road) is in th2 Bentral Business Zone.

The purpose aheB-2/P Central Business Zone aprovide for uses devoted to retalil

sales and serse, 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 parBarmittel principal uses in the zone
include retail, restaurant, personal service businesses, professional dffiegsurpose

of the B2 Central Business Zone is to provide for and ensure relesl aad 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 fordhgoio of offstreet

parking facilities close enough to the business district to be convenient theestoittel
principal uses in the zone include retail, restaurant, personal service businesses,
professional offices

The adjacent areas to the nodbuth, and easif theRehabilitation Arearezoned R6

High-Density SingleFamily Residentiakone. The purpose of the6 High-Density

SingleFamily Residential Zone is to provide for varied types of housing to meet the

desires of a segment of the ptaiion. Two churches are located immediately east of the
rehabilitation area, St. Ceciliabds Roman Cat
Iselin.

Theadjacentareato thewestof theRehabilitation Areas the B-3 Highway Business

Zone The pupose of the B3 Highway Business Zone tg 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 adja@nt residential areas; to improve and provide for the efficient and safe traffic
flow within and through the B Zone; and to provide highwayriented commercial uses

in the proper locatiarPermitted principal uses include: retail, restaurant, personal
service, professional office, and hotels/motels.

In analyzing the district similarities and differencegecifically tke challenges of
differentiationbranding of business in such a densely populated two block strip,
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businesses within the district faceegter 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. Complicatiig businesdglifferentiationeven further, ninety (90) or 78% of the
businesses are retail in nature;

3. Finally of those 90 businesses, ovef/Gare clothing or jewelry retailers.

These factors warrant assistance in business attraction through entignege.

Oak Tree RoadRehabilitation Plan 6



OAK TREE ROAD REHABILIATION AREA CURRENT ZONING

Oak Tree RoadRehabilitation Plan 7



























