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Executive Summary 
 

This document is the draft report of the Memorial Drive Road Safety Audit (RSA). It was conducted along 
Memorial Drive (CR 40A) from Route 33 to Route 35 (MP 0.61-2.11) in Neptune Township, Neptune City, 
Bradley Beach and Avon-by-the-Sea (Avon) Boroughs, Monmouth County. An RSA is an effective way of 
identifying crash-causing trends and appropriate countermeasures utilizing a nontraditional approach 
that promotes transportation safety while maintaining mobility. 

A portion of this section of Memorial Drive was identified on NJTPA’s Local Safety Program Network 
Screening list as high priority. According to the NJDOT crash database, 129 crashes occurred during the 
three-year period between January 1, 2014 and December 31, 2016 along the study area of Memorial 
Drive with 40, 40 and 49 crashes occurring in 2014, 2015 and 2016, respectively. Additionally, 7 pedestrian 
crashes occurred over the five-year period between January 1, 2012 and December 31, 2016. 

This one-day RSA was conducted on Thursday, April 26, 2018 from 9:00 am to 2:00 pm. The pre- and post-
audit meetings were held in the Bradley Beach Borough Hall, located at 701 Main Street, Bradley Beach, 
NJ. Representatives from NJDOT, NJTPA, Monmouth County, Neptune Township, Neptune City, Bradley 
Beach and Avon Boroughs were in attendance with NJDOT serving as the facilitator.  

The RSA site and crash history is described in Sections II and III of this report, respectively. Section II also 
identifies previous and on-going studies conducted by the agency representatives. Corridor-wide and site-
specific issues and recommendations, organized by location, are discussed in Section V.  The most 
common recommendations were to improve pedestrian safety by investigating curb extensions at 
intersections, repairing sidewalks and ensuring ADA compliance. Additionally, many suggestions were 
made to upgrade traffic signals, improve and simplify signage, and increase parking enforcement efforts.  

The recommendations contained herein were developed collaboratively with the roadway owner and 
local stakeholders from the RSA Team (members listed in Appendix A). The study partners have expressed 
interest in implementing many of the recommendations as time and funds allow. Many of the 
maintenance items, which are typically low cost, can be addressed without additional engineering. 

Please note this RSA report does not constitute an engineering report. The agency responsible for design 
and construction should consult a licensed professional engineer in preparing the design and construction 
documents, to implement any of the safety countermeasures mentioned in this report.
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I. Introduction 
A. Site Selection 

A portion of this section of Memorial Drive (CR 40A), from Route 33 to Route 35 (MP 0.61-2.11), was 
identified on NJTPA’s Local Safety Program Network Screening list as high priority, as shown in the 
below FY 2017-2018 ranking. Of note, these rankings are based on 2011-2013 vehicular and 2009-
2013 pedestrian crash data. 

Table 1 – Memorial Drive NJTPA FY 2017-18 LSP Ranking (Corridor) 

Location Ped Corridor Regional Corridor 
Memorial Drive #14 County (MP 0.31-1.31) Not Ranked 

 
Table 2 – Memorial Drive NJTPA FY 2017-18 LSP Ranking (Intersection) 

Location Intersections Pedestrian Intersections 
7th Avenue/Lareine Avenue (MP 1.05) #9 County Not Ranked 

B. What is a Road Safety Audit? 
A Road Safety Audit (RSA) is a formal safety performance examination of an existing or future road 
or intersection by a multi-disciplinary audit team. It qualitatively estimates and reports on existing 
and potential road safety issues, as well as identifies opportunities for improvements in safety for 
all road users. RSAs can be used on any size project, from minor maintenance to mega-projects, and 
can be conducted on facilities with a history of crashes, or during the design phase of a new roadway 
or planned upgrade. RSAs consider all road users, account for human factors and road user 
capabilities, are documented in a formal report, and require a formal response from the road owner. 

The RSA program is conducted to generate improvement recommendations and countermeasures 
for roadway segments demonstrating a history of, or potential for, a high frequency of crashes, or 
an identifiable pattern of crash types. Recommendations range from low-cost, quick-turnaround 
safety improvements to more complex strategies. Implementation of improvement strategies 
identified through this process may be eligible for Local Federal Aid Safety Funds. Because the RSA 
process is adaptable to local needs and conditions, recommendations can be implemented 
incrementally as time and resources permit. 

The RSA process, one of FHWAs proven safety countermeasures, is shown in the figure below. 

 

C. The Memorial Drive RSA Event  
This one-day RSA was conducted on Thursday, April 26, 2018 from 9:00 am to 2:00 pm. The pre- and 
post-audit meetings were held in the Bradley Beach Borough Hall, located at 701 Main Street, 



 

Memorial Drive Road Safety Audit 2 

Bradley Beach, NJ. Representatives from NJDOT, NJTPA, Monmouth County, Neptune Township, 
Neptune City, Bradley Beach and Avon Boroughs were in attendance with NJDOT serving as the 
facilitator. Of note, the field visit was conducted between Route 33 and Evergreen Avenue (MP 0.61-
1.42) due to the lack of sidewalk and intersections south of Evergreen Avenue. Memorial Drive from 
Evergreen Avenue to Route 35 (MP 1.42-2.11) was viewed via aerial images during the post-audit 
meeting. A list of team members can be found in Appendix A. 

II. Corridor Description and Analysis 
A. Study Location 

The study area consists of approximately 1.5 miles of Memorial Drive between Routes 33 and 35. 
The area spans four municipalities in Monmouth County. This stretch of Memorial Drive is a mix of 
commercial and residential properties. Commercial sites consist of mainly light industrial uses. 
Residential units, generally along the side streets, are primarily detached single family homes. A 
multi-story residential complex is located along the east side of Memorial Drive near 7th Avenue 
and the Bradley Beach train station. Of note, the northern segment of Memorial Drive is expected 
to have additional development and roadway access, with 5th through 9th Avenues designated as a 
Transit Village. Memorial Drive runs parallel to and west of NJ Transit’s North Jersey Coast line and 
Route 71 (Main Street) which is the primary “downtown” thoroughfare in this area. The Garden 
State Parkway can be accessed via Route 33 while both Routes 33 and 35 provide access to Route 
18. Neptune Township, Bradley Beach and Avon Boroughs have beach access and experience 
increased traffic during the during the summer months. While Neptune City does not have direct 
access to the beach, its close proximity to the same also results in an influx to the seasonal 
population.  

B. Roadway and Intersection Characteristics 
Memorial Drive is classified as an urban major collector. The corridor study section is 4-lanes, 
undivided, with a posted speed limit ranging from 30 to 45 mph and no shoulders. The roadway’s 
horizontal alignment is straight, except for the northern limits, where consecutive ‘S’ curves are 
present. Overall, there are 3 signalized intersections, 9 unsignalized intersections, and some 
driveways within the project limits. 

C. Existing Bicycle/Pedestrian Accommodations 
Sidewalks are currently available along Memorial Drive southbound between Route 33 and 
Evergreen Avenue. Sidewalk conditions vary from newly installed to needing maintenance.  
Continental style crosswalks are provided at 7th, 6th, 4th and Evergreen Avenues. Standard 
crosswalks are provided along Memorial Drive at all intersections where continental crosswalks are 
not provided. No sidewalk is present south of Evergreen Avenue. 

There are no bicycle lanes or other bicycling infrastructure identified along the corridor. Sharrows 
are provided along the adjacent and parallel Main Street. Therefore, the few bicyclists observed in 
the field were traveling either across Memorial Drive to Main Street or on the sidewalk. 
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D. Traffic Volumes 
Based on available data from July 2017, the ADT along Memorial Drive ranges from approximately 
15,600 to 16,448 within the study area. A copy of the available data can be found in Appendix C.  

E. Transit Service 
The Bradley Beach train station provides service on NJ Transit’s North Jersey Coast line with train 
headways of around 15 to 30 minutes during weekday peak hours. This line provides transportation 
to key intermodal hubs, such as Newark Penn, Secaucus Junction, and Penn Station-New York. 

NJ Transit bus service is provided along Main Street, east of Memorial Drive via routes 317 and 830. 
No bus stops are located along Memorial Drive and neither route traverses Memorial Drive.  

F. Community Profile 
Population and income characteristics from the 2010 Census (U.S. Census Bureau) were used to 
identify minority populations and low-income populations. Updates to the 2010 Census were 
performed by the Census Bureau through the American Community Survey (ACS) estimate. The 
latest ACS for this study area is a five-year estimate from 2012 through 2016. A summary of the 
demographics is listed below. 

Table 3 – Memorial Drive Area Demographics 

Characteristic Memorial Dr Area County Average 
Poverty  10.8% 7.6% 
Race/ 
Ethnicity 

Black or African American 13.4% 6.7% 
Hispanic/Latino 10.2% 10.4% 
White 72.2% 75.5% 
Asian 1.8% 5.3% 
American Indian/Alaskan 0.1% 0.1% 
Other1  2.4% 1.8% 

Limited English Proficiency (LEP) 5.4% 6.6% 

In addition, approximately 3% of the population uses public transportation compared to the 
Monmouth County average of 8%. Roughly 4% of the area population walk or bike to work, which is 
higher than the county average of 2%.  

G. Redevelopment 
The northern segment of Memorial Drive is expected to have additional development and roadway 
access, with 5th through 9th Avenues designated as a Transit Village. The 2010 Monmouth County 
Coastal Monmouth Plan identified redevelopment plans or projects primarily in Neptune Township 
and Neptune City Borough. The report noted that other revitalization efforts occurred in the Coastal 
Monmouth Region (CMR) through streetscape and boardwalk improvement projects such as in Avon 
and Bradley Beach Boroughs. 

The property in the northwest corner of the Memorial Drive and 7th Avenue intersection is planned 
for redevelopment into 48 multi-family residential units. The 2011 Traffic Impact Analysis proposed 

                                                            
1 Percentages may not equal 100% due to rounding. Other includes individuals who identified themselves as ‘Native Hawaiian or 
Pacific Islander’, ‘Some Other Race Alone’ or ‘Two or More Races’ 
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full access along 7th Avenue and a one-way entrance only on Memorial Drive within Neptune 
Township. As noted in their 2011 Master Plan, the Township also has redevelopment plans along 
the north channel of the Shark River, east of Memorial Drive near its interchange with Route 35. 
Bradley Beach does not have any redevelopment plans as noted in the 2014 Master Plan Re-
Examination Report. Information on redevelopment in Avon was not available on their website. 
Excerpts from the County and Township reports, as well as other municipal reports, can be found in 
Appendix I and J, respectively. 

III. Crash Findings 
The analysis used in the RSA was based on reportable crashes that resulted in a fatality, injury and/or 
property damage as found in the NJDOT crash database. Corridor-wide crash characteristics and 
overrepresentations were compared to the 2016 statewide average for the county road system as 
further detailed below. All crashes were plotted onto collision diagrams, which can be found in Appendix 
D and E. 

A. Temporal Trends  
According to the NJDOT crash database, there were 129 crashes occurred during the three-year 
period between January 1, 2014, and December 31, 2016, along the study area of Memorial Drive 
with 40, 40 and 49 crashes occurring in 2014, 2015 and 2016, respectively. Total crashes were 
highest in July and November and lowest in February compared to the county average. The day with 
the most of crashes is Tuesday and the day with the fewest is Monday. 

  

Figure 1 – Total Crashes by Month and Day of Week 

Additionally, 7 pedestrian crashes occurred over the five-year period from 2012 to 2016. Most of 
these crashes included minor to moderate injury. More crashes occurred at dawn or dusk than the 
county average. Collisions with pedestrians were most common Fridays through Sundays and in 
February, May, and November. It should be noted that the low number of crashes compared to the 
county road system may be statistically insignificant since they could not be correlated with an 
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identified event. For example, while the monthly chart indicates 2 pedestrian crashes occurred in 
November, or 29% of the total, the county average is approximately 100 pedestrian crashes (10%) 
for the same month.  

  

Figure 2 – Pedestrian/Bicyclist Crashes by Month and Day of Week 

B. Collision Types 
Overrepresented crash types over the three-year period from 2014 to 2016 included sideswipe, right 
angle, left turn, and overturned. Of the 7 pedestrian/cyclist crashes over the five-year period from 
2012 to 2016, two were pedalcyclists (scooter, skateboard, or bicycle) traveling alongside traffic, 
within the roadway. Angle and left turn crashes occurred both at signalized and unsignalized 
intersections. The proximity of the rail line to each intersection, which typically only allows one 
vehicle between Memorial Drive and the tracks, may contribute to these crashes, as motorists may 
perform rushed/abrupt turning maneuvers to leave the track area. 

Table 4 – Overrepresented Crash Types (2014-2016) 

Collision Type Count % of Total 2016 County Road 
System Average 

Same Direction (Side Swipe) 22 18.93% 12.67% 
Right Angle 53 19.64% 5.89% 
Left Turn 6 8.57% 2.28% 
Overturned 1 10.71% 2.64% 

The one overturned crash compared to the county road system may be statistically insignificant. 
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Figure 3 – Crash Type Breakdown 

C. Severity 
Crashes resulting in injury were overrepresented compared to the county road system. This is likely 
due to the right angle and left turn crashes, which tend to result in more injuries. In addition, one 
left turn crash in 2015 resulted in a major injury. No fatal crashes occurred during the study period.  

 

Figure 4 – Severity (All Crashes) 

27
%

17
%

41
%

1%

5%

1%

7%

2%

32
%

13
%

18
%

4%

6%

4%

2%

0.
4%

1%

11
%

5%

2% 1% 0.
5%

0.
01

%

0.
03

%

1%

0%

5%

10%

15%

20%

25%

30%

35%

40%

45%

Sa
m

e 
Di

re
ct

io
n 

(R
ea

r E
nd

)

Sa
m

e 
Di

re
ct

io
n 

(S
id

es
w

ip
e)

Ri
gh

t A
ng

le

O
pp

. D
ire

ct
io

n 
(H

ea
d 

O
n)

O
pp

. D
ire

ct
io

n 
(S

id
es

w
ip

e)

St
ru

ck
 P

ar
ke

d 
Ve

hi
cl

e

Le
ft

 T
ur

n/
U

 T
ur

n

Ba
ck

in
g

En
cr

oa
ch

m
en

t

O
ve

rt
ur

ne
d

Fi
xe

d 
O

bj
ec

t

An
im

al

Pe
de

st
ria

n

Pe
da

cy
cl

ist

N
on

-fi
xe

d 
O

bj
ec

t

Ra
ilc

ar
-v

eh
ic

le

U
nk

no
w

n

O
th

er

2014-2016 RSA Project Area 2014-2016 County Road System

63%

29%

8%

1%

0%

74%

21%

4%

0.4%

0.2%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Property Damage Only

Minor Injury

Moderate Injury

Major Injury

Fatal

2014-2016 County Road System 2014-2016 RSA Project Area



 

Memorial Drive Road Safety Audit 7 

Pedestrian crashes resulting in minor and moderate injury were significantly overrepresented 
compared to the county road system from 2012 to 2016. No fatal crashes occurred during the study 
period. 

 

Figure 5 – Severity (Pedestrian/Bicycle Crashes) 

D. Roadway Surface & Light Condition 
Overrepresented crash types included dry surface and non-daylight hours. Dry surface conditions 
accounted for approximately 85% of total crashes, suggesting that road surface was not a significant 
contributing factor in the majority of crashes. While 67% of crashes occurred during daylight, 
approximately 32% occurred at dawn, dusk, or at night, which is slightly higher than the county road 
statewide average of 28%.  

 

Figure 6 – Surface Conditions (All Crashes) 
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Figure 7 – Light Conditions (All Crashes) 

In addition, three (3) or approximately 43% of pedestrian crashes occurred at night, which is almost 
double the county road statewide average of 24%.  Of note, the low number of crashes compared 
to the county road system may be statistically insignificant. 

 

Figure 8 – Light Conditions (Pedestrian/Bicycle Crashes) 
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Figure 9 – Total Crash Locations (2014-2016) 

 

Figure 10 – Pedestrian Crash Locations (2012-2016) 
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IV. Identified Issues & Observations 
This section summarizes the site-specific and corridor-wide safety issues identified during the RSA. They 
are categorized into operations (including visibility), pedestrian, bicyclist, and maintenance. Additional 
issues and photographs can be found in Appendix F. 

Pedestrian/Bicyclist 
  

  
1. Sidewalk in poor condition and lacks ADA 

compliant curb ramps at street crossing 
2. Bicyclists use parallel routes and cross 

Memorial Drive at intersections 

  
3. Sidewalk not continuous across wide driveway; 

pedestrian path striped for clarity 4. Lack of on-street bicycle facilities 

  
5. Long crossing distances for pedestrians 6. Worn path (5th Ave) across tracks 
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Operations & Visibility Maintenance 
  

  
7. Insufficient storage between Memorial Dr/tracks 8. Pavement in poor condition (Vanderbilt Rd) 

  
9. Poor decisions made attempting to turn 10. Damaged guide rail protecting rail crossing signal 

  
11. Vehicles parked on sidewalk, blocking pedestrian 

paths and visibility 
12. Areas of sidewalk are damaged, have overgrown 

vegetation and/or settled over time 

Additional issues, observations and details identified during the RSA include the following, listed from 
south to north: 

• No sidewalk or intersections are present along Memorial Drive south of Evergreen Avenue  
• A worn pedestrian path is present at 5th Avenue crossing Memorial Drive and the railroad tracks to 

access the other side of 5th Avenue, which dead ends at the tracks. 

tracks 
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• Crosswalk markings on side streets are faded and intersections have very wide turning radiuses, 
which increases crossing distance for pedestrians and enables vehicles to make faster turns. 

• A near miss collision was observed at the intersection of Memorial Drive and 5th Avenue. A tractor 
trailer signaled to turn right onto 5th Avenue from the southbound left lane due to the tight radius 
at the corner. A passenger vehicle attempted to pass in the right lane but stopped once the tractor 
trailer turning behavior was apparent. 

V. Findings and Recommendations 
This section summarizes the site-specific and corridor-wide safety issues, potential strategies, and 
recommendations to improve the same, safety benefit, time frame, cost, and jurisdiction. Ratings used 
in the recommendation tables are described as follows: 

Symbol  Meaning Definition 
 Low safety benefit potential May reduce total crashes by 1-25%2 
 Low to moderate safety benefit potential May reduce total crashes by 26-49%2 
 Moderate safety benefit potential May reduce total crashes by 50-74%2 
 High safety benefit potential May reduce total crashes by 75+%2 
$  Low cost  Could be accomplished through maintenance 

$$  Medium cost May require some engineering or design and 
funding may be readily available 

$$$  High cost Longer term; may require full engineering, 
ROW acquisition and new funding 

◔ Short term Could be accomplished within 1 year 

◑ Medium term Could be accomplished in 1 to 3 years; may 
require some engineering 

◕ Long term Could be accomplished in 3 years or more; 
may require full engineering 

A. Recommendations 
The following represents the specific findings and recommendations made by the RSA team. All 
recommendations and designs should be thoroughly evaluated with due diligence and designed as 
appropriate by the roadway owner and/or a professional engineer for conformance to all applicable 
codes, standards, and best practices. 

Table 5 – Corridor-Wide Recommendations 

No. Recommendation Safety 
Benefit Cost Time 

Frame Jurisdiction 

 Operations 

1  
Investigate converting to a 3-lane section  
(2 travel lanes, TWLTL and shoulders or bike lanes; 
i.e. road diet) 

 $$ ◑ County 

                                                            
2 Based on existing Crash Modification Factors (CMFs), the Highway Safety Manual (HSM), FHWA Proven Safety 
Countermeasures and current research, where applicable. All safety benefits are approximate. 
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No. Recommendation Safety 
Benefit Cost Time 

Frame Jurisdiction 

2  Consider upgrading all ramps for ADA compliance 3 $$$ ◕ County 

3  
Consider development of an access management 
plan within the project limits (for vehicles and 
pedestrians) 

 $$ ◑ County 

4  

Consider corridor-wide signal upgrades (replace 8” 
traffic signal heads with 12”, install backplates with 
retroreflected border, evaluate clearance intervals, 
update to countdown pedestrian signal heads, 
replace push buttons in compliance with ADA, etc.) 

 $$$ ◕ County 

5  Study roadway and pedestrian scale lighting  $$ ◑ County 

6  Investigate the location of trees, poles, and posts to 
minimize their interference on sight distances  $$ ◑ 

Towns/ 
County 

7  Consider incorporating green infrastructure 
solutions for sustainable stormwater management  3 $$ ◑ County 

8  Examine existing cross slope for proper drainage 3 $$ ◑ County 

9  Consider implementing a uniform speed limit within 
the study area  $$ ◑ County 

 Bicycle/Pedestrian 

10  Inspect, repair and construct sidewalks in 
compliance with ADA as needed.  $$ ◔ County 

11  Examine inlets and install bicycle-safe grates 3 $$ ◔ County 

12  
Study corridor-wide implementation of curb 
extensions (bump outs) based on the site-specific 
recommendations to maintain consistency 

3 $$ ◕ County 

13  Examine crosswalks status: change to continental 
style, check placement and alignment 3 $ ◔ County 

14  
Consider leading pedestrian intervals (LPI) at 
signalized intersections with high pedestrian 
activity 

 $ ◔ County 

15  Consider installing a bicycle lane and/or sharrow 
striping per NJ Complete Streets Design Guide 3 $ ◑ County 

 Maintenance 

16  Inspect existing striping for wear and restripe 
accordingly  $ ◔ County 

17  

Inspect and replace faded, damaged or incorrect/ 
outdated signage as needed (i.e. signs mounted 
below 7’, on non-breakaway posts or back-to-back 
signs that obscure shapes [e.g. Do Not Enter behind 
Stop sign]) 

 $ ◔ County 

18  Consider resurfacing and add inlets as needed  $$ ◑ County 

                                                            
3 CMF/quantitative data not available for this type of roadway or treatment. Therefore, perceived safety benefit of the 
same was estimated relative to other similar treatments. 
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No. Recommendation Safety 
Benefit Cost Time 

Frame Jurisdiction 

19  Inspect drainage facilities; ensure they are free of 
debris; install bicycle safe grates 3 $$ ◑ County 

20  
Explore relocation of trees planted in the berm area 
and consider replacing grass berm with stamped 
concrete or pavers 

3 $$ ◑ County 

 Education 

21  Consider sidewalk, crosswalk, multimodal 
education campaign and code enforcement 3 $ ◑ Towns/ 

County 

22  Explore ways to deter vehicles from speeding along 
Memorial Drive  $ ◔ Towns/ 

County 

Table 6 – Site-Specific Recommendations 

No. Recommendation Safety 
Benefit Cost Time 

Frame Jurisdiction 

 South of Evergreen Avenue to Route 35  

23  Investigate installation of centerline rumble stripes  $ ◔ County 

24  Consider corridor-wide recommendation 1 for a 
road diet  $$ ◑ County 

25  Consider corridor-wide recommendations 16 and 
17 regarding faded markings, lines and signs 3 $$ ◑ County 

 Evergreen Avenue 

26  Consider corridor-wide recommendation 5 
regarding signal improvements (backplates)  $$ ◑ County 

27  
Consider striping a crosswalk across Evergreen Ave 
WB and adding detectable warning surfaces on 
each side of the railroad tracks 

 $$ ◑ County 

28  
Investigate corridor-wide recommendation 15 
regarding the installation of a bicycle lane and/or 
sharrow striping 

 $ ◑ County 

29  
Explore connecting the sidewalk at the intersection 
and east of the tracks to delineate pedestrian path 
and driveway apron 

 $$ ◑ County 

30  Consider corridor-wide recommendation 12 
regarding bump outs with cutouts for bikes 3 $$ ◕ County 

 3rd Avenue 

31  Examine the need for the existing guide rail in front 
of the property between 3rd and 4th Aves 3 $$ ◑ County 

32  
Investigate replacing the striped driveway area 
between Evergreen and 3rd Aves with sidewalk to 
delineate the pedestrian path 

 $$ ◕ County 

                                                            
3 CMF/quantitative data not available for this type of roadway or treatment. Therefore, perceived safety benefit of the 
same was estimated relative to other similar treatments. 
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No. Recommendation Safety 
Benefit Cost Time 

Frame Jurisdiction 

33  Consider corridor-wide recommendations 2 and 10 
regarding sidewalk, ramps, and ADA compliance 3 $$$ ◕ County 

34  Investigate corridor-wide recommendations 11 and 
18 regarding inlets and drainage 3 $$ ◕ County 

35  Consider corridor-wide recommendation 17 
regarding missing, damaged, and/or faded signage  $ ◔ County 

 4th Avenue 

36  Consider performing a MUTCD signal warrant 
analysis  $$ ◑ County 

37  Explore installation of a Rectangular Rapid Flashing 
Beacon (RRFB) if signal not warranted4  $$ ◑ County 

38  Consider a refuge island or corridor-wide 
recommendation 12 for curb extensions 3 $$ ◕ County 

39  Consider corridor-wide recommendations 2 and 10 
regarding sidewalk and ADA compliance 3 $$$ ◕ County 

40  Consider corridor-wide recommendation 17 
regarding missing, damaged, and/or faded signage  $ ◔ County 

41  Consider corridor-wide recommendation 6 
regarding highway and pedestrian scale lighting  $$$ ◕ County 

 5th Avenue 

42  Consider corridor-wide recommendations 2 and 10 
regarding sidewalk and ADA compliance 3 $$ ◔ County 

43  Investigate installation of vertical retroreflective 
strips on sign supports for enhanced conspicuity 3 $$ ◕ County 

44  Examine curb radii and consider revising as needed 3 $$ ◑ County 

45  Investigate methods to prohibit or enhance crossing 
over tracks (see Section IV, Photo 6)   3 $$ ◑ Towns/ 

County 

46  Consider corridor-wide recommendation 6 
regarding highway and pedestrian scale lighting  $$$ ◕ County 

 6th Avenue 

47  Consider corridor-wide recommendation 2 
regarding ADA compliance  3 $$$ ◕ County 

48  Consider corridor-wide recommendation 4 
regarding signal upgrades (backplates, lighting)  $$$ ◕ County 

49  Consider corridor-wide recommendation 10 
regarding sidewalk inspection and repair  $$ ◔ County 

50  Consider corridor-wide recommendation 6 
regarding highway and pedestrian scale lighting  $$$ ◕ County 

51  Explore implementing an LPI  $ ◔ County 

                                                            
3 CMF/quantitative data not available for this type of roadway or treatment. Therefore, perceived safety benefit of the 
same was estimated relative to other similar treatments. 
4 Interim Approval 21 – Rectangular Rapid-Flashing Beacons at Crosswalks 

https://mutcd.fhwa.dot.gov/resources/interim_approval/ia21/index.htm
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No. Recommendation Safety 
Benefit Cost Time 

Frame Jurisdiction 

52  Consider corridor-wide recommendation 17 
regarding faded signage  $ ◔ County 

 7th / Lareine Avenue 

53  Consider performing a MUTCD signal warrant 
analysis  $$ ◑ County 

54  Explore installation of a RRFB if signal is not 
warranted  $$ ◑ County 

55  Investigate turn prohibitions  $ ◕ County 

56  

Consider corridor-wide recommendations 2 and 10 
regarding sidewalk, ramp, and ADA compliance, 
specifically the pedestrian approach to Memorial 
Drive on Lareine Ave 

3 $$$ ◕ County 

57  Explore installing a raised intersection  3 $ ◔ County 

58  Consider corridor-wide recommendation 6 
regarding highway and pedestrian scale lighting  $$$ ◕ County 

 8th Avenue 

59  
Consider corridor-wide recommendation 3 
regarding access management for the existing bus 
depot driveways 

 $$ ◑ County 

60  Consider corridor-wide recommendations 2 and 10 
regarding sidewalk and ADA compliance 3 $$$ ◕ County 

61  Consider corridor-wide recommendation 17 
regarding signage (non-breakaway posts)  $ ◔ County 

 9th Avenue 

62  Consider corridor-wide recommendations 2 and 10 
regarding sidewalk, ramps, and ADA compliance 3 $$$ ◕ County 

63  Consider corridor-wide recommendation 6 
regarding pedestrian and highway lighting  $$$ ◕ County 

64  
Consider corridor-wide recommendation 17 
regarding signage (missing 2-direction large arrow 
warning sign) 

 $ ◔ County 

65  Consider corridor-wide recommendation 7 
regarding green infrastructure 3 $$ ◑ City/ 

County 
 11th Avenue (including area near 10th Avenue) 

66  Explore High Friction Surface Treatment (HFST) 
along the horizontal curve  $$ ◑ County 

67  Investigate curve delineation along the horizontal 
curve (chevrons, advanced warning signs)  $ ◔ County 

68  Consider removing the railroad crossing pavement 
markings for the now removed crossing  $ ◔ County 

                                                            
3 CMF/quantitative data not available for this type of roadway or treatment. Therefore, perceived safety benefit of the 
same was estimated relative to other similar treatments. 
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No. Recommendation Safety 
Benefit Cost Time 

Frame Jurisdiction 

69  Consider corridor-wide recommendation 6 
regarding highway and pedestrian scale lighting  $$$ ◕ County 

70  Consider corridor-wide recommendations 2 and 10 
regarding sidewalk, ramps, and ADA compliance 3 $$$ ◕ County 

71  Investigate additional signage, such as street name 
and two-direction arrow signs (W1-7)   $ ◔ County 

72  Explore a pedestrian crossing with appropriate 
safety review  $ ◔ County 

 Vanderbilt Place 

73  Investigate improving the poor pavement condition 3 $$ ◑ County 

74  Consider corridor-wide recommendations 2 and 10 
regarding sidewalk and ADA compliance 3 $$$ ◕ County 

75  Explore improving the curb radii and consider 
revising as needed 3 $$ ◑ County 

B. Road Owner Response 
An important part of the RSA process is the road owner’s response: an acknowledgment of the 
audit’s findings and recommendations, and their planned follow-up. In responding to the RSA’s 
findings, the road owner must bear in mind all the competing objectives involved when 
implementing the recommendations, and foremost among them is available resources. Because the 
audit process generated a long and wide-ranging list of improvements, the road owner is expected 
to implement these recommended improvements as time and funds allow in coordination with 
other projects and priorities. 

Monmouth County delivered their response following the finalization of the findings and 
recommendations table, a copy of which can be found in Appendix K.  

A. Recommendation Visualizations 
Examples of some of the site-specific and corridor-wide safety recommendations identified in Tables 
5 and 6 are shown below and are based on current practices and standards. Descriptions and images 
of each treatment are from the 2017 NJ Complete Street Design Guide (CSDG) and NACTO’s Urban 
Street Design Guide (NACTO-US) and Urban Bikeway Design Guide (NACTO-UB), including sources 
contained therein. 

1. Pedestrian Facilities 
Curb extensions visually and physically narrow the roadway at intersections and midblock 
locations, creating safer and shorter pedestrian crossings, while increasing the available space 
for streetscape. They increase the overall visibility of pedestrians by aligning them with the 
shoulder or parking lane and help prohibit vehicles from parking in violation of Title 39. Crossing 
islands, or pedestrian refuge islands, reduce the exposure time of pedestrians to vehicular traffic. 
They enable pedestrians to make a crossing in two stages — crossing one direction of vehicular 

                                                            
3 CMF/quantitative data not available for this type of roadway or treatment. Therefore, perceived safety benefit of the 
same was estimated relative to other similar treatments. 
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travel lanes, pausing at the island, and then completing the crossing. They are recommended 
where a pedestrian must cross three lanes of traffic in one or both directions but may be 
implemented on smaller cross sections where space permits. 

Specifically for Memorial Drive, curb extensions, in conjunction with roadway reconfiguration as 
described on page 19, create an added benefit of increasing the storage space along the side 
streets between the eastern curb line and the railroad tracks. One vehicle could comfortably wait 
to complete a through or turning movement without feeling rushed. Further, reducing the side 
street width would prohibit side-by-side vehicles and improve sight distance (see Section IV, 
Photo 7 and Figure 16 on page 21). 

 

 

Figure 11 – Pedestrian Facility Examples 
Top: Curb Extension. Left: Midblock Curb Extension. Right: Crossing Island (Source: CSDG) 

2. Bicycle Facilities 
Bicycle lanes provide an exclusive space for bicyclists using pavement markings and signage. 
Intended for one-way travel, they are typically located on both sides of a two-way street. Bicycle 
lanes enable bicyclists to ride at their preferred speed, free from interference from motorists. 
Where it is not feasible or appropriate to provide dedicated bicycle facilities, shared-lane 
markings (e.g. “sharrows”) may be used to indicate a shared environment for bicycles and 
vehicles, such as the ones currently implemented along Hamilton Street in New Brunswick.  
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Bicycle lanes and shared-lane markings should be extended through intersections and major 
driveways to enhance continuity, guide bicyclists through the intersection, and improve driver 
awareness of bicycle activity and movement. 

  

Figure 12 – Bicycle Facility Examples 
Left: Bicycle Lane Adjacent to Parking or Curb (Source: NACTO-UB). Right: Sharrow Markings along 
Route 71/Main Street in Bradley Beach (Source: Jusel Claro Alvarez, Google Maps Photos) 

3. Roadway Reconfiguration 
This treatment allows reallocation of existing street space (i.e. roadway cross section) to 
accommodate multi-modal users. Lane configuration and width for travel, turning movements, 
parking, and bicycle lanes can be adjusted to optimize use for vehicles, pedestrians, bicyclists, 
and transit. The most common roadway reconfiguration, known as a road diet, involves 
converting an existing four-lane undivided segment into a three-lane segment with two through 
lanes and a center two-way left turn lane (TWLTL).  

The main goal of a road diet is to improve safety by eliminating conflict points between turning, 
crossing and through traffic and reducing the speed differential which reduces crash severity 
when crashes do occur. Road diets also benefit pedestrian and bicyclist safety by reducing the 
number of lanes to cross at an intersection and reallocating space from the travel lane to non-
motorized use, such as bicycle lanes. 

FHWA’s Road Diet Informational Guide advises that roadways with an ADT of 20,000 vehicles per 
day (vpd) or less may be good candidates for a road diet. If the ADT of the roadway is near the 
upper limit, further analysis should be conducted, such as review of peak hour volumes by 
direction, turning volumes at intersections and driveways, and signal spacing. Of note, Memorial 
Drive north of Route 33 was converted from a four-lane section to a three-lane section. 
Additionally, the ADT within the RSA limits is between 15,000 to 17,000 vpd, and may be a good 
candidate for this treatment. 

Based on the recommendations listed in Section V-A, one option for Memorial Drive cross 
sections is shown in Figures 14 and 15, assuming an approximate existing width of 46 feet curb-
to-curb. For example, by providing edge lines as recommended, part of the pavement can be 
reallocated as a shoulder that can be used by bicyclists. Alternatively, this reclaimed area can be 
used for wider sidewalks or shifting the side street intersections away from the tracks. 
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Figure 13 – Existing Road Diet along Memorial Drive north of Route 33 

Of note, the configuration shown in Figure 15 can also be applied with the TWLTL in areas where 
there is not a need for one or more opposing left turns, such as at ‘T’ intersections with no 
driveways on the other side of the street. 

 

 
Figure 14 – Conceptual Cross Sections based on Recommendations (north of Evergreen Avenue) 

 
Figure 15 – Conceptual Cross Sections based on Recommendations (south of Evergreen Avenue) 
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Figure 16 – Conceptual Curb Extension Example based on Recommendations (N.T.S.) 

VI. Conclusions 
The Memorial Drive RSA was conducted to identify safety issues and corresponding countermeasures 
that compromise multimodal use of the roadway. The team identified a long list of issues from the field 
visit, as well as many practical short-, mid-, and long-term improvements during the post-audit. 

The recommendations documented in this report are designed to improve safety for all users of 
Memorial Drive. Some of the strategies identified can be implemented through routine maintenance; 
all will be constrained by available time and budgetary priorities. The audit process and the resulting 
final document highlight the safety issues and present the needed improvements by location organized 
for systematic implementation by the roadway owner. 

It is important to note that when it comes to improving safety, engineering strategies alone only go so 
far, especially in areas undergoing redevelopment. Education, with support from a targeted 
enforcement campaign, is an effective approach for addressing driver and pedestrian behaviors that 
lead to crashes. Employing a multipronged approach is an effective course of action to advance the goal 
of improved safety on the corridor.  
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Audit Team 
 

Name Agency 
Daria Jakimowska Monmouth County Engineering 
Renu Chhonkar Monmouth County Engineering 
David Schmetterer Monmouth County Planning  
James Bonanno Monmouth County Planning 
Denise Brooker Monmouth County 
Tim McGrath Avon Police Department 
Steve Kegelman Avon Office of Emergency Management 
Jerry Freda Bradley Beach Engineering 
Chief Len Guida Bradley Beach Police Department 
Lt. Edward Scott Bradley Beach Police Department 
Leanne Hoffmann Neptune Township Engineering 
Ed Kirschenbaum Neptune City, Police Department, Public Safety 
D/Sgt. Keith Mitchell Neptune City Police Department 
Mark Tozzi NJDOT - Bureau of Transportation Data and Safety 
Amon Boucher NJDOT - Bureau of Transportation Data and Safety 
Christine Mittman NJTPA 
Aimee Jefferson NJTPA 
Bernie Boerchers Greenman-Pedersen, Inc. (NJDOT Consultant) 
Andrew Halloran Greenman-Pedersen, Inc. 
Julia Steponanko Greenman-Pedersen, Inc. 
Alicia Ulmes Greenman-Pedersen, Inc. 
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Appendix C – Traffic Data 
  



























 
 

 

 

Appendix D – Vehicular Crash Diagrams 
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Road Safety Audit:
Memorial Drive (CR 40A)
between Routes 33 and 35

Neptune Township, Neptune City, 
Bradley Beach & Avon-by-the-Sea 
Boroughs, Monmouth County

April 26, 2018

Audit Team Introductions

• Funded by Federal Highway Administration and NJDOT

• NJDOT, Bureau of Transportation Data & Safety
• Bicycle & Pedestrian Programs

• NJTPA

• Monmouth County

• Neptune Township & Neptune City Borough

• Bradley Beach & Avon-by-the-Sea Boroughs 

• NJ Transit

• Greenman-Pedersen, Inc., NJDOT Consultant
2
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Today’s Schedule

9:00a
•Welcome and Introductions
•Project Overview Presentation
•Welcome and Introductions
•Project Overview Presentation

10:30a
•Field Visit and Observations

12:30p
•Lunch and Regroup at Presentation Location

2:00p
•Discuss Observations
•Make Recommendations

3:30p
•Adjourn

3

Highway Safety Improvement Program/
Local Safety Program

• GOAL: Reduce serious injury and fatality (K+A) 
crashes on all of NJ’s public roads
• 40,000 centerline miles of public roads

• 33% K+A crashes occur on state highways 

• 57% K+A crashes occur on local roads

• Achieve zero deaths on all public roads
• Established 2.5%/year reduction in 5-year rolling 

average

• Performance-based goals consistent with SHSP

• Data-driven, strategic approach to improving 
highway safety

7%

18%

75%

ROADWAY JURISDICTION

NJDOT (2,800 mi) County (6,800 mi) Municipal (29,000 mi)

4
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Highway Safety Improvement Program (HSIP)

• 14 Emphasis Areas

• Pedestrian Safety and 
Intersection Focus State

• Top priority: lane departure, 
intersections, and pedestrians

• 7 sub-programs including 
Local Safety Program

• Core Federal Aid Program, NJ 
receives ~$57M

5

Local Safety Program (LSP)

• NJDOT supports LSP:
• Dedication of HSIP funds

• Technical assistance

• Screening lists for MPOs

• Road Safety Audits

• MPOs support LSP:
• Local Road Safety/High Risk Rural Roads 

• PE/FD Assistance Program

• Focus annual HSIP funding:
• 40% on state highways 

• 60% percent on county and municipal 
network

6
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National Strategy – Toward Zero Deaths
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7

Federal Transportation Funding

Network Screening
Identifies locations experiencing:
High crash frequencies
Severe crash injuries
Specific crash types such as right-angle or 

roadway departures

Local Safety and High 
Risk Rural Roads 
Programs
Over $98 million in funding since 2005 on County 

and Local Roadways
Relatively quick-fix safety improvements

Highway Safety 
Improvement 
Program (HSIP) funds
Emphasizes a data-driven, strategic approach 

to improving highway safety

Community 
Outreach
Provides the public, local stakeholders and 

officials with an opportunities for provide 
comments and ask questions

through the
North Jersey Transportation Planning Authority

The Metropolitan Planning Organization for Northern New Jersey 

8
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RSA Purpose

• Formal safety performance 
examination

• Qualitatively estimates and 
reports on potential road 
safety issues

• Identifies safety improvement 
opportunities for all road 
users.

• Independent, 
multidisciplinary audit team

What elements of the road may 
present a safety concern?: to what 
extent, to which road users, and 

under what circumstances?

What opportunities exist to 
eliminate or mitigate identified 

safety concerns?

• Goals:

9

RSA Benefits

• Pro-actively address safety

• Audited designs should produce 
fewer, less severe crashes

• Identify low-cost/high-value 
improvements

• Enhance consistency in how 
safety is considered; promote 
“safety culture”

• Provide continuous advancement 
of safety skills and knowledge

• Contribute feedback on safety 
issues for future projects

• Support optimized savings of 
lives, money and time

• Not a replacement for:

• Design quality control 

• Standard compliance 

• Traffic or safety impact studies

• Safety conscious planning

• Road safety inventory programs

• Traffic safety modeling efforts

10
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RSA Process

Step 1
Identify 
Project

Step 2
Select 

RSA Team
Step 3
Conduct 
Start‐up 
Meeting

Step 4
Perform 
Field 

Reviews

Step 5
Analyze/
Report 
Findings

Step 6
Present 
Findings 
to Owner

Step 7
Prepare 
Formal 

Response Step 8
Incorporate 
Findings

RSA Team

Design Team/Project Owner

Responsibilities:

11

FHWA Proven Safety Countermeasures

Descriptions 
provided in your 

handouts

12
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FHWA Proven Safety Countermeasures

Road Diet
Maplewood Township, Essex County

Roundabout
Chesterfield Township, Burlington County

13

FHWA Proven Safety Countermeasures

Backplates with Retroreflective Borders Pedestrian Hybrid Beacon (HAWK)
Ocean City, Cape May County

14

Retroreflective 
border illuminated 
by car headlights
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Additional Considerations

Curb Extensions
Hoboken City, Hudson County

Enhanced signing / pedestrian crossings

15

Project Area

• Urban Major Collector, 
undivided 4-lanes, no shoulders

• 30-45 mph within project limits

• Parallels NJT North Jersey 
Coast Line on NB side

• Sidewalk on SB side from Route 
33 to Evergreen Ave

• Continental style crosswalks at 
6th, 4th and Evergreen Aves

30 mph 40 mph 45 mph

16
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Midtown Community 
Elementary School

NJ Transit Routes 317 & 810 on NJ 71

↑ Bradley Beach 
Elementary School 

Area Map
Begin: NJ 33 

(MP 0.61)

End: NJ 35 (MP 2.11)
17

Project Area

• Traffic Data (2010)
• ADT: 12,900-13,135

• Land Use
• Commercial/residential
• NB side vacant except near NJ 33
• 48 multi-family units proposed near 7th Ave

• Demographics (near Memorial Dr)
• 72% White
• 13% Black/African American
• 10% Hispanic/Latino
• 11% below poverty level
• 3% use public transportation
• 4% walk or bike to workMemorial Dr NB at 6th Ave (2013)

18
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NJTPA’s FY 2017-2018 LSP Network Screening List

Location Ped Corridor Regional Corridor
Memorial Dr #14 County (MP 0.31-1.31) Not Ranked

Location Intersection Ped Intersection
7th Ave/Lareine (MP 1.05) # 9 County Not Ranked

Lists use 2009-2013 crash data

19

Crash Data

129 Crashes (2014-2016)

• Overrepresentations:
• Sideswipe

• Right Angle & Left Turn

• At Intersection

• Wet & At Night

7 Pedestrian Crashes (2012-2016)

27.1%

17.1%41.1%

0.8%
4.7%

0.8%
7.0%

1.6% 0.0%

Crash Types (2014‐2016)

Same Direction ‐ Rear End

Same Direction ‐ Sideswipe

Right Angle

Opposite Direction (Head
On
Left Turn/U Turn

Overturned

Fixed Object

Pedestrian

Pedalcyclist
• Overrepresentations:

• Min./Mod. Injury

• At Intersection

• At Night 20
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Crash Data (2014-2016) Histogram View by 0.1 Mile

Edited from original view
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Crashes: RSA Project Area v. County Road System
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Crashes: Severity
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Crashes: Light & Surface Conditions
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Pedestrian Crash Data (2012-2016)

Edited from original view

Histogram View by 0.1 Mile

3 crashes
2 crashes

1 crash

NJ 35
MP 2.11

NJ 33
MP 0.61 

Memorial Dr (CR 40A)

Signal 
Activated

End of 2014

6th
A

ve

4th
A

ve

N
J 3

3

E
ve

rg
re

en
 A

ve
0.0%

2.0%

4.0%

6.0%

8.0%

10.0%

12.0%

0

1

2

3

4

5

Ja
n
u
ar
y

Fe
b
ru
ar
y

M
ar
ch

A
p
ri
l

M
ay

Ju
n
e

Ju
ly

A
u
gu

st

Se
p
te
m
b
e
r

O
ct
o
b
er

N
o
ve
m
b
er

D
ec
em

b
e
r

Crashes by Month

0.0%

5.0%

10.0%

15.0%

20.0%

0

1

2

3

4

5

Crashes by Day of Week

2012‐2016 RSA Count 2012‐2016 County Rd Percent
25

Pedestrian Crashes
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Crash Diagrams

Vehicle (2014-2016) Pedestrian (2012-2016)
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Field Visit Itinerary

9:00a
•Welcome and Introductions
•Project Overview Presentation

10:30a
•Field Visit and Observations•Field Visit and Observations

12:30p
•Lunch and Regroup at Presentation Location

2:00p
•Discuss Observations
•Make Recommendations

3:30p
•Adjourn

Verify Identified Issues 

Observe Operations

Note Other Safety Concerns

Document Findings
• Photographs

• Checklist

Safety First!
• Use proper safety equipment

• Stay alert to your surroundings

28
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Field Visit & Observations
(pause presentation)

Source: Best-Beaches.com

Post Audit Analysis
(resume presentation)
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RSA Schedule

9:00a
•Welcome and Introductions
•Project Overview Presentation

10:30a
•Field Visit and Observations

12:30p
•Lunch and Regroup at Presentation Location

2:00p
•Discuss Observations
•Make Recommendations
•Discuss Observations
•Make Recommendations

3:30p
•Adjourn

Sharrows on Route 71, Bradley Beach

Source: Jusel Claro Alvarez
(Google Maps Photos)

31

Post Audit Analysis 

Observations Recommendations

• What corridor safety issues 
did you observe?

• What localized safety issues 
did you observe?

• What improvements would 
you make?

• Are any of the FHWA 
countermeasures beneficial?

What elements of the road may 
present a safety concern?: to what 
extent, to which road users, and 

under what circumstances?

What opportunities exist to 
eliminate or mitigate identified 

safety concerns?

32
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Next Steps

• Preparation of RSA Report

• Review/comments from RSA Team

• Preparation of Preliminary Final Report

• NJDOT review

• Preparation of Final Report

• Approximate timeframe: 10 weeks

Source: Netta Architects

33

Thank you!
Questions/Comments

Source: Digital Commonwealth/Boston Public Library
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 Redevelopment  Plans.  

 

 Balancing tax ratables with services costs with as little impact on local tax payers as is possible. 

 

Question 6.  What do you feel are the key economic issues facing your municipality? 

 

 Major influx of transient extended family units which are major users of City services and minor contributors to the 
City‟s economy/quality of life. 

 

 The key economic issue facing our municipality is beach replenishment.  Without the beach, income from our bathing 
pavilion, the largest source of revenue for the Borough after property taxes would be at risk.  Loss of this revenue 
stream would place an undue burden on local businesses and residential property owners. 

 

 Survival of small businesses downtown (*2). 

 

 Attracting new quality businesses into the downtown (*2). 

 

 Control of property taxes (*2). 

 

 Promote the retention of our diverse community and provide a viable downtown district to allow people to live in our 
community without the need to use a car extensively. 

 

 Rising cost of housing. 

 

 Closure of Fort Monmouth. 

 

 Attracting high quality ratables to the development corridors as defined in the Master Plan and Gateway 
Redevelopment Plan. 

 

Question 7.  What do you feel are the key economic issues facing the Coastal Monmouth Region? 

 

 Growing the employment base, tax stability and housing affordability 

 

12.4  REDEVELOPMENT PROJECTS 

 

Planned redevelopment projects will have an impact on the economy of the CMR.  Red Bank has established revitalization 
efforts that have taken root and flourished creating a town center serving the Northern Region.  The North Central Region is 
gaining a cultural and entertainment center through the on-going Long Branch redevelopment efforts along the oceanfront and 
Broadway Avenue.  The South Central Region through the Asbury Park redevelopment efforts is promoting an entertainment 
venue and almost 4,000 new housing units.  The Southern Region will focus on Belmar which is a designated Transit Village and 
is undergoing redevelopment to expand their Seaport Village area.  Belmar is a developing entertainment and business center 
for this subregion.   
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The decommission of Fort Monmouth by 2011 will have a critical impact on the County and the CMR in terms of direct and 
secondary impacts on the economy.  A base reuse plan was adopted in September 2008.  Information on Fort Monmouth is 
presented at the end of this section.   

 

Coordination of redevelopment plans between municipalities is crucial to build on and strengthen the planning efforts.  This will 
assist in addressing the intermunicipal impacts – both positive and negative – which can result.  For example, Belmar‟s Seaport 
Village and Neptune‟s Shark River Waterfront redevelopment project could coordinate to provide synergistic support and 
marketing.  The recommendation to implement Shark River ferry service can draw visitors and support the economy of both 
venues.   

 

The Transit Village is planned for Neptune Township at the boundary of the Bradley Beach train station.  Coordination between 
all three municipalities would address conditions in a necessary broader view.  

 

Other revitalization efforts have occurred in the CMR through streetscape and boardwalk improvement projects such as in Avon-
by-the-Sea, Manasquan and Bradley Beach.  A number of CMR municipalities are beginning to discuss revitalization and /or 
redevelopment efforts.  Sea Bright has a grant to develop a redevelopment plan for their business district.  Spring Lake initiated 
the process to evaluate redevelopment opportunities.  Fair Haven is discussing streetscape improvements for their business 
district.  These projects are highlighted in the municipal fact sheets in Volume III - Appendix.   

 

The following summarizes ongoing redevelopment projects and related studies currently underway in the CMR.  These involve 
eight municipalities:  Allenhurst, Asbury Park, Belmar, Eatontown, Long Branch, Neptune Township, Neptune City and Wall.  
(See Redevelopment Map I - 17).   

ALLENHURST 

Main Street Redevelopment Plan - This Redevelopment Plan was initiated because of the imminent closure of the JCP&L facility 
which was the Borough‟s largest taxpayer.  The Redevelopment Plan provides for redevelopment of 8 acres on both sides of 
Main Street with about 5.6 acres planned for single and multi-family residential infill development along with a mix of retail and 
office use.  Planned improvements to the existing Borough-owned park between Deal Lake and the railroad line are identified.  
The Plan encourages off-street parking behind buildings wherever possible, and provides for site plan and architectural 
guidelines to be aesthetically pleasing and compatible with the scale of the existing community.  The Borough adopted the 
Redevelopment Plan in November 2006.34 

 

ASBURY PARK 

According to the Asbury Park website, the City contains seven redevelopment areas of 
which four have redevelopment plans adopted.  Of the other three areas, 
redevelopment plans are in process.35    

 

Waterfront Redevelopment Area – on approximately 56 acres, the areas will provide 
3,164 residential units and nearly 450,000 square feet of commercial space.  The first 
phases are underway with nearly 500 units approved for construction and  consist of 
the Boardwalk Area, Prime Renewal Area and Renovation Infill Area. 

 

Central Business District Redevelopment Area – Located within the historic business 
district, the CBD Redevelopment Area is projected at build-out to contain nearly 600 

residential units in mixed-use renovated buildings with a mix of retail and service businesses.  Steinbach's Department Store 
conversion will yield 63 apartments with 22,000 sf retail shops on the first floor. 

                                                                    

 
34 Main Street Redevelopment Plan, Allenhurst Borough, November 2006 

35 http://www.cityofasburypark.com/redevelop.htm 
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NEPTUNE TOWNSHIP 

Gateways of Neptune Strategic Revitalization Plan (adopted October 13, 2004) A comprehensive strategy for revitalization of 
Neptune Midtown, Bradley Park and Shark River Waterfront neighborhoods.  Plan includes the following elements.   

 Northern Gateway - Includes properties on the southwestern side of Route 35 
from Neptune – Ocean Township municipal border to Brockton Avenue.  Goal is to 
promote a positive and inviting gateway to pedestrians and vehicles through 
landscaping, quality of design, signage and site development. 

 Route 35 Commercial Corridor - Transition from Northern Gateway to the 
Crossroads.   

o Route 35 - Brockton Avenue to West Bangs Avenue - Improve physical 
appearance of buildings and roadway and maximize economic viability. 

o Route 35 - West Bangs Avenue to Milton Avenue - Commercial 
Revitalization techniques including tax abatements, façade programs, 
and available State aid to assist businesses in constructing 
improvements to facades, expanding or renovating existing buildings, 
supplementing site improvements or off-street parking where possible. 

o Route 35 - Milton Avenue to Heck Avenue - Commercial Revitalization 
techniques including tax abatements, façade programs, and available 
State aid to assist businesses in constructing improvements to facades, 
expanding or renovating existing buildings, supplementing site 
improvements or off-street parking where possible. 

o Heck Avenue – Route 35 to Taylor Avenue - Create pedestrian friendly 
and safe route for school children traveling to and from Neptune High 
School. 

 West Lake Avenue - Includes 3.5 Blocks from the east side of Route 35 to Neptune/Asbury Park municipal border.  Goal is 
to restore commercial viability and create a new neighborhood center for the surrounding Midtown neighborhood, consisting 
of commercial and residential buildings with a village character, including minimal setbacks on side streets, parking in rear 
of building, and a pedestrian orientation. 

 Township Crossroads - Intersection of Route 33 and Route 35, northward to Heck Avenue.  Use traditional building 
concepts to reclaim this area as a traditional “main street” area or downtown for surrounding residential neighborhoods. 

 Route 33 Corridor - Properties fronting on southern side of Route 33 from Route 35 to Memorial Drive and properties on 
northern side of Route 33 from Atkins Avenue to Route 35; includes roadway improvements with NJTPA to coordinate 
planned roadway improvements with a new land use vision to create a pedestrian/bicycle friendly environment. 

 Eastern Gateway - Intersection of Route 35 and Route 71 and the block at southwestern corner of intersection; goal is to 
promote a positive and inviting gateway to pedestrians and vehicles through landscaping, quality of design, signage and site 
development. 

 Southern Gateway - Properties fronting on both sides of Route 35 from the Neptune – Neptune City municipal boundary, 
north to the Crossroads Area; goal is to promote a positive and inviting gateway to pedestrians and vehicles through 
landscaping, quality of design, signage and site development. 

 Transit Village – a four block area within Bradley Park section of Township proximate to the Bradley Beach Train Station, 
from Memorial Avenue to 9th Avenue to Atkins Avenue to 5th Avenue; create a transit village, compact mixed-use 
community within walking distance of the Bradley Beach Train Station. 

 Shark River Waterfront Redevelopment - Lands on the north side of Shark River inlet and along Route 35; includes a mixed-
use waterfront center including waterfront walkway and promenade, new restaurants on waterfront, specialty shops, public 
plaza and pedestrian mall, mix of residential uses, new commercial and office buildings.  

 

Neptune's Waterfront Destination  A Redevelopment Plan for the North Channel of the Shark River, (adopted July 2005). Mixed-
use waterfront center including waterfront walkway and promenade, new restaurants on waterfront, specialty shops, public plaza 
and pedestrian mall, mix of residential uses, new commercial and office buildings. 
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West Lake Redevelopment Plan, (adopted April  2005) – new neighborhood center for the surrounding Midtown neighborhood 
including new commercial and residential buildings as well as mixed-use structures in this area; adjoins Springwood Avenue 
Redevelopment in Asbury Park. 

 

High Tech Park Redevelopment Plan, (adopted 2000), provides for 19 office buildings on approximately 187 acres; part of 
comprehensive effort to bring businesses to Neptune Township.  

 

NEPTUNE CITY 

City declared 20 acres in eastern portion of City as “Area in Need of Redevelopment”.  Area is west of Memorial Drive, south of 
Evergreen Avenue and east of Steiner Avenue, north of Holly Avenue.  Concept plan being prepared for mix of uses (commercial 
and higher density residential).  

 

WALL  

West Belmar Gateway Redevelopment Area (December 2003) -  The West Belmar Gateway Redevelopment Area is generally 
comprised of the frontage lots on either side of Route 71 between the municipal borders of Spring Lake Heights and Belmar.  
Plan provides for transforming underutilized and non-conforming buildings into pedestrian friendly human scale development with 
a colonial theme and high quality design standards.  Plan also proposes to create, through lot merger or acquisition, larger 
development parcels. 

 

FORT MONMOUTH (EATONTOWN AND OCEANPORT) 

Fort Monmouth is a major military facility located within Eatontown, Oceanport, and Tinton Falls.  In the Fall 2005, Fort 
Monmouth was officially designated for base closure and its operations will be transferred to Aberdeen, Maryland.  The Fort 
Monmouth Economic Revitalization Planning Authority (“FMERPA”) is a group of elected officials and citizens designated by the 
State and recognized by the US Secretary of Defense to develop a reuse plan for Fort Monmouth.  The US Military Department, 
as the property disposal agent, identified the final property disposal mechanisms.40  The base closure and ultimate 
redevelopment of Fort Monmouth will have lasting effects on the CMR and the County.   

 

This section of the report briefly summarizes the current functions and employment on Fort Monmouth and the recommendations 
of Base Realignment and Closing (BRAC) Commission. 

 

Fort Monmouth Today - Fort Monmouth is the central of the Army's Command and Control, Communications, Computers, 
Intelligence, Sensors and Reconnaissance (C4ISR) systems.  Much of the Army's research and development of these hi-tech 
systems is done at Fort Monmouth by members of Team C4ISR.41  Fort Monmouth is home to a variety of other Army, 
Department of Defense and government activities.  What follows is a description of activities that take place on Fort Monmouth, 
according to their web site. 

 
CECOM - The Army's Communications Electronics Command (CECOM), although geographically dispersed at various 
locations throughout the U.S. and around the world, is the host and largest activity at Fort Monmouth.  The Software 
Engineering Center (SEC); Information Systems Engineering Command (ISEC); Logistics and Readiness Center (LRC); 
Tobyhanna Army Depot; and CECOM Acquisition Center (AC) are all part of CECOM. 
 
CERDEC - The Communications and Electronics Research and Development Center (CERDEC) has made many 
contributions in research in development, such as Night Vision goggles, counter equipment for improvised explosive 
devices, shortstop electronic protection systems and well sensor systems to provide soldiers with a safe method for rapidly 
inspecting wells and underground locations in OIF/OEF.  CERDEC is part of the Research, Development and Engineering 

                                                                    

 
40 http://nj.gov/fmerpa/reuse/faq.html 

41 http://www.monmouth.army.mil/C4ISR/about.shtml  

http://www.monmouth.army.mil/C4ISR/about.shtml
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15.9  LOCAL TRANSPORTATION ISSUES IDENTIFIED 

 

Many communities identified traffic congestion as a key area of concern, specifically during the summer months when 
commuting shore traffic is largely responsible for increased volumes along State and County roads.  Some areas use cones and 
additional signage along local roadways to help alleviate the effects of the increased traffic and to increase pedestrian safety.  
Other areas reroute traffic to deal with excessive volumes.  Either way, several towns have expressed interest in exploring traffic 
calming techniques to slow the prevailing speed of traffic and increase pedestrian safety.  Overall, most municipalities have 
some concern regarding their existing transportation system.  The following information was collected from each municipality 
within the CMR to address existing or potential pedestrian, transit and vehicular traffic concerns.52   Additionally, in response to a 
request by the County for additional information on traffic problem areas, traffic problem statements were received by  a number 
of municipalities.  These are included in Volume III – Appendix. Table I – 63 Transportation Issues identified by municipalities 
and Regional Collaborative and the Identified Transportation Issues Map I – 24 summarize transportation needs raised by CMR 
municipalities. 

 

ALLENHURST 

Allenhurst current infrastructure is operating at capacity, and traffic congestion becomes a concern during the summer months 
along ocean roads.  In response to the congestion, the ocean block of Allenhurst becomes a one-way street to ease traffic within 
the Borough.  Allenhurst is also located along the New Jersey Transit North Jersey Coast Rail Line and has considered the 
development of a Transit Village to supplement the existing train station. 

 

ASBURY PARK 

Asbury Park has major improvements planned to transit, pedestrian and roadway access within the CMR.  The recently 
completed Asbury Park Transportation Improvement Study of the existing train station and connecting corridors identifies four 
categories of needs  Underutilization of the Transportation Center, Unmet transportation demand and service gaps, Pedestrian 
and bicycle facility needs and traffic circulation and parking issues.  Additionally, a parking deck has been planned and is funded 
by developers to address the need for adequate parking.  Asbury Park is also seeking improvements in pedestrian accessibility 
in the Central Business District, specifically with the planned improvements to the James J. Howard Transportation Center (5-10 
years), redeveloping Main Street, constructing a boardwalk to connect Asbury Park to Loch Arbour and increasing bike paths to 
alleviate vehicular traffic. 

 

The major roadway improvements seek to revitalize the CBD and provide improved east/west links within city limits.  The Main 
Street Redevelopment Plan calls for improved parking and pedestrian mobility, while the Waterfront Redevelopment Project 
includes the removing/improving of traffic signals and the re-striping of existing roadways to improve traffic flow. 

 

Additionally, the NJDOT intends to open a study of two sections of highway due to an alarming number of accidents reported 
during 2005.  According to the study, one of the most accident-prone sections of State highway was in Monmouth County on 
Route 35 between Asbury Avenue/Route 66 and the border of Eatontown, where 174 accidents were reported during 2005.2  A 
study of these areas will be conducted, at which point safety improvements can be evaluated. 

 

Transportation problem statements were provided by Asbury Park for: 

 Route 71 (Main Street) Congestion 

 Train Quiet Zone 

 Route 35/Route 36/Asbury Avenue Circle 

 

 

                                                                    

 
52 Information taken from municipal master plans, 2004 Cross Acceptance Report and CMR Questionnaires 

2 Asbury Park Transportation Improvement Study, Monmouth County Planning Board and STV Incorporated, September 2005 
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AVON-BY-THE-SEA 

The majority of traffic congestion occurs during the summer season, May through September.  There are no other major traffic 
issues to report.  

 

BELMAR   
Belmar is a designated Transit Village which is part of the adopted Seaport Redevelopment area.  Belmar is trying to improve the 
existing facilities due to the seasonal increases in traffic volume and available parking.   

 

The major traffic concerns within Belmar are congestion, specifically during the summer season, accidents and residential 
speeding.  Other traffic issues link to implementing traffic calming techniques, mainly on Ocean Avenue, in order to improve 
pedestrian circulation and promote non-motorized transportation.  Belmar has a fully developed infrastructure, with roadway 
improvements being completed on a per project basis. 

 

Traffic problem statements were provided by Belmar for: 

 Ocean Avenue in Belmar – safety, bicycle and pedestrian issues 

 Main Street between 8th and 16th Avenues – pedestrian improvements 

 16th Avenue between Route 35 and Ocean Avenue (CR 18) – traffic calming 

 

BRADLEY BEACH 

The main transportation issue in Bradley Beach is completing the five-year road maintenance plan and NJ Transit improvements, 
which include the train station along the North Jersey Coast Line and bus services along Route 71.  Traffic congestion exists 
within the Borough during the summer months, but measures are currently used, such as providing parking cones, to calm traffic 
and improve pedestrian safety.  The Borough is seeking additional funding opportunities from the NJDOT to help in roadway 
improvements. 

 

BRIELLE 

Brielle does not currently have many major transportation concerns, with the primary traffic congestion existing on State and 
County routes only.  However, Brielle was considering supplanting the existing highway-grade signage style with a village-style 
signage system. The Borough is also interested in the replacement of existing bridges located on Route 35 and Route 70 
crossing the Manasquan River. 

 

DEAL 

Major traffic congestion and/or need for calming measures were not identified by Deal.  Currently, Deal is working with the 
NJDOT to signalize the intersection of Phillips and Route 71, while also trying to implement a bicycle-only lane on Ocean Ave. to 
facilitate local pedestrian/bicycle accessibility and safety. 

 

EATONTOWN 

The Borough of Eatontown planning issues include development of the highway area and improving traffic circulation to relieve 
traffic congestion.  The main improvements to the highway area include Route 35 and Route 36 highway corridors, Wyckoff 
Road Corridor and Route 18 North Corridor (no access to Garden State Parkway (GSP).  In 2001, the Borough of Eatontown 
received a grant to investigate flooding and traffic signalization synchronization along Highway 35 in Eatontown.  Other 
improvements to Route 35 include: working with the NJDOT in planning connector roads at the Route 35 and Industrial Way to 
alleviate congestion, the Route 35 & Route 36 interchange redesign and the implementation of the Route 35 Master Plan.  Other 
roadway improvements in the Borough include constructing noise barriers in local neighborhoods, heavy vehicle traffic exiting the 
GSP at Exit 105, State and County road congestion leading to queues on local roads (i.e. Route 18 and Hope Road).  
Additionally, an interchange permitting Route 18 NB to access the Garden State Parkway NB is desired.   
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LOCH ARBOUR 

The key planning issues for Loch Arbour includes regional traffic impacts and the replacement and maintenance of infrastructure.  
Loch Arbour seeks the County‟s help with regional traffic and planning issues; local traffic problems exist on Ocean Avenue, 
Norwood Avenue and Route 71, as well as at the intersections of Main Street and Euclid, and Euclid and Norwood.  During the 
summer season, additional signage is used as a traffic calming technique. 

 

LONG BRANCH 

Key planning issues revolve around improving existing roadways to accommodate present and future traffic volumes in the area.  
Long Branch is seeking improved transit accessibility through constructing a pier near the train station for ferry service. 

 

MANASQUAN 

Key planning issues for Manasquan include traffic and development along the Route 71 travel corridor; specifically relieving 
traffic congestion along Route 71 with vehicles seeking to avoid congestion through other areas.  Regional traffic volumes result 
in queues and congestion on local roads.  Manasquan also expressed interest in the use of traffic calming techniques (variable 
message signs) and redesigning highway corridors to reduce congestion and accidents on these highways and local roadways. 

 

Manasquan is interested in upgrading the existing intersections of Lakewood and South Street and North Main Street and 
Atlantic.  A new train station was recently completed on the North Jersey Coast Line.  Bike and pedestrian improvements, 
specifically the Capitol-Coast Bike Trail, (Edgar Felix Bike Path) is planned for extension through Manasquan to the Atlantic 
Ocean. 

 

MONMOUTH BEACH 

Monmouth Beach has no mass transit service and would greatly benefit from a small scale feeder system with service to ferry, 
train and regional bus services.  Traffic congestion and speeding on Route 36, specifically during summer months, and a need 
for better pedestrian facilities are key transportation issues for the Borough.  Monmouth Beach has an annual Capital 
Improvement Plan aimed at addressing roadway improvements within the Borough.   

 

Monmouth Beach provided traffic problem statements for: 

 Ocean Avenue, Route 36 

 

NEPTUNE TOWNSHIP 

Neptune is considering implementing a Transit Village located near the Bradley Beach station within the next 5–10 years.  They 
are conducting a traffic impact study to investigate the existing road and circulation system.  The Township is coordinating with 
NJ Transit to provide jitney service from midtown to the shopping center and ocean front locations.  Also, Neptune is seeking 
assistance from the NJDOT with the completion of widening of Route 33 east of Route 35.   

 

The Township provided traffic problem statements for: 

 Route 35 (milepost 21.77 to 22.25 – Seaview Circle to Boston Road) 

 Route 66 – Municipal boundary on the west to Wayside road highway improvements 

 Route 66 & Neptune Boulevard intersection 

 Route 66 & Wayside Road Boulevard intersection 

 Route 18 

 Shuttle bus service between Neptune and Asbury Park Transportation Center 

 Route 33 – Garden State Parkway interchange to Route 35 

 Shark River Bikeway 
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NEPTUNE CITY 

The City of Neptune‟s key traffic issue regards the accessibility of vehicles to traverse Route 35 and 3rd Avenue due to flooding 
during heavy rain falls.  Main Avenue Streetscape project is planned and pedestrian corridor improvements along West Sylvania 
Avenue.  The Township has also identified the Asbury Avenue Circle (Asbury Avenue / Route 66 / Route 35  as an area in need 
of mitigation. 

 

OCEAN 

The key planning issue within Ocean is existing traffic circulation and is preparing traffic studies to address problems.  The 
Planning Board encourages limiting the number of driveways accessing Highway 35 and Norwood Avenue via cross-access 
easements. 

 

OCEANPORT 

Oceanport reports no concerns regarding traffic congestion and roadway improvements, and has a “pedestrian friendly” village 
center.  Also, it is serviced by the North Jersey Coast Line during Monmouth Park racing season. 

 

RED BANK 

Red Bank is currently working on road and infrastructure improvements, but the key planning issue revolves around additional 
parking facilities and improved traffic circulation.  Red Bank has participated in projects including a Wayfinding Study, Transit-
oriented Development Study and NJDOT Red Bank Circulation Study.  

 

Red Bank has implemented traffic calming measures on Leighton Avenue, which is used to avoid traffic on Shrewsbury Avenue.  
The Borough is interested in the possibility of creating a Transit Village near the train station and adding pedestrian walkway on 
Cooper‟s Bridge. 

 

RUMSON 

Rumson is primarily seeking improvements in transportation routes, relieving traffic congestion and implementing traffic calming 
measures.  Currently, traffic congestion is a result of potential bridge closures detours (Sea Bright Bridge and Oceanic Bridge), 
summer shore and racetrack traffic and flooding resulting in limited roadway access.  Rumson has identified improvements 
needed to the following travel corridors: Rumson Road (County Route 520), River Road (County Route 10), Ridge Road (County 
Route 34), Bingham Road, Oceanic Bridge and Ocean Ave (NJ State Route 36).  Rumson requests assistance to develop an 
overall Emergency Traffic Management Plan. 

 

The Borough provided traffic problem statements for: 

 Bingham Avenue and Rumson Road (CR 520) Intersection 

 

SEA BRIGHT 

Sea Bright key planning issues include roadway usability, traffic control, pedestrian safety and the addition of bike paths to 
complement the sidewalks and paths located along the waterfront.  Traffic calming measures and bus shelters along Ocean 
Avenue to improve pedestrian safety were identified.  

 

SHREWSBURY BOROUGH 

Shrewsbury Borough wishes to alleviate traffic congestion while increasing pedestrian access and safety.  Traffic using local 
roads to bypass State and County roads was identified as a problem.  Shrewsbury unsuccessfully requested that Shrewsbury 
Avenue be designated a north/south section of Route 35 to reduce congestion.  The Borough currently directs traffic to 
Shrewsbury Avenue from Broad Street to make Broad Street a two-lane boulevard with bike paths and wider sidewalks.  Bike 
paths and crosswalks on Broad Street were deemed unsafe without police assistance; therefore, a request to the NJDOT has 
been introduced to adjust signal cycle lengths to permit safe pedestrian crossing. 
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Proposed Study Area

Based on the feedback from the Kickoff Meeting, 
and discussions on the Walk and Talk tours, the 
Project Team defined a physical Study Area.  The 
Study Area encompasses more regional corridors 
such as the combined Main Street and Memorial 
Drive north-south couplets, key east-west gateway 
corridors into the towns, Avenue and a few 
small opportunity sites suitable for TOD infill, 
as described below.  The opportunity sites are 
clustered in each municipality around the Main 
Street and Memorial Drive Corridors. 

The Study Area includes:

• Main Street /Memorial Drive Corridor

• East-West Gateway Corridors

• Opportunity Site #1 – Station Gateway in Asbury 
Park

• Opportunity Site #2 –Main Street Redevelopment 
sites in Bradley Beach and Neptune Township’s 
Transit Village area

The Main Street /Memorial Drive Corridor.  
Main Street (State Route 71) and Memorial Drive 
flank the North Jersey Coast Railroad running as 
a “shared core” through all three municipalities.  
The two parallel roads serve as dual system; 
Main Street serves as the main commercial spine 
and Memorial Drive serves as a higher-volume, 
secondary route with more underutilized parcels 
and opportunities for infill, redevelopment, and 
adaptive reuse.



1 3Where Are We Now?

East-West Gateway Corridors.  Roads 
including Rt. 33, 6th Avenue (Neptune), Main 
Avenue (Ocean Grove), Springwood Avenue 
and Asbury Avenue serve to connect the Main 
Street/Memorial Drive corridor to the west and  
rest of the region and east toward the beach 
communities.  They represent the gateways into 
the “shared core” of these communities.  These 
east-west corridors are important as access points 
to the greater region and have implications for 
equitable access to transit, combined housing 
and transit costs, connection to regional 
employment, among others.

Opportunity Site #1 – Station Gateway 
in Asbury Park. The Station Gateway site 
is located opposite the southern end of the 
Asbury Park Station.  The location contains 
several vacant parcels and under-utilized lots, 
including a municipal public works facility.  This 
location connects the emerging Springwood 
Redevelopment Corridor, which extends toward 
the west, to downtown, Cookman Avenue and the 
beach area/Boardwalk of Asbury Park.  It is also 
the gateway to the community for those arriving 
through the Transit Center. 

Opportunity Site #2 –Main Street Redevelop-
ment sites in Bradley Beach and Neptune Town-
ship’s Transit Village area.  There are several 
municipally-owned sites in Bradley Beach located 
between Main and Memorial and near the 
Bradley Beach Station.  The Neptune Township 
Strategic Revitalization Plan identified a four-block 
area to the west of the Bradley Beach station as a 
proposed “Transit Village”.
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Traffi  c Calming and Pedestrian/Bicycle 
Circulation
Memorial Drive (Monmouth County Route 40A) 
is a wide roadway without adequate pedestrian 
amenities and bicycle accommodations.  East-
west pedestrian and bicycle access from 
neighborhoods, business areas and the beaches 
is limited and dangerous. Memorial Drive 
and the railroad tracks act as both physical 
and psychological barriers. There are very few 
pedestrian crossing signals and delineated 
crosswalks as well as a lack of amenities such as 
benches, enhanced lighting, maps, signage, bike 
racks and designated bicycle lanes.  

Some Main Street streetscapes have been 
improved, but there is not much consistency 
and many places where improvements are still 
needed.  There are no dedicated bicycle lanes or 
sharrow designations along Main Street (NJ State 
Route 71).  Just to the south in Avon a number of 
recent streetscape/traffic calming improvements 

Bicycle usage is high in the corridor, but without 
adequate designated routes and facilities. 

Pedestrian crossings of Memorial Drive at the Asbury 
Station are particularly challenged.

Memorial Drive is an over-scaled roadway. It is not pedestrian friendly due to vehicular speed volume and lack of pedestrian crossings.

were made including bumpouts, medians, brick 
sidewalks and bike lanes.  While there is some 
wayfinding in Asbury Park near Main Street, there 
is no wayfinding signage for local destinations 
along Memorial or on Main Street in Bradley 
Beach. 
 
Bicycle usage is very high along Main Street with 
many cyclists using the sidewalks in conflict with 
pedestrians.  This was observed qualitatively in 
the field both in terms of cyclists on the streets/
sidewalks and the numbers of bicycles parked in 
racks at local employment centers, transit facilities 
and businesses.  It should also be noted that this 
was observed in the off-season and the rates are 
probably substantially higher during the summer 
beach season.  The data is further supported 
by the American Community Survey 5-Year 
Estimates, which indicates bicycle commuting at 
7% for the census tracts that intersect with the 
Study Area, and at almost 10% in the areas of 
Asbury Park west of the railroad. 
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Springwood Ave. Redevelopment Area

New mixed-use infi ll at Bradley Beach StationWayfi nding on Main Street in Asbury Park

Bradley Park residential neighborhood Main Street in Bradley Beach

Memorial Drive in Neptune
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Reconnecting Bradley Beach and Bradley Park
Both Neptune Township and Bradley Beach have 
studied transit-oriented infill in their respective 
boundaries.  Memorial Drive and the North 
Jersey Coast Line, as is the case in other parts 
of the Study Area, act as a significant east-west 
barrier.  The concept plan for this area seeks to 
treat the station as the center of a larger mixed 
use, walkable district on both sides of the tracks, 
reconnecting Bradley Beach with Bradley Park.  
The concept plan includes:

• Mixed-use infill on Main Street

• Upgrade streetscapes & traffic calming on 
Memorial Drive

• Improve East-West connectivity

• Create hub for additional shuttle & mobility

• Transit Village respects the scale & character 
of neighborhood

• Relocating Municipal Complex to create 
Main Street anchor

Bradley Beach
The core of Bradley Beach is an attractive, 
walkable, tree-lined section of Main Street 
centered around a community park at the Bradley 
Beach train station.  The top priority for this 
district is to bring people back into downtown – 
through new Main Street residential living, and 
business and attractions for other community 
residents and visitors. Retail uses should include 
both convenience and specialty shops, and be 
encouraged on both sides of the street to offer a 

Small-scale infill on Main Street to match the 
existing character

Park serves as the center for the entire Transit 
Village & serves as an activity generator

Municipal complex relocated free up the prime 
corner for mixed-use infill development

Adaptive reuse of Monmouth Piano building 
will anchor to the Neptune side of Memorial

Station will serve as a hub for increased shuttle 
& node for alternate transportation options

Memorial Dr. improvements include a 
“greening” of the rail, bike lanes & traffic 
calming to improve east-west connections

Infill development to be the face of Bradley Park 
& will reflect its scale & character

Memorial Drive to have a more active 
streetscape with some ground-level 
commercial, live-work space, & residential

Infill on the side streets should transition 
back into the Bradley Park neighborhood 
with townhouses and smaller lot single family 
cottages

Flexible commercial uses along Memorial 
could include small offices & convenience retail 
complimentary to uses on Main St.

Parking structure to be located on the north 
side to service a new civic building & to serve 
as intercept parking for Main St. businesses

1

2

4

5

10

8

9

7

6

11

3

dense core of shopping and dining opportunities.

The municipal offices occupy a valuable piece 
of Main Street that, if relocated, could free up 
land for residential development with commercial 
ground floor uses. 

Neptune Transit Village
Prospective future development along Memorial 
Drive (whether infill or redevelopment) will 
need to compliment/reflect the existing scale 
and nature of development along Memorial 
Drive (e.g., mix of convenience retail, personal 
services and low-rise residential units), so as not 
to undermine the viability of existing uses (for 
example, placing mid-rise structures next to single 
family homes or large format retail adjacent to 
small boutique stores).

As there continues to be healthy growth in the 
number of new household formations in the 
region, and increasing service employment 
opportunities associated with this household 
growth, new workforce housing (whether 
designed as infill units or as part of a larger 
scale redevelopment project) should be a main 
tactic pursued within the broader Memorial 
Drive revitalization strategy.  New retail and 
service business investment, whether going into 
an existing storefront or developed as a new 
building, should be of a small scale reflective 
of small proprietor businesses.  These retail and 
service businesses should be convenience (small 
coffee houses, dry cleaners, grocers) and/or 
specialty oriented businesses (boutique clothing, 
yoga studio, bakery, sit-down restaurant).  
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Encourage a variety of retail uses as ground fl oor uses, including neighborhood convenience, 
restaurants and specialty shops.

Add housing in mixed-use buildings to increase 
foot traffi  c & provide a stable customer base

Relocate municipal complex to anchor Main St. 
infi ll
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*Refer to page 58 for numbered plan notes 

Flexible commercial uses along Memorial could include small offi  ces, cafes, & convenience retail
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Community Scale and Character
The goals and objectives of the Neptune 
Township Transit Village Study Area Land Use Plan 
are to:

• Maximize the locational advantage of the 
neighborhood to the Bradley Beach Train 
Station by creating residential housing 
opportunities;

• Minimize land use conflicts between the 
industrial, commercial, and residential land 
uses; and,

• Build a “sense of place” with good urban 
design through controls on building 
massing, streetscape improvements 
roadway improvements and building design 
guidelines.

The proposed infill concept in the Neptune 
portion of the Study Area was designed to test the 
form-based bulk standards and design guidelines 
in the Neptune Transit Village Plan.  The overall 
intent is to provide transit-oriented and mixed use 
development that is consistent with the scale and 
character of the Bradley Park neighborhood.  

New retail and service uses should be small proprietor businesses

Infi ll on the side streets could include smaller lot 
single family cottages



Where Do We Want to Go? 69

Memorial Drive Traffic Calming
The majority of Memorial Drive is under 
Monmouth County jurisdiction in the Study 
Area.  There are four travel lanes – two in each 
direction and the pavement width is about 45 feet 
wide.  The speed limit varies from 30 miles per 
hour (mph) in Asbury Park to 40 and 45 mph in 
Neptune and Bradley Beach. Traffic signals are 
located at the intersections with Bangs Avenue 
and Springwood Avenue in Asbury Park, at 
Route 33/Corlies Avenue in Neptune, and at 6th 
Avenue in Bradley Beach. The wide pavement, 
minimal traffic signals, and variable speed limits, 
encourage speeding.

Several measures, requiring more detailed study, 
could be considered to create a more pedestrian 
and bicycle friendly environment and slow down 

traffic traveling through the Study Area including:

• Modify the speed limit to 30 mph in Neptune 
and Bradley Beach so that it is consistent 
throughout the corridor

• Change the roadway configuration so that 
there is one travel lane in each direction with 
a center turning lane and bicycle lanes on 
either side of the roadway 

• Repair/replace cracked or missing sidewalks 
and consider widening the existing sidewalk

• Install pedestrian scale lighting

• At the four signalized intersections install High 
visibility crosswalks, ADA compliant ramps, 
pedestrian signal pushbutton instructions, 

“Stop for Pedestrian” stanchion signs

• Repaint stop bars, and other pavement 
markings and add new crosswalks, if needed

• Consider installing a “signal ahead is red” 
activated sign on Memorial Drive around 5th 
Avenue to advise motorists when the signal at 
6th Avenue is red.  When a train is at Bradley 
Beach Station and the gates are down, traffic 
approaching 6th Avenue can back up as far 
back as 4th Avenue.  

• Consider gateway treatments in the study 
area at the north and south ends of Memorial 
Drive so that drivers recognize they are 
entering an area with more pedestrian and 
bicycle activity and that they need to slow 
down. 
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ORDINANCE NO. 14-48

AN ORDINANCE AMENDING LAND DEVELOPMENT 
ORDINANCE, VOLUME II, §300, ENTITLED, “DISTRICTS” AND 
TO ADD §423 TO BE ENTITLED, “TRANSIT VILLAGE ZONE”

WHEREAS, the Neptune Township Committee tabled Ordinance No. 14-06 at second 
reading on February 10, 2014; and,

WHEREAS, the text of Ordinance No. 14-06 is identical to the ordinance herein which 
the Township Committee desires to reconsider; and,

WHEREAS, the Neptune Township Planning Board adopted Resolution #14-08 which 
expressed the Board’s finding that Ordinance No. 14-06 advances the purposes of the planning 
objectives of the Neptune Township Master Plan; and,

WHEREAS, given that Ordinance No. 14-06 is identical to the ordinance herein, the 
Planning Board’s findings extend to this ordinance,

BE IT ORDAINED by the Township Committee of the Township of Neptune in the 
County of Monmouth in the State of New Jersey that the Land Development Ordinance, §300,
entitled, “Districts,” shall be amended as follows, and §423, entitled, “Transit Village Zone” is 
hereby added to the Land Development Ordinance of Neptune Township as follows:

§300 Districts – This section, which is part of Article III, entitled, “Zoning Districts and 
Zoning Map,” shall be amended to add the Zoning District, entitled, Transit Village” with a 
zoning symbol of 
“TV.” 

§423 Transit Village Zone – Is hereby added as follows:

A. Purpose.   The purpose of the Transit Village Zone (TV) District is to provide a form 
based code to provide an opportunity for future development that will take place at 
an appropriate scale, and takes into consideration how development projects will 
impact the aesthetics and function of the public realm.

B. Form A – Commercial Zone – Form A includes the following Blocks and Lots:

Block 162, Lot 67   Block 163, Lot 62    Block 164, Lot 50    Block 165, Lot 13
             Lot 53                      Lot 38
                                                                                    Lot 37

Permitted Principle Uses.

(1) Retail – First Floor only
(2) Restaurants – First Floor only
(3) Personal Service – First Floor only
(4) Office – First and Second Floor only
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(5) Multi-Family Dwellings – Not permitted on the First Floor
(6) Residential units are not permitted on the First Floor

Minimum Lot Size.

(1) 5,000 sf

Yard and Bulk Regulations.

(1) Lot Frontage:  50 feet minimum
(2) Lot Width: 50 feet minimum
(3) Lot Coverage:  80%

Principal Building.

(1) Front Yard Setback: 0 feet minimum – 15 feet maximum
(2) Side Yard Setback:   0 feet minimum – 15 feet maximum
(3) Rear Yard Setback:   0 feet minimum – no maximum

Accessory Structure.

(1) Front Yard Setback:  24 feet minimum plus principal building setback
(2) Side Yard Setback:  0 feet minimum - no maximum 
(3) Rear Yard Setback:  3 feet minimum – no maximum

Density/Intensity Standards.

(1) Maximum Residential Density:  20 units/acre
(2) Principal Building Height:  4 stories/48 feet – 2 stories minimum
(3) Accessory Building Height:  2 stories/20 feet

C.  Form B – Medium Density Residential Zone - Form B includes the following Blocks 
and   

                   Lots:

Block 162, Lot 73   Block 163, Lot 72   Block 164, Lot 10   Block 165, Lot 16
                   Lot 74                     Lot  74                     Lot 40                     Lot  20
                   Lot 70                     Lot  60                     Lot 42                     Lot  25
   Lot 1                   Lot 44
                   Lot 2          Lot 45
                   Lot 9                                                       Lot 41
                   Lot 10                                                     Lot 47
                   Lot 11                                                     Lot 48
                                                                                   Lot 49
                                                                                   Lot 9
            Lot 2
                                                                                   Lot 8
                                                                                   Lot 4
                                                                                   Lot 5
                                                                                   Lot 7
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Permitted Principal Uses.

(1) Multi-Family Dwellings

Minimum Lot Size.

(1) 5,000 sf

Yard and Bulk Regulations.

(1) Lot Frontage:  50 feet minimum
(2) Lot Width:  50 feet minimum
(3) Lot Coverage:  70%

Principal Building.

(1) Front Yard Setback: 10 feet minimum – 20 feet maximum
(2) Side Yard Setback:  5 feet minimum – no maximum
(3) Rear Yard Setback:  5 feet minimum – no maximum

Accessory Structure.

(1) Front Yard Setback:  20 feet minimum plus principal building setback
(2) Side Yard Setback: 6 feet minimum, no maximum
(3) Rear Yard Setback:  6 feet minimum, no maximum

Density/Intensity Standards.

(1) Maximum Residential Density:  15 units/acre
(2) Principal Building Height:  3 stories/36 feet – 2 stories minimum
(3) Accessory Building Height:  2 stories/20 feet

D. Form C – Lower Density Residential Zone - Form C includes the following Block and 
Lots:

Block 163, Lot 69   Block 164, Lot 1   Block 165, Lot 23
                  Lot 70                      Lot 3                     Lot 24.01
                  Lot 71                      Lot 6                     Lot 25

Permitted Principle Uses.

(1) Multi-Family Dwellings

Minimum Lot Size

(1) 5,000 sf



4

Yard and Bulk Regulations.

(1) Lot Frontage:  50 feet minimum
(2) Lot Width:  50 feet minimum
(3) Lot Coverage:  70%

Principal Building.

(1) Front Yard Setback:  20 feet minimum – no maximum
(2) Side Yard Setback:  6 feet minimum – no maximum
(3) Rear Yard Setback:  6 feet minimum – no maximum

Accessory Structure.

(1) Front Yard Setback:  20 feet minimum plus principal building setback
(2) Side Yard Setback:  6 feet minimum – no maximum
(3) Rear Yard Setback:  6 feet minimum – no maximum

Density/Intensity Standards.

(1) Maximum Residential Density:  10 units/acre
(2) Principal Building Height:  2 stories/35 feet
(3) Accessory Building Height:  2 stories/20 feet

All Ordinances or parts of Ordinances that are inconsistent herewith are repealed, but 
only to the extent of such inconsistency.

The amended Ordinance shall become effective immediately upon its passage and the 
publication as required by law.

APPROVED ON FIRST READING:    

APPROVED, PASSED AND ADOPTED:    

ATTEST:

__________________________   ___________________________
Richard J. Cuttrell,     Dr. Michael Brantley,
Municipal Clerk     Mayor
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SECTION 1: REGULATING PLAN 

1. Building Form Areas 



Form-Based Code 
Neptune Transit Village 

Township of Neptune, Monmouth County 
 

2 

 
Regulating Plan               Building Placement Standards               Building Form Standards               Public Space Standards               Thoroughfare Assemblies               Traffic Calming               Parking               Signage 

 

SECTION 2: BUILDING PLACEMENT STANDARDS 

1. Form Area A: Lots with Frontage on Memorial Drive (Including Corner Lots) 

1.1 Building Placement Standards 

Principal Building Setbacks Accessory Building Setbacks Principal Building 
Height 

Accessory Building 
Height 

Front Side Rear Front Side Rear Feet Stories Feet Stories 

Lot Width Lot Cover Density/ 
Intensity 

5 feet min., 
20 feet max. 

0 feet min., 
15 feet max. 0 feet min. 

24 feet min., 
plus (+) 
principal 
building 
setback 

0 feet min. 3 feet min. 48 feet max. 2 stories min., 
4 stories max. 25 feet max. 2 stories max. 40 feet min., 

80 feet max. 
70 percent 

max. 
8 dwellings 

per acre 

 

1.2 Building Placement Diagram 
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2. Form Area B: Lots with Frontage on 5th, 6th, 7th or 8th Avenues (Excluding Corner Lots) 

2.1 Building Placement Standards 

Principal Building Setbacks Accessory Building Setbacks Principal Building 
Height 

Accessory Building 
Height 

Front Side Rear Front Side Rear Feet Stories Feet Stories 

Lot Width Lot Cover Density/ 
Intensity 

12 feet min., 
25 feet max. 12 feet min. 12 feet min. 

20 feet min., 
plus (+) 
principal 
building 
setback 

6 feet min. 6 feet min. 36 feet max. 3 stories max. 25 feet max. 2 stories max. 50 feet min., 
100 feet max. 

60 percent 
max. 

6 dwellings 
per acre 

 

2.2 Building Placement Diagram 
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3. Form Area C: Lots with Frontage on Atkins Avenue (Including Corner Lots) 

3.1 Building Placement Standards 

Principal Building Setbacks Accessory Building Setbacks Principal Building 
Height 

Accessory Building 
Height 

Front Side Rear Front Side Rear Feet Stories Feet Stories 

Lot Width Lot Cover Density/ 
Intensity 

10 feet min., 
20 feet max. 8 feet min. 10 feet min. 

18 feet min., 
plus (+) 
principal 
building 
setback 

6 feet min. 6 feet min. 36 feet max. 3 stories max. 25 feet max. 2 stories max. 40 feet min., 
80 feet max. 

65 percent 
max. 

6 dwellings 
per acre 

 

3.2 Building Placement Diagram 
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SECTION 3: BUILDING FORM STANDARDS 

1. General Requirements for Residential Buildings 

1.1 Architectural Styles 

Newly constructed buildings shall be constructed in an architectural style that is representative of the existing character of the area. Residential buildings shall be constructed in 

one of the following architectural styles: Folk Victorian; Bungalow; or, Dutch Colonial. Alternatively, another architectural style that is deemed to be consistent with the character 

of the area may be used. 
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2. Building Elements for Residential Buildings 

2.1 Roofs  

The roofs of residential buildings shall be symmetrical hips or gables with an overhang of at least twelve (12) inches and a pitch of between 4:12 and 12:12. Overhangs shall not 

exceed thirty (30) inches beyond the face of any façade. 

12:12 with 12-inch Overhang 12:12 with 30-inch Overhang 4:12 with 12-inch Overhang 4:12 with 30-inch Overhang 

  

  

 

2.2 Walls  

Walls may be constructed of two different materials provided that the heavier material is placed below. When two materials are used on a front façade and terminate on the outside 

corner of the façade, both materials must continue for a minimum distance of three (3) feet around the corner of the side façade. At the joint between a wall and an overhanging 

pitched roof, the use of moldings is appropriate to indicate the transition. 
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2.3 Windows and Doors 

The use of moldings or other surrounds on windows and doors is encouraged, but not required. 

 

2.4 Chimneys 

Exterior chimneys shall be finished in brick or stone. 

 

2.5 Porches 

Porches are required to be incorporated into the design and construction of new residential dwellings. 

 

2.6 Materials 

Residential building walls shall be made of one or more of the following materials: wood clapboard, primed board, brick, stone, approved vinyl siding, fiber cement siding, or 

similar approved material. 

 

Retaining or decorative walls may be of brick or stone, and must match the main building. 

 

Front yard fences shall be made of wood picket, split rail, or decorative metal, such as wrought iron. Side and rear yard fences may match front yard fences, or may be made of 

chain link fencing, board-on-board fencing, or another similar material. Front yard fences may not exceed four (4) feet in height. Side and rear yard fencing may be no less than 

four (4) but and not more than six (6) feet in height. 

 

Residential roofs, including porch roofs, shall be clad in wood shingles, standing seam metal, slate, asphalt shingles or other approved material. Overhanging eaves may expose 

rafters
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2.7 Private Frontages 

The following private frontage types are permitted for new residential structures: 

• Common Yards 

• Fences (materials must conform to the above requirements) 

• Terraces or Dooryards 

• Forecourts 

• Stoops 

3. General Requirements for Non-Residential and Mixed-Use Buildings 

3.1 Architectural Styles 

Newly constructed non-residential and mixed-use buildings shall emulate the architectural elements of a turn-of-the-century factory building. Alternatively, planned non-

residential and mixed-use buildings shall be designed to emulate the architecture of an iconic “Main Street” environment. 

4. Building Elements for Non-Residential and Mixed-Use Buildings 

4.1 Materials 

Non-residential and mixed-use buildings shall be constructed of brick, cast concrete, or some other masonry material that is similar in appearance and durability. All ancillary structures 

shall be constructed of materials similar in appearance to the primary structure. Commercial and mixed-use buildings are encouraged to incorporate some element of ornamentation on 

building facades that front public streets. 
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4.2 Roofs 

Main roofs on commercial and mixed-use buildings shall be constructed as symmetrical hips or gables, wherever possible. Roofs shall be designed to incorporate an overhang of at least 

twelve (12) inches and a pitch of between 4:12 and 12:12. Overhangs shall not exceed thirty (30) inches beyond the face of any façade. 

 

12:12 with 12-inch Overhang 12:12 with 30-inch Overhang 4:12 with 12-inch Overhang 4:12 with 30-inch Overhang 

  

  

 

Flat roofs are permissible on non-residential and mixed-use buildings. Flat roofs must be raked at the minimum slope necessary to shed water and meet other standard construction 

requirements. 



Form-Based Code 
Neptune Transit Village 

Township of Neptune, Monmouth County 
 

10 

 
Regulating Plan               Building Placement Standards               Building Form Standards               Public Space Standards               Thoroughfare Assemblies               Traffic Calming               Parking               Signage 

 

 

Flat Roof with Parapet Buildings with flat roofs must include a parapet surround on the primary (front) façade, as 

well as on both side façades. The top of the parapets shall be no lower than eighteen (18) 

inches higher than the adjacent roof surface. 
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4.3 Windows and Doors 

Window Treatment Features Window types shall include bay, dormer, and double hung windows. Single-pane and tilt 

windows are be permitted provided that the glass panes have mullions within. The minimum 

vertical proportion of a window shall be 1.5 times its width. Bands of windows (a horizontal 

series of three windows or more, separated only by mullions that form a horizontal band 

across the façade of a building) are permitted.  

 

Glass types for windows shall be clear. Window treatments shall include caps, lintels, and 

sills.  

 

Permitted door types include entry doors and French doors for public entrances into non-
residential (e.g. commercial) uses. For entrances to private residences that may be located 
within mixed-use buildings, only entry doors shall be permitted. French doors and patio 
doors may be permitted to provide access to any patios that may be located at the rear of any 
non-residential or mixed-use building. 

 

 

4.4 Chimneys 

Exterior chimneys shall be finished in brick or stone. Chimney hoods and caps shall be finished with brick. Chimney shafts shall be integrated into the design of the building. 

 

4.5 Porches and Awnings 

All structures built along Memorial Drive are required to include physical extensions that extend into the intermediate space between the required minimum setback and the public right-

of-way. These physical extensions are intended to provide a transition between public and private space, to provide pedestrians with protection from the sun and rain, and to enhance the 

experience of pedestrians who walk along Memorial Drive. These physical extensions may be in the form of porches or awnings. 



 

12 
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At minimum, awnings shall be constructed of a rigid metal frame with a stretched canvas cover. However, awnings may be designed to incorporate ornate architectural details that are 

consistent with the overall character of the subject building, as well as the surrounding buildings.  

 

Porches shall be constructed of elements that are consistent with the overall architectural character of the subject building. Porches shall include vertical supports as well as horizontal 

extensions from the building façade in order to create an effective outdoor space that includes a roof, a floor, and three open sides. Porches may be constructed to allow additional usable 

space above the ground floor (e.g. balconies). In these cases, a traditional porch roof may be replaced with a usable floor to provide accessible outdoor space for residents or tenants of the 

second story of the building. This technique may also be replicated on the third and fourth stories of a building fronting Memorial Drive.  

 

All buildings that front Memorial Drive are required to provide either a porch or awnings that shall extend from the primary façade of the building. At a minimum, porches and awnings 

are required to be no less than one-third (1/3) of the length of the front façade of the building to which they are attached, and shall provide protection for all the entryways of the building. 

It is strongly encouraged, though not required, that additional protection be provided for all building openings, including windows.  

 

Awnings shall extend no less than six (6) feet from the front façade of a building, and porches shall extend no less than seven (7) feet from the front façade of a building. 

 

4.6 Private Frontages 

The following private frontage types are permitted for new structures: 

• Terraces or Dooryards (at the rear of the building only) 

• Stoops 
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SECTION 4: PUBLIC SPACE STANDARDS 

1. Memorial Drive 

1.1 Assembly 

The assembly width for Memorial Drive shall be no less than fourteen (14) and no more than twenty (20) feet. 

 

1.2 Curb Type and Radius 

Raised curbs shall be required along Memorial Drive. Curb Radii along Memorial Drive shall be no less than five (5) feet, and no more than twenty (20) feet in length. 

 

1.3 Sidewalk Width 

Sidewalks shall be provided along Memorial Drive. Sidewalks shall be no less than eight (8) feet and no more than twelve (12) feet in width. 

 

1.4 Planting Strips 

Planting strips shall be provided along Memorial Drive to beautify the corridor and buffer pedestrians from vehicular and bicycle traffic. Planting strips shall be no less than five (5) feet 

and no more than twelve (12) feet in width and shall be continuous, breaking only for driveways and ADA-accessible curb ramps provided for pedestrian crossing. 

 

Planting strips shall incorporate shade trees to provide pedestrians with protection from the sun and to enhance the aesthetics of the Memorial Drive Corridor. Shade trees shall be planted 

on center within the planting strip with twenty-five (25) feet between plantings. Shade trees planted along the Memorial Drive Corridor shall be all the same species. Suggested species 

include: October Glory Maple; Autumn Blaze Red Maple; and, Crimson King. 

 



Form-Based Code 
Neptune Transit Village 

Township of Neptune, Monmouth County 
 

14 

 
Regulating Plan               Building Placement Standards               Building Form Standards               Public Space Standards               Thoroughfare Assemblies               Traffic Calming               Parking               Signage 

 

1.5 Lighting 

Light fixtures along Memorial Drive shall be pipe, post, column, or double column fixtures and shall not exceed fourteen (14) feet in height. Fixtures shall be placed on the sidewalk in 

close proximity to the planting strip. Fixtures shall be placed evenly and occur at intervals of fifty (50) feet on the west side of Memorial Drive, and at 100-foot intervals along the east 

side of Memorial Drive. Special considerations may be given to the presence of outdoor seating areas for restaurants, the presence of traffic signals, and/or utility poles when placing light 

fixtures. Light fixtures shall be decorated with hanging planters along both sides of the roadway. 

 

Pipe Post Column Double Column 

    
 

1.6 Street Furniture 

Street furniture shall be provided along the Memorial Drive Corridor. Street furniture shall be coordinated in color and style, and shall include benches, trash receptacles, and newspaper 

vending machines at a minimum. Street furniture shall be placed opportunistically between lighting fixtures, or on small concrete pads that may be located on the planting strip. Benches 
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shall be placed in close proximity to street trees wherever possible. Trash receptacles shall be placed on or near street corners. Newspaper vending machines may be placed 

opportunistically. 

2. 5th, 6th, 7th, and 8th Avenues 

2.1 Assembly 

The assembly widths for 5th, 6th, 7th, and 8th Avenues shall be no less than ten (10) and no more than sixteen (16) feet. 

 

2.2 Curb Type and Radius 

Raised curbs shall be required along 5th, 6th, 7th, and 8th Avenues. Curb Radii along these thoroughfares shall be no less than five (5) feet, and no more than twenty (20) feet in length. 

 

2.3 Sidewalk Width 

Sidewalks shall be provided on both sides of 5th, 6th, 7th, and 8th Avenues. Sidewalks shall be no less than four (4) feet and no more than eight (8) feet in width. 

 

2.4 Planting Strips 

Planting strips shall be provided along both sides of 5th, 6th, 7th, and 8th Avenues to beautify the streets and buffer pedestrians from vehicular traffic. Planting strips shall be no less than 

five (5) feet and no more than twelve (12) feet in width and shall be continuous, breaking only for driveways and ADA-accessible curb ramps provided for pedestrian crossing. 

 

Planting strips shall incorporate shade trees to provide protection pedestrians with protection from the sun, and to enhance the aesthetics of the residential streets. Shade trees shall be 

planted on center within the planting strip at intervals of with thirty (30) feet between plantings. Shade trees planted along 5th, 6th, 7th, and 8th Avenues shall be alternating species. 

Suggested species include: Norway Maple; Red Maple; Red Oak; and, Green Ash. 
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2.5 Lighting 

Light fixtures along 5th, 6th, 7th, and 8th Avenues shall be pipe, post, or column fixtures and shall not exceed fourteen (14) feet in height. Fixtures shall be placed on concrete pads within 

the planting strip and shall be placed evenly at intervals of one hundred (100) feet on alternating sides of the roadway. Special considerations may be given to the presence of traffic 

signals, and/or utility poles when placing light fixtures. 

 

Pipe Post Column 
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3. Atkins Avenue 

3.1 Assembly 

The assembly width for Atkins Avenue shall be no less than ten (10) and no more than sixteen (16) feet. 

 

3.2 Curb Type and Radius 

Raised curbs shall be required along Atkins Avenue. Curb Radii along Atkins Avenue shall be no less than five (5) feet, and no more than twenty (20) feet in length. 

 

3.3 Sidewalk Width 

Sidewalks shall be provided along Atkins. Sidewalks shall be no less than six (6) feet and no more than ten (10) feet in width. 

 

3.4 Planting Strips 

Planting strips shall be provided along both sides of Atkins Avenue to beautify the Avenue and buffer pedestrians from vehicular traffic. Planting strips shall be no less than five (5) feet 

and no more than twelve (12) feet in width and shall be continuous, breaking only for driveways and ADA-accessible curb ramps provided for pedestrian crossing.  

  

Planting strips shall incorporate shade trees to provide pedestrians with protection from the sun, and to enhance the aesthetics of the Avenue. Shade trees shall be planted on center with 

thirty (30) feet between plantings. Shade trees planted along Atkins Avenue shall be alternating species. Suggested species include: Norway Maple; Red Maple; Red Oak; and, Green 

Ash. 
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3.5 Lighting 

Light fixtures along Atkins Avenue shall be pipe, post, or column fixtures and shall not exceed fourteen (14) feet in height. Fixtures shall be placed on concrete pads within the planting 

strip and shall be placed at intervals of seventy-five (75) feet on both sides of the roadway. Special considerations may be given to the presence of traffic signals, and/or utility poles when 

placing light fixtures. 

 

Pipe Post Column 

   
 

3.6 Street Furniture 

Street furniture is not required along the Atkins Avenue Corridor. However, the provision of benches and trash receptacles are encouraged. Street furniture shall be coordinated in color 

and style, and shall be placed opportunistically on small concrete pads that may be located on the planting strip. Benches shall be placed in close proximity to street trees wherever 

possible and trash receptacles shall be placed on or near street corners. 
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SECTION 5: THOROUGHFARE ASSEMBLIES 

1. Memorial Drive 
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2. 5th, 6th, 7th, and 8th Avenues 
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3. Atkins Avenue 
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SECTION 6: TRAFFIC CALMING 

According to the Institute of Transportation Engineers (ITE), “traffic calming is the combination of mainly physical measures to reduce the negative effects of motor vehicle use, 

alter driver behavior and improve conditions for non-motorized street users” (I.M. Lockwood, “ITE Traffic Calming Definition,” ITE Journal, Vol. 67, July 1997, page 22-24). 

Implementing traffic calming measures is an essential action in creating safe streets for pedestrians, and limiting potentially dangerous conflicts between vehicles, bicyclists, and 

pedestrians. The subsections that follow discuss traffic calming mechanisms that may be implemented to achieve these goals. 
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1. Bump Outs 

Bump Outs Bump outs, also known as neckdowns, involve the extension of the curb line to narrow the street width and shorten the length 

of the crosswalk. Bump outs reduce the curb-to-curb roadway width, making the intersection more pedestrian friendly by 

shortening the crossing distance and improving the visibility of the crosswalk and the intersection via raised peninsulas. Bump 

outs can also tighten curb radii, thereby reducing the speed of turning vehicles. 

 

Generally, the curb is extended eight (8) feet from the existing curb line, thereby creating a protected area for parked vehicles. 

This measure also provides greater visibility at intersections, since vehicle travel away from the curb line and closer to the 

centerline of the traveled way. Bump outs reduce the length of the crosswalk for pedestrians, while creating a narrowing effect 

to the motorist traveling through the bump out. Bump outs may also be used at mid-block locations to provide areas for benches 

and plantings. Vertical elements such as flagpoles, trash cans, and street trees can also be used to draw attention to the 

constriction of the road and provide a visual cue to the motorist. 

 

Bump outs may be most effective if they are provided along the Memorial Drive Corridor. Citizen feedback suggests that cars 

traveling along the Memorial Drive Corridor do so at excessive speeds, making it difficult for pedestrians to safely cross the 

roadway. Bump outs should also be considered along the Atkins Avenue Corridor, where a wide cartway width and a straight 

roadway allow motorists to travel at excessive speeds. 
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2. Textured Pavement and Crosswalks 

Textured Pavement and Crosswalks Concrete pavers, stamped concrete and/or decorative pavement can be placed at intersections to warn motorists that they are 

approaching a pedestrian crossing. This traffic calming measure by itself has a minimal effect on reducing traffic speeds or 

volume. However, it is particularly effective when used in combination with other traffic calming measures.  

 

Textured pavement and crosswalks may present traction problems for bicyclists and wheelchairs if a heavily-textured surface is 

utilized. Care should be taken to design an appropriate pavement texture that meets the requirements of the Americans with 

Disabilities Act (ADA). Consideration should also be given to bicyclists when developing a textured pavement treatment. 

Another issue with implementing textured pavement at crosswalks is associated with roadway maintenance, particularly as it 

relates to utility work and road opening permits. When a road opening is required in areas having textured or decorative 

pavement, the roadway will only be patched with hot mix asphalt. Therefore, this traffic calming strategy should be 

implemented concurrently with a road opening permit ordinance that requires a contractor to restore the road surface using a 

matching decorative pavement.  

 

Textured pavement and crosswalks should be implemented in intersections along the Memorial Drive Corridor. 

 

 



Form-Based Code 
Neptune Transit Village 

Township of Neptune, Monmouth County 
 

25 

 
Regulating Plan               Building Placement Standards               Building Form Standards               Public Space Standards               Thoroughfare Assemblies               Traffic Calming               Parking               Signage 

3. Raised Medians and Pedestrian Refuges 

Raised Medians and Pedestrian Refuges A raised median includes the installation of a curbed island within the center of a street. This island narrows the travel lanes at 

that location and provides pedestrians with a refuge area at the center of the street. This reduces crossing distance for 

pedestrians by allowing them to cross half of the street at one time. They can be provided at approaches to intersections or along 

an entire block. 

 

Median islands should be six (6) feet to eight (8) feet wide and should be at least twelve (12) to twenty (20) feet in length. 

Access across the raised median should be provided in the design to accommodate pedestrians and bicyclists. Raised medians 

will restrict access to driveways to/from one direction of travel.  

 

Raised medians and pedestrian refuges would be most appropriate along the Memorial Drive Corridor. Implementing these 

traffic calming measures would reduce the overall speed of automobiles traveling along the roadway, and would also provide an 

added element of beautification. Any raised medians should be appropriately landscaped, but should not interfere with the 

intended function of the traffic calming measure. 
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SECTION 7: PARKING 

1. Parking 

1.1 Standards 

Parking areas shall be located at the rear of buildings wherever possible in order to preserve an attractive, walkable public realm. If locating parking areas at the rear of buildings is not 

possible, parking areas may be provided beside structures, provided that the parking area does not occupy a distance of more than one-third (1/3) of the entire lot or block frontage, 

whichever is smaller.  

 

No parking areas shall front on Memorial Drive. 

 

All off-street parking provided for multifamily residential uses shall be located at the rear of the structure. Parking areas provided for single-family structures may be provided by a 

driveway located on the subject lot. 

 

Required dimensions for parking areas, associated driveways, and the number of required parking stalls shall be governed by §412.17 of the Neptune Township Land Development 

Ordinance, except in the case of residential development, which shall be governed by the parking requirements contained in the most recent edition of Residential Site Improvement 

Standards (RSIS) at NJAC 5:21. 

 

1.2 Permitted Reductions 

The parking standards contained in the Township’s Land Development Ordinance and RSIS may be reduced pursuant to site plan approval of a development in accordance with the 

provisions that follow. 
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Reductions in parking would apply where the applicant demonstrates that there are either: 

• Variations in the accumulation of vehicles by hour, by day, or by season; or 

• Relationships that exist among the land uses that result in visiting multiple land uses on the same auto trip; or 

• Another shared parking approach. 

 

Parking may be reduced at the discretion of the Planning Board or Zoning Board of Adjustment to the following requirements: 

• Retail: One (1) space for each 500 square feet of gross floor area 

• Apartments: 1.3 spaces for each one-bedroom unit; 1.8 spaces per each two-bedroom unit 

• Offices: One (1) space for each 300 square feet of gross floor area 

• Restaurants, bars, and taverns: no parking is required 

 

1.3 Buffering 

All parking lots visible from public rights-of-way shall be screened by plantings, berms, and/or walls. These walls shall be no less than three (3) feet high and no more than four (4) feet 

high. 
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SECTION 8: SIGNAGE 

1. Signage 

1.1 Requirements 

Signage shall be governed by the regulations contained in §416 of the Neptune Township Land Development Ordinance. 
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Redevelopment Areas 

The Township of Neptune maintains several areas within its jurisdiction that have been 

designated by the governing body as areas in need of redevelopment pursuant to the LRHL, 

N.J.S.A. 40A:12A-1 et seq., and has adopted Redevelopment Plans for the same. These 

Redevelopment Plans have been prepared in order to transform vacant and underutilized land to 

contain productive and economically supportive uses.  

 

High Pointe - Route 18  Redevelopment Plan 

This is an area bound by State Highways 66 and 18; Neptune Boulevard, West Bangs Avenue 

and Wayside Road. The larger parcel, located to the west of State Highway 18 and containing 

122 acres, is designated as the west parcel, while the smaller parcel, located to the east of State 

Highway 18 and containing about 44 acres, is designated as the east parcel. The area is identified 

as Blocks 345-390 and including all the lots therein; Block 1000, Lots 1,2,6,10.01, 11.02, 12.01; 

Block 1006, Lots 4, 14.01, 17, 18; and Block 1008, Lots 10, 11, 12, 13, 14, 14.02 and 24. 

 

The High Pointe – Route 18 Redevelopment Plan was adopted on December 26, 2001 and 

subsequently a Redevelopment Agreement was approved by and between the Township of 

Neptune and Garden State Hi-Tech Park, L.L.C. on July 30, 2001. This Plan was subsequently 

amended in November 2005 and February 2008 to reflect the changes in market demand since 

the adoption of the original Plan.  

This Redevelopment Area is proposed as Planned Commercial Development (PCD) that will 

serve both local and regional patrons and is intended to be developed to encourage high quality 

uses such as planned retail centers, including regional retail, restaurants, hotels, research and 

development facilities. Additionally, the area is proposed to contain Planned Residential and 

Commercial development, which would allow residential, retail and service uses in accordance 

with the C-1 Commercial Zoning. Overall the Planned Residential and Commercial development 

option permits residential development within high-rise structures of 12 stories and 150 feet in 
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height, office buildings to be developed to a height of eight (8) stories and 96 feet with garages 

to be a maximum of six (6) stories and 65 feet.  

West Lake Avenue Redevelopment Plan 

The West Lake Avenue Redevelopment Plan was adopted in 2005 and subsequently the 

Township entered into a Redevelopment Agreement with CityWorks West Lake, LLC. The area 

governed by the West Lake Avenue Redevelopment Plan includes all properties fronting along 

West Lake Avenue between State Highway 35 and the Township’s boundary with Asbury Park. 

The area is identified as Block 178, Lots 4, 4.01, 5 and 6; Block 179, Lots 4, 5, and 6; Block 194, 

Lots 1, 2, 3 and 173-178; Block 195, Lots 1, 1.01, 2, 3 and 167-172; Block 217, Lots 56-61 and 

482, 484 and 487; Block 218.02, Lots 612-618, 627-637, 642, 643 and 646; Block 219, Lots 50, 

55 and 488-493; and Block 225, Lots 564-568 and 589-611. 

 

West Lake Avenue was the Township’s premier commercial corridors but has declined since the 

1960s and at the present state consists of primarily underutilized and vacant properties. Some of 

the commercial establishments show signs of disinvestment and many buildings in the corridor 

are substandard. The overall goal of the Redevelopment Plan is the creation of walkable, 

attractive and inviting neighborhood center to serve the needs of the surrounding residential 

neighborhoods and the Neptune Township community. Additionally, the Plan was put in place 

with the objective of improving business opportunities and expansion through promotion of new 

and diverse economic activities and a variety of businesses in the said area. To that end the land 

uses proposed within the area consist of senior residential, commercial, restaurant, office and 

mixed use option, residential and office use overlay and mixed uses consisting of commercial on 

the first floor and residential on the second and third floor, if applicable. The Plan is currently in 

the process of being implemented, with Phase I of the project being completed. 

 

Redevelopment Plan for the North Channel of the Shark River 

The North Channel of the Shark River is one of the numerous waterfront areas in Neptune. The 

Redevelopment Plan for the North Channel of the Shark River was revised on November 27, 

2006. In order to further enhance its role as a “Gateway” to the Jersey shore, Neptune Township 

jsteponanko
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has identified the North Channel of the Shark River as a critical community and regional 

resource and proposed its redevelopment as a new waterfront destination for Neptune and the 

surrounding region. To that end the Redevelopment Plan proposes the creation of a mixed-use 

waterfront center supporting the recreational, commercial and residential needs of the Township. 

To that end the area is slated to be developed to contain a variety of residential, commercial and 

office buildings. If planned and implemented appropriately, the redevelopment of the North 

Channel can help initiate and support further economic growth and redevelopment in Neptune 

and provide a wide variety of commercial, recreational and cultural activities that will benefit the 

residents of the Township. Additionally, it will also promote public access to the waterfront by 

providing improved circulation, a new public plaza and pedestrian mall and a waterfront 

walkway and promenade. It is the intent of the Plan to avail of the scenic vistas and waterways in 

order to attract residents and visitors into the area to shop, dine and recreate in an attractive 

setting, consequently support economic activity and job creation in the Township as well as an 

appreciation of the natural resources of the Township. 

 

Route 35 and West Bangs Avenue Redevelopment Plan 

The Route 35 and West Bangs Avenue Redevelopment Plan was adopted in 2008. This area, 

identified as Block 249, Lots 1,4,5,6 and 10.1 and Block 250, Lots 1.01 and 3 and containing an 

area of approximately 1.34 acres, has frontage along State Highway 35, Monroe Avenue and 

Bangs Avenue. The area contains a mix of vacant commercial and residential buildings. The 

overall goal of the Redevelopment Plan is the commercial redevelopment of the 1.34 acre tract in 

a manner that will enhance the Township’s overall economic base.  

 

Ocean Grove North End Redevelopment Plan 

The Ocean Grove North End Redevelopment Plan, adopted in 2008, provides a planning 

framework for the redevelopment and revitalization of the former North End Hotel site situated 

at the north end of the Ocean Grove oceanfront and boardwalk. The subject area containing 

approximately 5.60 acres is identified as Block 1, Lots 1 and 2, Block 1.01, Lots 3 and part of 

Lot 1, Block 146.03 and Portions of Lots 1 and 2. The Plan proposes to redevelop the site into a 

new mixed-use community with a hotel and combination of single-family residential and 
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commercial uses including public spaces and amenities. The purpose of the Plan is to reclaim the 

North End site as the northern anchor to Ocean Grove, while providing for new opportunities for 

employment and housing within the Township, as well as enhanced public access to the Wesley 

Lake waterfront and the oceanfront and beach areas of the Township. 
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f. Establish Conditional Use Standards for Specific Commercial Uses. 

It is recommended that the Township establish Conditional Use Criteria for some commercial 

and/or industrial uses within the Township, to provide a uniform development pattern in within 

the commercial and industrial areas of the Township.  Said criteria would establish specific 

criteria as well as appropriate zones and/or areas for the following uses:  Assisted living 

facilities, New and Use Car Dealerships, Check Cashing Establishments Tow Service 

Establishments as well as any other uses that the Township feels would be appropriate.    

 

g. Convenience Store With Fueling Station 

The traditional gas station-repair facility has been transitioning away the combination of those 

uses and has trended toward a convenience store that provides gas filling capabilities.  The repair 

and service component of these types of facilities are becoming less and less prevalent.  Must 

zoning requirements, however still regulates gas stations as if the repair and maintenance 

activities are still taking place.  Currently the Township Zoning Ordinance does not have 

provisions for these types of uses as such Use Variance approval would be required.  It is 

recommended that the Township investigate existing commercially zoned areas of the Township, 

which are appropriate for such a use.  It is further recommended that the township adopt 

standards where appropriate to permit convenience stores with gasoline fueling stations as 

conditional uses within these identified areas. 

h. Evaluate parking and loading requirements for commercial uses 

It is recommended that the existing parking and loading requirements for commercial uses within 

the Township be evaluated.  Provisions that encourage shared parking should be investigated and 

where appropriate implemented. 

 

2. Industrial Areas 

There are three (3) industrially zoned areas in the Township that present opportunities for 

development/redevelopment and or zoning changes.  As identified within the Land Use Element 

it is recommended that the properties currently zoned for light industrial uses be evaluated and 

alternative zoning be proposed, where appropriate.   
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a. High Pointe – Route 18 Redevelopment Area 

The large tract of vacant property zoned LI in the northern portion of the Township is bisected 

by Route 18 is known locally as the High Pointe Redevelopment Area.  This is the single largest 

contiguous tract available for redevelopment within the Township.  The Township over the past 

several years has adopted several Redevelopment Plans for this area.  At this time it is 

recommended that the zoning designation as well as Redevelopment Plans be reevaluated and 

new zoning standards be established for this area.   

b. Memorial Drive 

It is recommended that the light industrially zoned properties located along Memorial Drive 

should be evaluated given the proximity to the Transit Village area and new zoning criteria 

including a provision for mixed-use development should be explored. 

c. Ridge and 5th Avenues 

As identified within the Land Use Element, the land use pattern within this light industrial zone 

has transitioned away from traditional industrial zoning.  It is recommended that alternative 

zoning criteria be established for this area. 

 

3. Redevelopment Areas 

The Township of Neptune maintains five (5) existing redevelopment zones throughout the 

Township.  As discussed above, these Redevelopment Areas are comprised of the following: the 

Hi Point Park Redevelopment Area, West Lake Avenue Redevelopment Area, North Channel of 

the Shark River Redevelopment Area, Route 35 and West Bangs Avenue Redevelopment Area, 

and the Ocean Grove North End Redevelopment Area.  The Township is also maintains a Transit 

Village Designation in the eastern portion of the Township.  It is recommended that the 

Township incorporate these Redevelopment Plan, Transit Village Criteria along with the 

associated requirements into the Township Land Development Ordinance, as well as include a 

depiction of these areas on the Township Zoning Map.   

jsteponanko
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vi.  RECOMMENDATIONS  OF  THE  PLANNING  BOARD  CONCERNING  THE 

  INCORPORATION OF REDEVELOPMENT PLANS  INTO  THE  LAND USE  ELEMENT 

  AND LOCAL DEVELOPMENT REGULATIONS 

Currently,  there  are  no  Redevelopment  Areas  in  the  Borough,  but  it  should  be 

recognized  that  this  is still a viable  tool  to stimulate private  investment, economic 

development and  reconstitute otherwise  stagnant buildings,  structures, properties 

and or areas of the Borough.  As such, it is recommended that the Borough consider 

utilization of this tool in the future, in appropriate areas of the Borough. 
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6.0 RECOMMENDATIONS CONCERNING REDEVELOPMENT 
 
In 1992, the Local Redevelopment and Housing Law (LRHL) was enacted into law.  The LRHL 

replaced a number of former redevelopment statutes, including the Redevelopment Agencies 

Law, Local Housing and Redevelopment Corporation Law, Blighted Area Act, and Local 

Housing Authorities Law, with a single comprehensive statute. At the same time, the MLUL was 

also amended to require, as part of a master plan reexamination, that the issues raised in the 

LRHL be addressed. 

 
The LRHL provides the statutory authority for municipalities to designate areas in need of 

"redevelopment," prepare and adopt redevelopment plans, and implement redevelopment 

projects.  Specifically, the governing body has the power to initially cause a preliminary 

investigation to determine if an area is in need of redevelopment, determine that an area is in 

need of redevelopment, adopt a redevelopment plan, and/or, determine that an area is in need of 

rehabilitation. 

 
A planning board has the power to conduct, when authorized by the governing body,  a 

preliminary investigation and hearing and make a recommendation as to whether an area is in 

need of redevelopment. The planning board is also authorized to make recommendations 

concerning a redevelopment plan, and prepare a plan as determined to be appropriate.  The board 

may also make recommendations concerning a determination if an area is in need of 

rehabilitation. 

 
The statute provides that "a delineated area may be determined to be in need of redevelopment if 

"after investigation, notice and hearing...the governing body of the municipality by resolution 

concludes that within the delineated area "any of the following conditions are found: 

 
a. The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or 

obsolescent, or possess any of such characteristics, or are so lacking in light, air, or 
space, as to be conducive to unwholesome living or working conditions; 

 
b. The discontinuance of the use of buildings previously used for commercial, 

manufacturing, or industrial purposes; the abandonment of such buildings; or the same 
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being allowed to fall into so great a state of disrepair as to be untenantable; 
 
c. Land that is owned by the municipality, the county, a local housing authority, 

redevelopment agency or redevelopment entity, or unimproved vacant land that has 
remained so for a period of ten years prior to adoption of the resolution, and that by 
reason of its location, remoteness, lack of means of access to developed sections or 
portions of the municipality, or topography or nature of the soil, is not likely to be 
developed through the instrumentality of private capital; 

 
d. Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 

overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary 
facilities, excessive land coverage, deleterious land use or obsolete layout, or any 
combination of these or other factors, are detrimental to the safety, health, morals, or 
welfare of the community; 

 
e. A growing lack or total lack of proper utilization of areas caused by the condition of the 

title, diverse ownership of the real property therein or other conditions, resulting in a 
stagnant or not fully productive condition of land potentially useful and valuable for 
contributing to and serving the public health, safety and welfare; 

 
f. Areas in excess of five contiguous acres, whereon buildings or improvements have been 

have been destroyed, consumed by fire, demolished or altered by the action of storm, 
fire, cyclone, tornado, earthquake or other casualty in such a way that the aggregate 
assessed value of the area has been materially depreciated. 

 
g. In any municipality in which an enterprise zone has been designated pursuant to the 

"New Jersey Urban Enterprise Zones Act," P.L.1983, c.303 (C.52:27H-60 et seq.) the 
execution of the actions prescribed in that act for the adoption by the municipality and 
approval by the New Jersey Urban Enterprise Zone Authority of the zone development 
plan for the area of the enterprise zone shall be considered sufficient for the 
determination that the area is in need of redevelopment pursuant to sections 5 and 6 of 
P.L.1992, c.79 (C.40A:12A-5 and 40A:12A-6) for the purpose of granting tax 
exemptions within the enterprise zone district pursuant to the provisions of P.L.1991, 
c.431 (C.40A:20-1 et seq.) or the adoption of a tax abatement and exemption ordinance 
pursuant to the provisions of P.L.1991, c.441 (C.40A:21-1 et seq.). The municipality 
shall not utilize any other redevelopment powers within the urban enterprise zone unless 
the municipal governing body and planning board have also taken the actions and 
fulfilled the requirements prescribed in P.L.1992, c.79 (C.40A:12A-1 et al.) for 
determining that the area is in need of redevelopment or an area in need of rehabilitation 
and the municipal governing body has adopted a redevelopment plan ordinance including 
the area of the enterprise zone. 

 
h. The designation of the delineated area is consistent with smart growth planning 
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principles adopted pursuant to law and regulation. 
 
The statute defines redevelopment to include "clearance, replanning, development and 

redevelopment; the conservation and rehabilitation of any structure or improvement, the 

construction and provision for construction of residential, commercial, industrial, public or other 

structures and the grant or dedication of spaces as may be appropriate or necessary in the interest 

of the general welfare for streets, parks, playgrounds, or other public purposes, including 

recreational and other facilities incidental or appurtenant thereto, in accordance with a 

redevelopment plan".  It is noteworthy that the statute specifically states that a redevelopment 

area may include lands which of themselves are not detrimental to the public health, safety or 

welfare, but the inclusion of which is necessary for the effective redevelopment of an area. 

 
In August 2005, the Borough designated the largely industrial area generally located between 

Steiner Avenue and Memorial Drive as an area in need of redevelopment.  Most of the affected 

properties are privately-owned.  A plan has yet to be prepared for the redevelopment area.   

 
The Borough should investigate the possibility of delineating certain properties along Route 35 

and Third Avenue for the purpose of creating a mixed use central business district that would 

essentially function as the Borough’s “Main Street.” 

 
The former Shop ‘N Bag property is largely vacant, and represents a potentially blighting 

influence at a major gateway to the community.  The Borough should investigate designating 

this property as an “area in need of redevelopment” for the purpose of redevelopment and/or 

rehabilitation. 

 



 
 

 

 

Appendix K – Road Owner Response 
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